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Foreword  

The Douglas Land Use and Transport Strategy  (DLUTS)  is an integrated land use, urban design and 

transport strategy that aims to :  ñto secure a successful vibrant urban centre with a more efficient 

transport network for Douglas, that provides an improved public realm, reduces congestion, encourages 

greater levels of walking & cycling, and improves the quality of life for the community, thereby enabling 

sustainable future growth.ò The DLUTS  was first identified  in the Carrigaline Electoral Area Local Area 

Plan in 2011, where it was recognised that in order to ensure balanced land use growth in the future, it 

was necessary to retrofit a modern transportation network, in particular focusing on a major shift toward s 

other transport modes in line with the national priority of Smarter Travel.  

 

The DLUTS Strategy has been produced  through a collaborative effort between the different department s 

of Cork County Council (namely Planning Policy Unit, Traffic and Transport Division, Architectôs 

Department) and MVA Consultants, who were responsible for the traffic and transportation aspects of the 

strategy. It also engaged with existing landowners and key stakeholders in the area to build consensus 

on the type of future devel opment and transport options n eeded for the metropolitan town  on the 

southern edge of Cork City .  

The project was successful in achieving key  stakeholder and public consensus on the integrated strategy 

through a through process of consultation, both target ed (on key stakeholders) and through widespread 

public exhibitions. As a first project of this kind at the local level in Cork, the project  achieved remarkable 

integration between land use planning, urban design  and transportation disciplines. An integrate d 

strategy is no good unless accompanied by a robust set of recommendations that can be easily 

implemented through existing resources.  

 

The DLUTS achieved an early implementation programme through funding of projects by National 

Transport Authority (NTA),  commencing in 2013. This was achieved through involvement of the key 

stakeholders in the project preparation process at regular intervals (every month). Not only does the 

project provide a robust implementation schedule, it is successful in achieving chan ging the attitudes of 

local population towards the use of the motor car in travel options and promotes the desired goals of 

providing sustainable transport options such as walking, cycling and public transport.   

 

Through the introduction of a land use fra mework for future development decisions in the longer term, 

new development will be focussed on employment creation in town centre precincts with less emphasis 

on additional retail provision. This will have the effect of bringing more jobs to the area and reducing the 

need for people to travel long distances for work. This will, in turn, permit some work trips to be done by 

walking or cycling and reduce car trips and traffic congestion.  

The DLUTS strategy will, for a modest investment in infrastructure, facilitate the transformation of the 

Douglas into a more vibrant and economically sound business centre, providing jobs and improved public 

realm. Douglas will be a more pleasant place to visit and do business in and a healthier place to live in. 

Life in Douglas will be much more sustainable and much less influe nced by traffic concerns than it is 

today.
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1 Introduction  

1.1  Background to the Douglas Land Use Transport Strategy  

1.1.1  MVA Consultancy , in conjunction with Atkins Ireland and Nationwide Data Collection, was  

appointed by Cork County Council to prepare a Land Use and Transport Strategy for Douglas 

Village and  its hinterlands. This study is referred to as the Douglas Land Use Transportation 

Strategy (DLUTS) and  is a response to resolving the competing demands f or more housing 

and retail development and balancing this with the provision for better  transportation, 

environment and community facilities in the DLUTS Area . DLUTS is being prepared under the 

guidance of the Carrigaline  Electoral Area Local Area Plan (2011).  

1.1.2  The Carrigaline Electoral Area Local Area Plan (2011) identified an opportunity for the DLUTS 

Area  ñto fully evolve into a fully functioning mixed use higher order centre in terms of its 

development density and its r etail offer with an improved public transport, accessibility and 

parking demand management system .ʕ It is proposed in the Local Area Plan that a land use 

and transportation study should be prepared for the DLUTS Area  as a priority.  

1.1.3  DLUTS has also taken fu ll cognisance of recent local, regional and national policy. The 

National Transport Authorityôs National Cycle Manual, the Cork County Development Plan, 

Department of Environment, Community and Local Government ( DECLG) Guidelines relating 

to Spatial Planni ng and National Roads and the Governmentôs Smarter Travel Policy were 

particularly relevant to the development of DLUTS. Other policy documents which have been 

incorporated into the development of this strategy include:  

ü South West Regional Planning Guidel ines 2010 -2022;  

ü  National Spatial Strategy;  

ü National Development Plan (2007 ï 2013); and  

ü The Cork Area Strategic Plan (CASP).  

1.1.4  A common objective to nearly all the local and regional current policy is to promote 

increasing use of sustai nable modes such a s walking, cycling  and public transport . 

Sustainability is also common to the objectives of most policy documents, defined with 

relevance primarily to the economy and also the environment. An integrated approach to 

land use planning , urban design  and trans port provision is therefore essential, an d this 

theme has been central  in  these  plans and  studies.  

1.1.5  The DLUTS Strategy is not a zoning plan but the recommendations may be incorporated into 

an amendment to the Carrigaline Electoral Area Local Area Plan.  

1.1.6  The overall aim of D LUTS is to ensure that there is an integrated approach to land use 

planning , u rban design and transport  planning to enable for th e future sustainable 

development of the DLUTS Area .  
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1.2  DLUTS Strategy Area  

1.2.1  The DLUTS  Strategy  area consists of D ouglas village in the centre and spreads as far as Cork 

International Airport and the N27 to the west and Maryborough Clarkes Hill to the east. 

Figure 1.1  below shows  the extent of the area under consideration as part of DLUTS.  

Figure 1 - 1  DLUTS Strategy Area  

 

 

 

 

 

 

 

 

 

 

 

1.3  History Evolution  

1.3.1  The name Douglas is an anglicisation of the Irish name given to the river that runs through 

the village: ñDubhghlasò meaning ñdark streamò. It is a combination of two words ñdubhò 

and ñglaiseò. ñDubhò means ñblackò and ñglaiseò, ñglaisò or ñglasò means ña little riverò, and 

is often used to give names to rivers and subsequently to townlands. The usual anglicised 

forms are glasha, glash or glush, which often appear in compound Irish place  names. 

Douglas has been described (1845) as ña chapelry and village in the parish of Carrigaline, 

barony of Cork, 2 1/2 miles south -east of the City of Cork. It presents that singularly 

beautiful contour and richly embellished dress for which t he whole tract along the lower River 

Lee and especially between Cork and Passage is celebrated, and it possesses a profuse 

powdering of villas and gemming and embroidery of gardens, shrubberies and villa 

demesnesò. Douglas was first mentioned in the year 1251. In the mid -seventeenth century 

the area consisted of a small number of large farms or estates. It had a total population of 

308 people of which 33 were English.  
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Figure 1 - 2  Early maps of Douglas  

   

 

 

 

 

 

 

 

 

1.3.2  With the advent of the sail -cloth industry in 1726, flax being the raw material, Douglas 

began to take shape as a settled village community. The Donnybrook Mills (1726), Laneôs 

Corn and Hemp Mills (1845), OôBrienôs Brothers (St Patrickôs Woollen Mills, 1882), Conroyôs 

Rope and Twine Mills (1892) provided much needed employment for the people of Douglas 

and areas beyond. They attracted, in the early days, Huguenots such as the Bernard and 

Pollock brothers from Belfast, as well as skilled workers fro m Northern Ireland and Scotland. 

Douglas ropes and sails were used by the British Navy in the war against Napoleon.  

1.3.3  With the passage of time some of the mills ceased production but the two ñgiantsò, 

Donnybrook and St Patrickôs, carried on through good times and bad. In the world -wide 

recession of the nineteen -seventies these two mills were forced to shut down, bringing an 

end to a tradition that lasted for two hundred and fifty years.  

Figure 1 - 3  Photos of Dou glas Village  

 

 

 

 

 

 

 

Douglas between 1880 and 1900    Douglas 2012  
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1.3.4  A few big houses existed in the greater DLUTS Area  ï most were owned by wealthy farmers 

and landlords. Sir Hugh Lane, famous art collector and connoisseur was born in Ballybrack  

House (still lived in today). He was killed in the torpedoing of the liner the Lusitania off the 

Old Head of Kinsale on May 7th, 1915.  Many other big houses have given their names to the 

surrounding areas, the best examples being Donnybrook (House), Cast letreasure (House) 

and Grange (House). Although these houses have disappeared today to be replaced by 

modern dwellings, the folklore connected with them still lives on in the lives of some Douglas 

people. Many smaller houses, most of them related to the ol d textile industry, still exist, the 

most well -known  being ñScotchies Terraceò in Donnybrook, built to house the Scottish 

workers in the mills.  

1.3.5  From these humble beginnings Douglas has now become a vibrant village and comes very 

close to Bishopstown as Cor k Cityôs most thriving suburb. Housing estates now spread out 

from the village centre like strands in a spiderôs web. The population of Douglas has been 

estimated at over 20,000 inhabitants. The ñvillageò now possesses two large shopping malls 

and a five -screen cinema. The Donnybrook and St Patrickôs Mills buildings have been 

renovated and reopened to house a number of different, small business and retail units.  The 

parish of Douglas has grown to the extent that a second Roman Catholic Church was built. St  

Patrickôs Church (1991) on Rochestown Road joins the ñold churchò of St Columbaôs (1814). 

St Lukeôs Church of Ireland church was finished in 1889. In 1898, the Cork Electric 

Tramways and Lighting Company  built a route from Cork City to Douglas. This service 

operated until 1932 when it was replaced by a bus service.  

1.3.6  In the second half of the twentieth century, Douglas under went major changes as it became 

a suburb  of Cork. A large amount of new housing was built and the area between Douglas 

and Cork City became entirely built -up.  Schools, shopping centres, cinemas  and other 

amenities developed to serve this new population.  Douglas Community School was built in 

1968 and the original Douglas Shopping Centre was completed in 1972. This shopping centre 

recently received a facelift, which transformed the centre of the village. A second shopping 

centre, Douglas Court Shopping Centre, was built in the late 1980s and a 5 -screen multiplex  

cinema was also built. Several hotels , including the Rochestown Park Hotel and Maryborough 

House Hotel were also developed. Douglas has two golf courses, the Douglas Golf Club at 

Maryborough Hill and the Frankfield Golf Club in Frankfield. The Frankfield course also 

contains a driving range.  

1.3.7  The expansion of suburban residential development continued throughout the later part of 

the twentieth century and continues to the present day. Housing developments (mostly 

private, although there are some areas of social housing ) have been built in Grange, 

Donnybrook, Frankfield, Maryborough, Rochestown, Mount Oval and along the two main 

roads connecting Douglas to Cork city, the Douglas Road and the South Douglas Road.  

1.4  Douglas Today  

1.4.1  In the Carrigaline Local Area Plan Douglas is part of the Cork City South Environs and forms 

part of the County Metropolitan Strategic Planning Area. The Cork City South Environs refer 

to the southern suburbs of Cork City, which lie outside the Cork  City Council area. These 

include areas such as Doughcloyne, Togher Frankfield Grange Donnybrook Douglas 

Maryborough and Rochestown.  

http://en.wikipedia.org/wiki/Cork_Electric_Tramways_and_Lighting_Company
http://en.wikipedia.org/wiki/Cork_Electric_Tramways_and_Lighting_Company
http://en.wikipedia.org/wiki/Suburb
http://en.wikipedia.org/wiki/Multiplex_(movie_theater)
http://en.wikipedia.org/wiki/Social_housing
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1.4.2  The southern periphery of the city is located on the southern edge of the River Lee valley 

partly on low lying gently undul ating land and partly on the more steeply rising slopes of the 

valley side. In the past, it has tended to be a more popular location for development than 

the more hilly land on which the northern suburbs of the city are largely built.  

1.4.3  Housing in recent yea rs has been provided in the form of large housing estate developments 

which often suburban in character, have introduced diversity to the housing mix in the town, 

catering for all age groups and stages in the lifecycle. In the Local Area Plan it is envisag ed 

that Douglas will evolve into a fully functional mixed use higher order urban centre in terms 

of both its development density and its retail offer with generally enhanced public transport, 

accessibility and parking demand management. In order to achieve  this, a holistic view of 

Douglas will be required. It is proposed that during the lifetime of the Local Area Plan that 

priority will be  given to the completion of  DLUTS.  

1.4.4  Douglas is an important urban centre located within Cork City ï South Environs, 

appro ximately 3.5kms southeast of Cork City Centre. Douglas is identified as a District 

Centre in the 2008 Retail Strategy and functions as the main services, employment, retail, 

education and recreational centre for the South Environs. It is proposed that Doug las should 

develop into ña fully functional mixed use higher order urban centre in terms of both its 

development density and its retail offer with generally enhanced public transport, 

accessibility and parking demand managementò (Source: Carrigaline Electoral Area Local 

Area Plan Review Outline Strategy 2010 ï 2020). Douglas has seen major investment in 

recent years in residential and commercial development and in roads infrastructure. The 

availability of good infrastructure, services and facilities and its  proximity to the city means it 

continues to be an attractive location for development.  

1.4.5  Traffic levels in Douglas and its environs have grown steadily over time, which coupled 

together with increases in population and employment, has resulted in increased  levels of 

traffic congestion particularly during peak periods. The main traffic movements in and 

around Douglas are generally associated with retail, commercial, health and leisure facilities 

within Douglas; school runs in the morning and afternoon peaks;  and trips to surrounding 

areas for work, leisure and retail purposes.  There are also a large number of trips with 

origins and destinations outside of the DLUTS Area  which pass through Douglas. All of these 

contribute to traffic congestion levels on the n etwork in and around the DLUTS Area .  

Population  

1.4.6  Table 1.1 below shows the population of DLUTS Area , Cork City and Cork County. The two 

electoral districts which are contained within the DLUTS Area  of Douglas (18086 Douglas & 

18096 Lehenagh ) had a populati on of 30,295 in 2011. This represents a population increase 

of 9% (2,579) since 2006 when the population of Douglas was 27,716. The population of 

Cork City, which borders the DLUTS Area , remained largely constant over the five years from 

2006 to 2011. The largest demographic in Douglas is the 20 -44 year old age group which 

accounts for 45% of the population. Those aged 0 -19 years account for 29%. 45 to 64 year 

olds account for 20% and over 65 year olds account for 6% of the total population.  
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Table 1 .1  DLUTS Area  Population   

Table 1 : Population Growth 2006 - 2011 in Douglas  

 2006  2011  Growth  %Difference  

Douglas ED  18,182  20,397  2,215  12.2  

Lehenagh ED  9,534  9,898  364  3.8  

Cork County  361,877  399,802  37,925  10.5  

Cork City  119, 418  119,230  -188  -0.1 

 

1.4.7  Figure 1. 4 below shows the Douglas  and Lehenagh Electoral District Boundaries  

Figure 1 - 4  DLUTS Area ED Boundaries  

 

 

 

 

 

 

 

 

 

Land Use  

1.4.8  The DLUTS area contains a wide variety of different land uses including, residential, 

educational, health, industry/employment and retail. The land uses within the DLUTS area 

which are  key destinations for trips  include :  

Â The seven schools located within the DLUTS Area ;  

Â Douglas Court Shopping Centre;  

Â Douglas Village Shopping  Centre;  

Â St Patrickôs Mills; 

Â East Douglas Village retail  units;  

Â Grange Road commercial units;  
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Â Cork Airport;  

Â South Link Business Park;  

Â Ballycurreen Industrial Estate;  

Â Forge Hill Industrial Estate; and  

Â Togher Industrial Estate.  

1.4.9  Figure 1.5  below shows  the different land uses within the DLUTS area.  

Figure 1 - 5   DLUTS Area Land Uses  

 

 

 

 

 

 

 

 

 

 

 

 

 

1.4.10  The majority of residential developments in the DLUTS area are l ocated outside of Douglas  

Village  centre and are largely comprised of medium density developments connected with a 

cul -de-sac type road network. Some local amenities such as churches, schools, sport 

grounds and local retail are located within the residenti al areas, shortening travelling 

distances and providing the potential for walking and cycling.  
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1.5  National and Regional Policies that inform DLUTS  

Five Year Investment Frameworks (2013 - 2017) for the Metropolitan Area  

1.5.1  The National Transport Authority opera tes, on behalf of the Department of Transport, 

Tourism and Sport (DTTAS), a programme of grant assistance to local authorities in regional 

cities for the development of sustainable transport provision in their administration areas. 

The grant programme is k nown as the ñRegional Cities Programmeò. Concurrent with the 

Douglas LUTS, Cork County and City Councils are finalising their respective Five Year 

Investment Frameworks (2013 -2017) with the National Transport Authority.  These 

investment frameworks will be  complementary and focus on limited but targeted transport 

interventions which aim to achieve the following:  

Â An increased mode share for walking and cycling:  This increase will be mainly related 

to local trips to work, schools, retail and leisure within the larger urban areas;  

Â An increased mode share for public transport for work trips to the city centre and other 

urban centres within the City and its environs. There may be scope to improve public 

transport mode shares to these centres along the main bus and rail corridors, 

particularly where this improves access and interchange between bicycle and rail; and  

Â Enhanced safety for all modes within urban areas, especially for vulnerable road users.  

1.5.2  To achieve the objectives, it is intended that there will be a  particular focus on delivering the 

following types of measures:  

Â Improved walking networks within Cork City and its environs, linking the main 

residential areas with employment, schools and public transport services. The focus 

will be on uncluttered footpa ths of sufficient width, better crossings and new shortcut 

links between estates (especially to schools, rail stations, key destinations);  

Â Provision of priority elements of an agreed cycle network within the City and its 

environs;  

Â Improved public transport  journey times and reliability ï including bus priority 

measures and traffic signalling; and  

Â Improved access to and interchange with public transport, with improved bus 

interchange facilities.  

County Development Plan  

1.5.3  Cork County Development Plan i s a six y ear plan for the County that attempts to set out 

Cork County Council's strategy for the proper planning and sustainable development of the 

County. The plan looks forward to the horizon year of 2020 so that it is aligned with National 

and Regional planning policies and also so that it can provide an adequate framework for the 

Countyôs Electoral Area Local Area Plans. 

1.5.4  The key aims that underpin the strategy were first developed in the County Development 

Plan 2003 and this plan seeks to maintain and enhance their implementation into the future 

in order to achieve:  

Â Enhanced quality of life for all, based on high quality residential, working and 

recreational environments and sustainable transportation patterns;  
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Â Sustainable patterns of growth in urban and rural areas, reflecting the need to reduce 

energy consumption and emissions and taking account of the need to plan for the 

effects of climate change, that are well balanced throughout the County, together with 

efficient provision of social and physical infrastru cture;  

Â Sustainable and balanced economic investment, in jobs and services, to sustain the 

future population of the County together with wise management of the County's 

environmental, heritage and cultural assets;  

Â Responsible guardianship of the County so t hat it can be handed on to future 

generations in a healthy state.  

DECLG Spatial Planning and National Roads  

1.5.5  These guidelines have been prepared in the context of the delivery of the National Spatial 

Strategy and actions identified in Smarter Travel, A Sust ainable Transport Future, A New 

Transport Policy for Ireland 2009 -2020.  

1.5.6  The guidelines set out planning policy considerations relating to development affecting 

national primary and secondary roads, including motorways and associated junctions, 

outside the  50 -60 km / h speed limit zones for cities, towns and villages. They have been 

developed by following a number of key principles and aim to facilitate a well - informed, 

integrated and consistent approach that affords maximum support for the goal of achieving 

and maintaining a safe and efficient network of national roads in the broader context of 

sustainable development strategies, thereby facilitating continued economic growth and 

development throughout the country . Also contained within these guidelines are k ey steps in 

undertaking an evidence -based approach for development  frameworks  and a land use and 

transport planning checklist.  

South West R egional Planning Guidelines  

1.5.7  The Planning and Development Act 2000 requires each regional authority to prepare region al 

planning guidelines. To this end, the South West Regional Authority prepared Regional 

Planning Guidelines for the South West Region in 2004 to act as a regional tier in the 

hierarchy of plans and policies that influence local plans such as the developme nt plan.  

1.5.8  The task of the Guidelines is to provide a broad canvas to steer the sustainable growth and 

prosperity of the Region and its people, over the next sixteen years. The Plan contains 

statements and analysis of key economic objectives, together with a set of planning 

guidelines to be incorporated within the development plans of the local authorities in the 

Region.  

1.5.9  The strategy covers the South West Region, which incorporates County Cork  together with 

County Kerry . The specific areas that have been id entified are divided into four functional 

areas, namely:  

Â Greater Cork Area (including Cork Gateway and Mallow Hub) ;  

Â Tralee/Killarney Linked Hub ;  

Â Northern Area ; and  

Â Western Area . 
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1.5.10  Development priorities that have been identified for the Greater Cork Area (including 

Douglas) i n these guidelines were:  

Â Realignment and reinforcement of spatial planning  and land use policies;  

Â Plan for an increase in the population and  employment of the Cork Gateway;  

Â Refocusing of economic and investment strategy;  

Â Front - loading of infrastructure and implementation  of integrated transport strategy;  

and  

Â Priority infrastructure investments for the Cork  Docklands.  

1.5.11  The Guidelines also prioritise a number of infrastructural provisions and up -grades for the 

Greater Cork Area and these i nclude:  

Â Cork Docklands Road and Bridge infrastructure;  

Â The remaining stages of the Cork Suburban Rail Network;  

Â Upgrading of N25 Cork -Waterford;  

Â The N28 servicing the major industrial developments at Ringaskiddy; and  

Â The N25 flyovers within Cork City.  

 

Nati onal Spatial Strategy  

1.5.12  The National Spatial Strategy (NSS), 2002 -2020 is a twenty year strategic planning 

framework designed to counterbalance disparities in regional development. Cork  is classed 

as a ñGateway ò under the NSS. As a Gateway, Cork has a strategic location, nationally and 

relative to their surrounding areas, and provides national scale social, economic 

infrastructure and support services.   

1.5.13  According to the NSS, of the regional cities, Cork has the most immediate potent ial to be 

developed to the national level scale required to complement Dublin. The Cork Area Strategic 

Plan (CASP) sets a positive agenda for proceeding in this direction, given the emphasis in it 

on enhancing Corkôs capabilities as a metropolitan, business friendly, public transport based 

and physically attractive city.  

National Development Plan  

1.5.14  This Plan sets out the development strategy for the Country over a seven -year period, which 

is supported by quantified, multi -annual investment proposals in all se ctors of the economy. 

It also seeks to promote social inclusion, gender equality and more balanced regional 

development.  Economic infrastructure has been identified as a top priority within the National 

Development Plan (NDP), 2007 -2013, which includes tra nsport infrastructure. Three broad 

transport investment priorities have been identified:  

Â Rail / Public Transport;  

Â Airports; and  

Â Ports.  
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1.5.15  The plan states that Atlantic Gateways  such as Cork  have the potential through strengthened 

individual cities, enhanced c onnectivity and a collaborative approach to planning and 

promotion, to develop the second major metropolitan corridor on the island of Ireland to 

complement and counterbalance the strengthening Dublin -Belfast corridor.  Investment in 

key projects such as t he Atlantic Corridor, embracing road and rail links under Transport 21, 

will help unlock the potential of the Atlantic Gateways concept. Further collaboration between 

the Atlantic Gateways in preparing and implementing joint development strategies will als o 

be supported by this Plan.  

1.5.16  The NDP also has a specific transport programme, with a total investment target of ú32.9 

billion. ú17.6 billion of this being allocated to the provision and upgrade of roads and ú13.0 

billion being provided for the Public trans port sub programme. Under the roads sub -

programme , of key importance are improvements of road links between the main NSS 

Gateways,  targeted improvements of national secondary routes and the improvement and 

maintenance of the non -national roads network.  

Na tional Transport Authority -  National Cycle Strategy  

1.5.17  This National Cycle Manual embraces the principles of Sustainable Safety to offer a safe 

traffic environment for all road users including cyclists. It offers guidance on how to integrate 

cycling into urban area design and transport networks. It aims to challenge planners and 

engineers to be more proactive in integrating bicycles  into transport networks than before. 

The overall objective is to plan for and encourage many more people to choose and use the 

bicycle in Irish towns and cities.  

Smarter Travel  

1.5.18  Under the Government Smarter Travel  policies it would be desirable to promote Douglas as 

a model town with regards to sustainable travel.  This study can give Douglas a substantial 

head start in making progress towards the government targets.  This Transport Strategy can 

act as a clear framework for ensuring th is long term objective is realised . 

1.5.19  To ensure these long term sustainable travel objectives are met in the long term, it is 

essential that a town centre environment is created where pedestrian and cyclist activities 

are accommodated and encourag ed.   

1.5.20  There are  five key goals which form the basis of the policy :  

Â Improve quality of life and accessibility to Transport for all and, in particular, for 

people with reduced mobility and those who may experience isolation due to lack of 

transport;  

Â Improve economic competitiveness through maximising the efficiency of the transport 

system and alleviating congestion and infrastructural bottlenecks;  

Â Minimise the negative impacts of transport on the local and global environment 

through reducing localised air pol lutants and greenhouse gas emissions;  

Â Reduce overall travel demand and commuting distances travelled by the private car; 

and  

Â Improve security of energy supply by reducing dependency on imported fossil fuels.   
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Carrigaline Electoral Area Local Area Plan 201 1  

1.5.21  The Carrigaline Electoral Area Local Area Plan (2011) identified an opportunity for the 

Douglas area ñto evolve into a fully functional mixed use higher order centre in terms of its 

development density and its retail offer with an improved public transpo rt, accessibility and 

parking demand management systemò. It proposed in the Local Area Plan that a Land Use 

and Transportation Study (LUTS) should be prepared for the Douglas area as a priority. The 

proposed Douglas Land Use and Transport Study (DLUTS) is a response to resolving the 

competing demands for more housing and retail development and balancing this with the 

provision for better transportation, environment and community facilities. This LUTS Study 

will be prepared for Douglas and the Local Area Pla n has zoned two Special Policy Areas 

around the Douglas Town Centre (X -03a) and around the land described as the Douglas Golf 

Course (X -03b).  

1.6  DLUTS  Requirements  

1.6.1  The DLUTS requirements incorporate Land Use, Urban Design and Transport objectives and 

can be summarised as follows:  

Â to provide a framework for future planning decisions;  

Â to encourage sustainable travel by walking, cycling and public transport;  

Â the need to reduce the number of short distance car -based trips within the DLUTS 

Area, particularly those  relating to Douglas Village as a destination ;  

Â the need to provide for improved service reliability for bus services operating through 

Douglas Village ;  

Â to make more efficient use of the transport network;  

Â to provide a guide to the investment in transport i nfrastructure;  

Â to identify the capacity of the town centre for additional r etail and other development;  

Â Public realm improvements and the creation of a stronger commercial focus within 

Douglas Village ;  

Â to inform the future of two areas zoned óSpecial Policy Areasô (Douglas Town Centre X-

03a and the lands described as Douglas Golf Course X -03b) in the Carrigaline Electoral 

Area Local Area Plan (2011), shown in Figure 1. 6 below; and  

Â to make Douglas a more competitive and vibrant urban  centre in the metropoli tan area 

of Cork . 
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Figure 1 - 6  Douglas Special Policy Areas  

 

 

 

 

 

 

 

 

 

1.6.2  DLUTS makes recommendations on the feasibility of augmenting and developing the 

transport system serving the DLUTS Area  in tandem with anticipated growth in land use and 

changes to the public realm, so it will be capable of catering for the medium (2022) and long 

term (2032) demands of the area.   

1.7  Approach to developing DLUTS  

1.7.1  The key elements of the DLUTS methodology make up seven  detailed  project stages a s 

follows:   

Â Stage 1: Project Inception;  

Â Stage 2: Evaluation of Existing Situation;  

Â Stage 3: Option Development;  

Â Stage 4: Option Assessment;  

Â Stage 5: Develop Future Plans;  

Â Stage 6: Consultative Phase; and  

Â Stage 7: Final Reporting.  

1.7.2  The DLUTS methodology is detailed in Chapter 2 of this report.  
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1.8  Structure of Report  

1.8.1  The remainder of this report is structured as follows:  

ü Chapter 2 Methodology for developing DLUTS: -  This chapter p rovides an outline of 

the methodology used and s teps taken in devising the Douglas Land Use and 

Transportation Strategy.  

ü Chapter 3 Existin g Land Use Conditions : -  This chapter provides  a summary of the 

Baseline Land Use Evaluation Report .  

ü Chapter 4 Existing Urban Design C onditions : -  This chapter provid es a summary of 

the Baseline Urban Design Report . 

ü Chapter 5  Existing  Transport Conditions : -  This chapter provides  a summary of the 

Baseline Traffic Evaluation Report and provides an overview of the surveying process 

undertaken for the DLUTS as well as outl ining local issues and a baseline junction 

evaluation.  

ü Chapter 6  Guiding Principles: -  This Chapter outlines the land use, urban design and 

transport principles which guide the study.  

ü Chapter 7  Developing and Evaluating DLUTS: -   This chapter o utlines the 

development and evaluation of the proposed strategy regarding land use, urban design 

and transport.  

ü Chapter 8  DLUTS Land Use Strategy: -  This chapter presents the proposed Land Use 

Strategy that has been developed to support the Vision and Objectives for Do uglas.  

ü Chapter 9  DLUTS Urban Design Strategy: -  This chapter presents the proposed 

Urban Design Strategy that has been developed to support the Vision and Objectives for 

Douglas.   

ü Chapte r 10 DLUTS Transport Strategy: -  This chapter presents the proposed 

stra tegic and local traffic management recommendations that have been developed to 

support the Transport Strategy Vision and Objectives. Chapter Eight also presents the 

Pedestrian and Cycle, Public Transport and Schools Plans.  

ü Chapter 11 Implementation of DLU TS: -  This chapter outlines the implementation 

plan for each proposed measure to ensure the strategy can be fully implemented in the 

short, medium and long term.  

ü Chapter 12 Conclusions  and Recommendations : -  Finally, this chapter provides a 

summary of the k ey recommendations.  

ü Appendices : (these are separate from the Final Report)  

ü Appendix 1  Consultation Reports 1 & 2  

ü Appendix 2  Douglas Traffic Model Validation Report  

ü Appendix 3  Baseline Traffic Report  

ü Appendix 4  Junction Recommendations Details  

ü Appendix 5  Photomontages  

ü Appendix 6  3rd Consultation Report  

ü  
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2  DLUTS Methodology  

2.1  Introduction  

2.1.1  The DLUTS methodology is underpinned by best practice approaches to land use, urban 

design and transport assessment, modelling and evaluation techniques.   

2.1.2  The DLUTS methodology also follows the recommended approach outlined in the 

Department of Environment, Community and Local Government ( DECLG) Guidelines relating 

to Spatial Planning and National Roads. These guidelines set out planning policy 

considerations relating  to development affecting national primary and secondary roads, 

including motorways and associated junctions, outside the 50 -60 kmh speed limit zones for 

cities, towns and villages. Also contained within these guidelines are k ey steps in 

undertaking an evi dence -based approach for development  frameworks  and a land use and 

transport planning checklist which have greatly informed the development of DLUTS.  

2.1.3  The key steps recommended by these guidelines for building an Evidence -Based Approach to 

plan development  are as follows:  

ü Step1:  Identifying and consulting with the key stakeholders in developing an 

integrated approach;  

ü Step 2:  Confirmation of the national and/or higher level policy context for the 

development plan proposals;  

ü Step 3:  Developing evidence based  tools such as traffic models, including agreement 

between stakeholders in relation to acceptable data and assumptions;  

ü Step 4:  Identification of demand management and mitigation measures to minimise 

the transport impact of the plan;  

ü Step 5:  Identification  of any infrastructural enhancements required and phasing; and  

ü Step 6 : Agreement between stakeholders on a delivery strategy including funding 

arrangements.  

2.1.4  The DLUTS methodology  follows a similar  evidence based approach outlined by the DECLG 

guidelines and has two key phases :  

Â Project management & stakeholder engagement; and  

Â Technical methodology for delivering DLUTS.  

2.1.5  These phases are discussed below for the remain der  of this chapter.  

2.2  Project Management & Stakeholder Engagement  

    Project Management  

2.2.1  Projec t Management has been a key component of DLUTS strategy development.  Figure 2.1 

below  describes  the project organisational structure. The overall project management for  the 

delivery of DLUTS study  is the responsibility of the Project Management Group (PMG ) who 
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approve work undertaken by the Technical Group before it is submitted to the Policy Group 

(PG) and the Public Agencies Consultative Group for sign -off.   

2.2.2  All approaches, methodologies, outputs, deliverables (e.g. Baseline, Interim and Final 

reports)  and decisions  are, firstly , signed off by the P roject  Management Group  and then, 

secondly,  presented in draft form to the Policy Group (PG) and Public Agencies Consultative 

Group (PACG)  for further feedback . A ll  feedback and comments received from the PG and 

PACG are  incorpo rated into final versions of all  methodologies, outputs and deliverables.  

Figure 2 - 1  DLUTS Project Organisational Structure  

 

 

 

 

 

 

 

 

 

 

    Stakeholder Engagement  

2.2.3  Stakeholder engagement is a vital component for the development of DLUTS. From the 

outset, key stakeholders were contacted in writing and encouraged to give written 

submissions of their views on any land use, urban design and transpo rt issues in the DLUTS 

Area. A total of 4 4 stakeholders and local representatives were initially contacted for their 

views and invited to make submissions. Thirty four submissions were received. Table 2.1 

below presents the number and names of the local st akeholders which were contacted, and 

the number of written submissions received.  
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Table 2 .1   Stakeholders Contacted  

Group, organisation or 

individual consulted  

Method of consultation  Number 

contacted  

Response  

Local Sport groups  Contacted by letter and invited 

to respond by letter or email.  

6 2 submission 

received  

Local community groups  Contacted by letter and invited 

to respond by letter or email.  

4 2 submission  

received  

Religious stakeholder 

organisations  

Contacted by letter and invited 

to respond by letter or email.  

3 0 submissions 

received  

Local Schools (including 

primary and secondary  and 

Department of Education )  

Contacted by letter and in 

person and invited to respond 

by letter or email.  

            23 16 submissions 

received  

Health Organisations  Contacted by letter and phone 

call and invited to respond by 

letter or email.  

2 0 submission 

received  

Business representatives 

(Douglas Chamber of 

Commerce)  

Contacted by letter and phone 

call and invited to respond by 

letter or email.  

1 1 submission 

received  

Transport stakeholders  Contacted by letter and phone 

call and invited to respond by 

letter or email.  

5  4 Submissions  

received  

Local Land owners and 

private individuals  

Invited to make submissions 

at public consultation meeting 

and in adverts in local media  

Open 

invitation  

9 Submissions 

received  

Total   4 4  3 4  

 

2.2.4  Written submissions  were received from the following public stakeholders:  

Â Bus Éireann;  

Â Cork Taxi Drivers Association;  

Â Department  of Education;  

Â Douglas Business Association;  

Â Douglas Community Association;  

Â Douglas Golf Club;  

Â Douglas Gymnastics Club;  

Â Dublin Airport Authority;  

Â Grange Frankfield Partnership; and  

Â National Roads Authority.  
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2.2.5  These responses were collated and anal ysed and contributed towards  developing a full er  

understanding of current land use, urban design  and transport issues in the D LUTS Area.  

The consultation process continued throughout the development of DLUTS including the 

running of three separate public exhibitio ns (described below in the Technical Methodology 

Section) at various stages of DLUTS development. This process ensured that the general 

public and stakeholders were always kept up to date on the progress of DLUTS and of key 

decisions and recommendations th at were made.   

2.3  Technical Methodology for Delivering DLUTS  

2.3.1  Figure 2.2 below  illustrates the seven stages involved in the technical methodology for 

delivering DLUTS.  These stages are as follows:  

Â Stage 1: Project Inception;  

Â Stage 2: Evaluation of Existing Sit uation;  

Â Stage 3: Option Development;  

Â Stage 4: Option Assessment;  

Â Stage 5: Develop Future Plans;  

Â Stage 6: Consultative Phase; and  

Â Stage 7: Final Reporting.  

 

    Stage 1 -  Project Inception  

2.3.2  The purpose of the Project Inception stage ensured that a full  under standing of the 

requirements of the b rief  and study objectives was established.  A DLUTS vision statement, 

specific DLUTS objectives and Key Performance Indicators (KPIôs) were also developed for 

DLUTS at this stage. An  Inception m eeting was held at the be ginning of the project in March 

2012 to  establish lines of communication  and to identify the key stakeholders and the extent 

of information and data availability.   

2.3.3  Stage 1 contains the following key processes:  

Â Develop Vision, Objectives & Key Performance Indicators for DLUTS; and  

Â 1st  Public Consultation.  

Develop Vision, Objectives & Key Performance Indicators for DLUTS:  

2.3.4  A strategic vision for DLUTS was developed along with a set of specific DLUTS objectives and 

Key Performance Indicators (KPIôs). These represented the foundation for which land use, 

urban design and transport options were measured against and how strategy goals would be 

quantified and measured through the land use and transport modelling process. Please refer 

to Chapter Five  of this report f or a full explanation of the objectives and key performance 

indicators used . 
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1 st  Public Consultation:  

2.3.5  Also part of the Inception Stage involved the running of a public exhibition to make people 

aware of DLUTS and to invite them to make submissions to info rm the DLUTS team of any 

issues or concerns they may have relating to land use and transport.  

2.3.6  On the 17 th  of April the 1st Public Exhibition was held in the Rochestown Park Hotel between 

the hours of 15:00 and 21:00. Members of the public were invited to a ttend and the event 

was advertised in local newspapers and on local radio. The event was hosted by eight  

members  of the DLUTS team from both MVA consultancy and Cork County Council. Visitors 

who attended were invited to view a number of presentation boards which outlined the 

vision, aims, objectives, methodology and timeframe for the development of the DLUTS. 

Some e xamples of the presentation boards used are shown in Figure 2. 3 below. Visitors 

were encouraged to talk to members of the DLUTS team and discuss any issues or concerns 

in relation to the study with them. Visitors were also given the Travel Survey questionn aire 

for DLUTS and asked to complete it before they left.  The Travel Survey asked questions 

about the persons travel patterns which were fed into the model. The exhibition was well 

attended, with a constant flow of visitors throughout the day. In total ov er 130 people 

attended the exhibition and over 50 completed questionnaires were received during the 

exhibition.  

2.3.7  The 1 st  Public Consultation report is contained in Appendix 1.    
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Figure 2 - 2  DLUTS Technical Methodology Flowchart  
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Figure 2 - 3   Examples of 1 st  Public Exhibition Posters  
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Stage 2 -  Evaluation of Existing Situation  

2.3.8  The purpose of this stage was to fac ilitate an understanding of the existing land use, urban 

design and transport environment within the DLUTS area.  

2.3.9  This stage contains the following key processes:  

Â Site visits;  

Â Baseline Surveys & Evaluation;  

Â Development of Douglas Traffic Model & Evaluation  Framework; and  

Â 2nd  Public Consultation.  

Site Visits:  

2.3.10  A series of site visits were undertaken in Douglas and its environs during March and April of 

2012 to help develop a greater understanding of existing land use, urban design and 

transport situation and issues.  

2.3.11  During the site visits the following actions were undertaken:  

Â detailed observations were made of current traffic management arrangements and how 

they affect each mode of transport;  

Â an examination of the conditions experienced by each road user type (i.e. mobility 

impaired individuals, pedestrians (including school children), cyclists, cars, taxiôs, 

buses, heavy goods & delivery vehicles and so on);  

Â an examination of travel behaviours of people travelling around the DLUTS Area  and 

how they respon d to the existing transport network arrangements;  

Â a detailed Retail Survey and Health check was undertaken by the PPU to evaluate the 

retail conditions and accurately quantify the amount of retail floor space;  

Â a street scape assessment to evaluate the publ ic realm in Douglas;  

Â observations of local land uses and their influence of traffic and transport 

arrangements;  

Â detailed auditing of junction arrangements including traffic lane definition, traffic signal 

arrangements, junction type, priority arrangement s for public transport, access 

arrangement for schools and key land uses etc. (this information was required for the 

traffic model developed specifically for DLUTS to test traffic management and land use 

options);  

Â an eva luation of road safety issues; and  

Â an extensive set of photographic records.  

  

Baseline Surveys & Evaluation:  

2.3.12  In addition to site visits, a comprehensive set of traffic surveys were commissioned during 

April 2012. This data was primarily used to further inform existing traffic and transport 

issues within the DLUTS Area  and to inform the development of the Douglas Transport Model 
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(DTM). Details of the development and validation of the DTM are contained within Appendix 

2.  

2.3.13  In summary, the following traffic surveys were undertaken (shown in Figu res 2.4 and 2.5 

below):  

Â Classified junction turning count surveys at 21 locations;  

Â Registration plate surveys at 9 locations;  

Â Journey time surveys (4 routes, each way);  

Â Automated Traffic Counters (ATCs) over seven survey days at 15 locations; and  

Â Link Counts, surveying pedestrian and cyclist flows at 16 locations.  

Figure 2 - 4  Traffic Survey Locations  

 

 

 

 

 

 

 

 

 

Figure 2 - 5  Pedestrian and Cycle Survey locations  
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2.3.14  Place of Work Census Anonymised Records (POWCAR 1) were used to determine work t ravel 

patterns for the DLUTS Area. The strength of the POWCAR data is that it provides very 

important baseline travel information  for the AM Peak period (07.00 -10.00am) for journeys 

to work, linking:  

Â the origin of the journey;  

Â the destination of the journey;  

Â by time of departure;  

Â the estimated time to complete the journey;  

Â the estimated journey distance in kilometres; and  

Â the  mode taken for the trip travel to work (in terms of car, public transport, walking 

and cycling etc.).   

2.3.15  Small Area Population Statistics (SAPS 2) were also analysed. These allow key demographic 

statistics such as population, car ownership, primary means of  travel and so on to be 

analysed at the Local Electoral District Level.  

2.3.16  The analysis of POWCAR and SAPS data allowed travel to work patterns and demographic 

profiles to be established, which in turn enabled an understanding of movement patterns 

within the  DLUTS area and the role of each mode of transport (i.e. car, public transport, 

walking and cycling) plays in transporting people to places of work and education. Examples 

of the analysis carried out using the POWCAR and SAPS data are shown below in Figure s 2.6 

and 2.7 which show car ownership levels and mode share of work trips respectively. Full 

details of the POWCAR and SAPS analysis are contained within Appendix 3.  

Figure 2 - 6  CSO Data -  Percentage of Hous eholds with 2 or more cars  

 

 

 

 

 

 

 

 

 

 

                                                

1 A detailed database  containing the demographic and socio -economic characteristics of these workers along with information on the origin and 

destination of their journeys to work  

2 Small Area Population Statistics are Census 2011 statistics produced for a range of geographical levels from state to small areas  
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Figure 2 - 7  POWCAR Data -  Travel to Work Mode Share  

 

 

 

 

 

 

 

 

 

 

2.3.17  To further supplement the understanding of the existing travel situation in the DLUTS Area  

an online travel survey was developed in April 2012 to enable the general public to provide 

information on their  existing travel patterns. The main aim of the travel survey was to find 

out where people travelled to and from, what modes of transport they u sed and why they 

travel led. Other questions from the travel survey include:  

Â Start time and end time for attending work and education;  

Â Mode most often used;  

Â Reasons for choice of mode;  

Â What improvements would encourage you to use public transport; and  

Â What  improvements would encourage you to walk or cycle.  

2.3.18  A link to the travel survey was placed on the Cork County Council website and  in addition to 

this, invitations to participate in the survey were sent to a number of key employers within 

Douglas and to m embers of the public who  attended  the 1st Public Consultation (described 

below in Stage 3).  

2.3.19  A baseline Land Use survey and Urban Design survey were also undertaken. The main aim 

behind the Land Use Survey was to investigate the type, location and extent o f land uses 

within the DLUTS Area ; in particular the primary use of the town centre; that of retail and 

associated activities.  The main aim of the Baseline Urban Design Survey was to assess the 

current quality of Urban Design particularly in Douglas Village and the constraints, 

opportuni ties and potential that exists to make improvements to the public realm. The 

primary purpose of the Interim Report was to document and report on the large volume of 

work carried out during the first six stages of DLUTS development, described above.  The 

Baseline Traffic Report is contained within  Appendix 3 of this report .  
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2.3.20  This was submitted  to the Project Management Group in August 2012 and following a 

detailed review was presented to the PACG and Policy Groups. Comments from the PACG 

and Policy Groups we re then incorporated into the Interim report which was completed in 

October 2012.  The Interim Report contain s the following :  

Â Baseline Transport Analysis;  

Â Baseline Land Use Analysis;  

Â Baseline Urban Design Analysis;  

Â 1st  Public Consultation Report;  

Â Douglas M odel Validation Report;  

Â Exhibition Boards from 1 st  and 2 nd  Public Exhibitions; and  

Â 2nd  Public Consultation Report.  

Development of Douglas Traffic Model & Evaluation Framework:   

2.3.21  Stage 2 also involved the development of the Douglas Traffic Model (DTM) and evaluation 

framework specifically developed to evaluate the transport benefits and impacts of various 

land use strategies and options and the benefits of mode share changes result ing from 

improvements to public transport, walking and cycling as well as impacts associated with 

improvements to the local road network (e.g. junction improvements).  

2.3.22  The traffic modelling approach used for DLUTS is based on international best practice an d 

has been developed to take advantage of the key strengths of the availabl e models in the 

Cork Area (i.e. Cork City Councilôs Cork Area Strategic Planning (CASP) OmniTRANS and 

SATURN Model  suite ). The CASP OmniTRANS  and SATURN  model incorporates the full road 

network in the Cork Region and also includes data on land use and future development, 

which is essential to the strategy development process for Douglas. The model also 

incorporates the essential ability to assess mode changes between car, public tran sport, and 

walking/cycling. The DTM has been developed directly from the CASP Model and represents 

the DLUTS Area in a higher level of detail. The DTM network covers the full extent of the 

DLUTS Area and was developed to accurately reflect the current (201 2) traffic conditions in 

Douglas.  
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Figure 2 - 8  Example of CASP  Model  Network  

 

 

 

 

 

 

 

 

 

 

 

2.3.23  Two micro traffic management models were also developed (in Linsig 3) to provide a more 

detailed analysis of specific signal timing and junction proposals at the village centre 

(extending from Fingerpost Roundabout, incorporating all junctions, as far as the junction of 

West Douglas Street and the New Link Road) and at the  N28 on - ramp and off - ramp 

junctions with the Rochestown Road at St. Patrickôs Roundabout. Appendix 2 of this report 

contains full details on these models.  

2.3.24  A bespoke spreadsheet model based on Census travel statistics was also developed to 

calculate the tot al number of trips generated by car, public transport, walking and cycling. 

This model provided information on the number of trips made by car  to be included in the 

DTM for each future year test. This model was also used to take account of the impact of 

DLUTS land use and transport recommendations on walking, cycling and schools strategies 

by predicting the changes in the number of trips made by the various modes of transport.  

2.3.25  Finally, an evaluation framework was developed to take outputs from the modellin g process, 

described above, to test various land use and transport options in line with the  evaluation  

objectives and KPIôs developed as part of Stage 1 ï Project Inception, described above. 

Please refer to Chapter 5 for further information on the Evaluati on Framework.    

2nd Public Consultation :  

2.3.26  On the 24 th  July 2012 a second public exhibition was held in the Rochestown Park Hotel 

betwee n the hours of 15:00 and 21:00. Members of the public were invited to attend and 

the event was advertised in local newspa pers and on  local radio. The purpose of this  

                                                
3 LINSIG is a software tool which allows traffic engineers to model traffic signals and their effect on traffic capacities and queuing  

Douglas  
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exhibition was to present the findings of the baseline analysis  and to give members of the 

public and stakeholders a further opportunity to give their opinions on DLUTS.  

2.3.27  Similar to the 1 st  Public Exhibition the event was hosted by eight members  of the DLUTS 

team from both Cork County Council and MVA consultancy. Visitors who attended were 

invited to view a number of presentation boards which outlined the existing Retail, Land 

Use, Urban D esign, Environmental and Traffic Conditions in Douglas as well as Emerging 

Themes and Next Steps for the project.  Figure 2. 9, below, shows examples of the posters 

presented at this exhibition. Visitors were encouraged to talk to members of the DLUTS 

team an d discuss any issues or concerns in relation to the study with them.  

2.3.28  The exhibition was well attended, with a constant flow of visitors throughout the day. In 

total over 100 people attended the exhibition.  

2.3.29  The 2 nd  public consultation report is contained w ithin Appendix 1.  
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Figure 2 - 9  Examples Posters from 2 nd  Public E xhibition  
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Stage 3 ï Option Development  

2.3.30  The purpose of Stage 3 was to begin the option development phase for land use and 

transport and to develop future year model scenarios for assessment.  

2.3.31  This stage contains the following key processes:  

Â Douglas Land Use Options;  

Â Douglas Transport Options;  

Â Douglas Urban Design Options; and  

Â Future Year Land Use & Transport Modelling Methodology.  

Douglas Land Use Options:  

2.3.32  Following an evaluation of the existing land use and transport conditions , alternative Land 

Use Scenarios for the areas zoned as Special Policy Areas X -03a and X -03b (shown below in 

Figure 2. 10  below) were developed.  

2.3.33  The year 2022 was chosen as the medium term horizon year for DLUTS assessment as this 

is the date that the existin g CASP strategy runs to. As, due to the economic climate, only a 

small amount of development is expected to take place between 2013 and 2022 a further, 

long term, horizon year of 2032 was chosen for the strategy . The years 2022 ï 2032 were 

therefore used t o test various land use development options.   

2.3.34  I t was decided that all economic targets of statutory plans would be adhered to up to 2022 

and that only limited retail development (infilling of vacancy and committed development) 

would take place between 2013  and 2022.   

Figure 2 - 10   Douglas Special Policy Areas  
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2.3.35  For the years  from  2022 to 2032 three different land use development approaches were 

tested and evaluated. These are:  

Â No Policy Change (p lot based development approach);  

Â Smart Mi x Option ( integrated mixed development approach); and  

Â Max development approach (assumes all development land in Douglas is developed to 

its maximum potential).  

2.3.36  Figure 2.1 1 below illustrates  the land use option s process.  

Figure 2 - 11  Land Use Option s 
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Douglas Urban Design Options:  

2.3.37  Following an evaluation of Douglas Village in the streetscape assessment, key areas were 

identified for public realm interventions and improve ments. Please refer to Chapter 9  for 

more information on the Urban Design Strategy for DLUTS.  

Future Year Land Use & Transport  Modelling Methodology:   

2.3.38  Stage 3 of the process  also involved the develop ment of a number of transport pr oposals 

and measures aimed at improving the movement of each mode of transport (i.e. walking, 

cycling, public transport and car) to be tested through the transport modelling process 

specifically developed for DLUTS. Figures 2.1 2 and 2.1 3 below illustrate t he modelling 

assessment methodology for 2022 and 2032 respectively. As outlined above, there was only 

one land use option for 2022 (i.e. minimal development). This land use scenario was 

modelled with numerous transport intervention options which were  then tested through the 

evaluation framework. The best performing transport measures through the evaluation 

framework became the recommended set of ñTransport Measuresò for 2022.  

Figure 2 - 12    2022 Modelling Asse ssment Methodology  

 

 

 

 

 

 

2.3.39  The 2032 modelling process evaluated three 2032 land use scenarios in conjunction with the 

transport interventions which were recommended as part of the 2022 evaluation. Chapter 

Five of  this report gives a more detailed account of  the development and evaluation of the 

Strategy.  

Figure 2 - 13   2032 Modelling Assessment Methodology  
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Stage 4 ï Options Assessment  

2.3.40  This stage of the process is where various land use and transport options are tested through 

the DLUTS evaluation framework to identify a preferred option.   

2.3.41  This stage contains one key process as follows:  

Â Evaluation of options.  

Evaluation of Options:  

2.3.42  Nume rous  land use and transport options were developed using the DLUTS  evaluation 

framework. Th e evaluation framework assigned key performance indicators  (KPIôs) to eac h 

of the evaluation objectives of DLUTS (under the headings of Economic, Health and Safety, 

Environmental and Accessibility & Social Inclusion). These KPIôs were then used to measure 

the performance of the various scenarios under the different evaluation objective headings. 

More detailed information on the use of KPIôs and the Evaluation Framework is contained 

within Chapter 7  of this report.  

2.3.43  The outputs from the options assessment stage includes  preferred strategy 

recommendations for land use, transport and urban design.  

Stage 5 ï Develop Future Year Plans  

2.3.44  This stage of the process is where reco mmended options for land use, transport and urban 

design are finalised for each future year 2022 and 2032 and the draft final report is 

produced.    

2.3.45  This stage contains the following key processes:  

Â Final option development; and  

Â Draft Final Report.  

Final Op tion Development & Draft Final Report:  

2.3.46  DLUTS recommendations  for 2022 and 2032 for land use, urban design and transport are 

finalised. DLUTS i s disaggregated into sub -strategies , as listed below:  

Â Future Land Use Development  Strategy ;  

Â Urban Design  Strategy ;  

Â Pedestrian and Cycle Strategy;  

Â Public Transport Strategy;  

Â School Strategy;  

Â Parking Strategy;  

Â HGV and Delivery Management Strategy ; and  

Â Town Centre Circulation Strategy . 

2.3.47  The draft final report is made available to the public.  
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Stage 6 ï Consultative Phase  

2.3.48  This stage of the process is the consultative phase where the recommended options for land 

use, transport and urban design are finalised for each future year 2022 and 2032  and  are 

made public and views are sought. The consultative phase lasts for a six we ek period with a 

3 rd  Public Exhibition held at the start of this phase and the DLUTS Draft Final Report also 

made available during this phase.     

2.3.49  This stage contains one key process:  

Â 3 rd  public consultation.  

3 rd  Public Consultation  

2.3.50  On the 29 th  and 30 th  of January 2013 a third and final public exhibition was held in the 

Rochestown Park Hotel between the hours of 1 6:00 and 21:00. Members of the public were 

invited to attend and the event was advertised in local newspapers and on local radio. The 

purpose o f th e exhibition was to present the future strategy for development in Douglas and 

to give members of the public and stakeholders a further opportunity to give their opinions 

on the Douglas Land Use and Transportation Strategy.  

2.3.51  The event was hosted by eig ht members  of the DLUTS team from both Cork County Council 

and MVA consultancy. Visitors who attended were invited to view a number of presentation 

boards which outlined the DLUTS, and included:  

Â Land Use  Strategy ;  

Â Urban Design  Strategy ;  

Â Pedestrian and Cycl e Strategy ;  

Â Schools Strategy ;  

Â Village Centre Circulation; and  

Â Traffic Management Measures.  

2.3.52  Visitors were encouraged to talk to members of the DLUTS team and discuss any issues or 

concerns in relation to the proposals with them . Submissions and feedback rec eived during 

this round of consultation were considered and, where relevant, were taken account of in 

this Final Report.   

2.3.53  The exhibition was well attended, with a constant flow of visitors throughout the two days. 

In total over 2 50  people attended the exh ibition. Figure 2.1 4 below shows examples of some 

of the posters presented at this exhibition.   

Stage 7 ï Final Reporting  

2.3.54  This stage of the process represents the finalisation of DLUTS with the delivery of the DLUTS 

Final Report.  
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Figure 2 - 14  Examples of Posters from 3 rd  Public Exhibition  
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3 Existing Land Use Conditions in Douglas  

3.1  Introduction  

3.1.1  This chapter provides a summary of the key points relating to existing land use conditions 

within the DLUTS Area .  Comprehensive surveys were undertaken for the DLUTS Area , 

including existing land use surveys; detailed analysis of existing precincts on 5 key sites 

within the town centre, a full retail floor space survey and overall health check in acco rdance 

with the Retail Planning Guidelines 2011.  

3.2  Existing Land Use Survey  

3.2.1  To help establish the current land use conditions in Douglas a land use analysis  survey  was 

carried out in April 2012. The main aim behind the land use analysis  survey  is to investig ate 

the type, location and extent of land uses within the study area , in particular the primary 

use s of land in the village  centre .   

3.2.2  The main destinations in  Douglas  village centre  are  the three shopping areas  at Douglas 

Court  Shopping Centre , Douglas Vil lage S hopping Centre  and St Patricks Woollen Mills, which  

act as magnets drawing in people from the surrounding environs. Their form and layout 

dominate the village and act as independent destinations within the suburb. They  sit at 

either end of the town centre leaving , in the middle , the once thriving central area that 

historically was the  village main street. The linkages be tween the three shopping areas, with 

wide roads,  favour the car rather than the pedestrian . In order to enable a full analysis of the  

various land uses within the DLUTS study area, it was decided to identify  individual character 

area s. These are areas that exhibit similar characteristics and form land use clusters. The 

character area  analysis below provides a more detailed examination o f the land use 

characteristics  of the DLUTS study area . 

Figure 3 - 1  Land Uses in Douglas Village Centre  
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3.2.3  The DLUTS s tudy area was divided into 13 distinct character areas, reflecting the main land 

uses. A detailed analysis of the character areas has been undertaken in terms of availability 

of retail land uses, car parking, open space, residential, community uses, environmental 

designations and infrastructure services and the results are as follows.  

Â Area 1:  Douglas Court Shopping Centre, which includes Dunne ôs Store s, has a low 

vacancy level, is a 1980ôs development on the eastern side of the town centre that 

needs modernising, consolidation of parking areas, improved pedestrian and cycling 

connectivi ty.  

Â Area 2 :  East Village Area is in the heart of the town centre and has a mix of uses 

comprising the ñEast Village Streetò together with the cinema site and surrounding 

retail area south of the filling station . There is poor use of land in the northern pa rt of 

the cinema site, which is a gateway into Douglas at the filling station . The area is 

characterised by barriers to permeability through the area, poor junction design, poor 

pedestrian and cyclist connectivity, high vacancy levels and high noise levels  from the 

N40.  

Â Area 3 :  Douglas Village Shopping Centre is a new modern shopping centre in the 

centre of the village  with the main magnets of Tesco and Marks and Spencer. It is 

characterised by high vacancy levels, poor connectivity with surrounding land us es to 

the east and west and a poor public realm outside of the shopping centre.  

Â Area 4 :  Douglas Central Area A along Douglas West Road and Church Street is a small 

area behind the Douglas Village Shopping Area that is characterised by poor 

permeability, po or pedestrian crossing safety and poor public realm.  

Â Area 5 :  Douglas Central Area B ï Carrigaline Road and Barryôs Corner are central to 

the village  centre which has great potential for redevelopment and public realm 

improvement along East Douglas Street o utside Barryôs. There is also opportunity for a 

mixed urban development on the vacant land in Barryôs Field. 

Â Area 6 :  St Patricks Woollen Mills has very high vacancy levels and the area is ripe for 

redevelopment of mixed use urban development to complement the other land uses in 

the town centre. Improvements to the integration of the area to surrounding land uses 

through pedestrian safety, accessibility and junction control are some of the potentials.  

Â Area 7 :  West Douglas Street is characterised by high vaca ncy, potential dereliction on 

a heavily trafficked road and unsafe pedestrian and cycleway. Any future development 

would need to consider the architectural heritage of the streetscape.  

Â Area 8 :  The Western Community Facilities area is characterised by three  primary 

schools and the GAA playing fields and club. It is a focal point for the traffic congestion 

in morning and afternoon peak times with problems at the junctions. Land to the west 

is landlocked but has a local habitat value and has potential for impr oved pedestrian 

and cycling accessibility to the Cityôs Tramore Valley Park landfill. 

Â Area 9:  is the elevated undeveloped land that forms the backdrop to the town centre 

and is wedged between the Garda station and Maryborough Ridge residential area.  

Â Area 10:  is the Douglas Garda Station and ancillary uses  

Â Area 11:  is a strip of residential land fronting onto Douglas Court Shopping Centre.  

Â Area 12:  is the Douglas Golf Course, comprising 55ha of high quality private 

recreational facilities. In the longer ter m, given certain traffic improvements and 
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economic considerations, there is a potential for the construction of a mixed use urban 

development that would complement other land uses in Douglas town centre.  

Â Area 13:  is the centrally located community park and  cemetery associated with St 

Lukeôs Church. There is potential for improvements to the connectivity to the other 

land uses in the town centre and increased permeability through this area to improve 

its function as a central recreational hub.  

3.3  Town Centre Pr ecincts  

3.3.1  There are 5 key precincts with development potential within the DLUTS area. The baseline 

analysis of these precincts examines the existing land uses, heritage, transport and 

infrastructure characteristics as well as identifying emerging issues with in each precinct. The 

following sections of this chapter contain a detailed baseline analysis of each precinct.  

3.4  Precinct 1 -  St Patricks Woollen Mills  

Description  

3.4.1  At the western area of Douglas to the south of the N40 are the Woollen Mills which are now a 

private industrial estate with a mix of retail and commercial units. The area has its origins in 

the milling of yarn and two of the main mill buildings are listed for preservation in the Record 

of Protected Structures in the County Development Plan 2009. The site is listed on the 

Record of Protected Structures in the 2009 County Development Plan ID number 01243 and 

the Sites and Monuments record Co 074 095.  

3.4.2  A numbe r of extensions and additions to the mill buildings have been added over the years, 

giving it a total of 6,810m2 in about 75 different sized retail premises. However, there are 

over 2,000m2 of comparison retail in the area providing mostly home furnishings . It is 

acknowledged that the site and public space at this location is unattractive and in need of 

investment and improvement.  

Figure 3 - 2  Precinct 1:  St Patrickôs Woollen Mills 
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3.4.3  In spite of its appe arance with undefined space and high levels of vehicular and pedestrian 

conflict , St Patrickôs Mills is a location of high vitality and a large mix of retail uses and 

services provided on site, from a convenience supermarket to bespoke kitchen makers with a 

restaurant in between . While the appearance of the woollen mills may not be the most 

attractive it provides an important service centre for not only Douglas village but the wider 

Cork area.  

3.4.4  The Woollen Mills entrance is not appealing being cluttered wit h bollards, barriers, road 

markings and signage. For the pedestrian it is easier to walk into the complex on the road. 

The landmark buildings are covered  with signs which do not improve the visual appearance. 

Recently Cork County Council has acquired a site to the rear of the woollen mills for a new 

long stay car park which will inevitably increase further pedestrian traffic within the complex.  

3.4.5  There is a  small row of 

buildings to the front of the 

Mills which are on Douglas 

West Street , these contain a 

mix of offices, residential 

units and a takeaway. 

Continuing south along the 

street there are further 

takeaways and bars. The 

footpaths are in good 

conditio n at this location 

with clear pedestrian 

crossing points. Bollards are 

erected along the footpath edge to prevent car parking. The road at this location is narrow , 

hence the need for bollards along the route.  

St Patricks Mills  has a direct access onto 

Douglas West Road opposite Tescoôs and 

provides a total of 160 open air car 

parking bays for employees and 

customers. In pure land use terms there 

is no open space which is deemed 

appropriate for passive or active 

functions, yet the site is very large and is  

not dominated by building footprints, 

there may be an opportunity to maximise 

or coordinate this space. Given the 

wealth of historic buildings at this 

location there is an opportunity to redevelop and enhance this site and promote its heritage 

amenity.  
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3.4.6  Cork County Council has recently (May 2012) introduced pay parking in Douglas and made 

available a site west of the Mills with approximately 150 parking bays. In addition, with an 

access from Galwayôs Lane, this will inevitably increase further pedestrian traffic.  

3.4.7  Beyond  the Council car park is a green field site that has not been developed. It is triangular 

in shape and is bounded by the N40 to the north and residential development on the 

elevated lands to the south.  

Transportation and Road Network  

3.4.8  St. Pat rick W oollen Mills is currently accessed off of West Douglas Street (R851) which 

suffers from peak hour congestion. This problem is most acutely felt in the PM peak hour 

times. The adequacy of the  entrance to  the Mills site to accommodate traffic generated  by 

further development will need further assessment as part of any overall traffic assessment 

for the site.  

3.4.9  In Relation to Galwayôs Lane (L6450), at present there is no vehicular access to the Woollen 

mills but there is pedestrian access to and from Count y Councils temporary public Car park. 

Currently there are issues with the existing junction between Galwayôs Lane and West 

Douglas Street and carefull consideration should be given to the operation of this junction 

prior to allowing any future consideratio n to further traffic generating development at this 

location.  

Pedestrian Access  

3.4.10  The current development at the Woollen mills is generally car based and cars dominated with 

very poor pedestrian permeability and safety. The pedestrian connectivity from this site to 

the rest of Douglas village is severed by West Douglas Street which acts as a major transport 

artery through Douglas village serving Donnybrook and Grange in the South and Cork City to 

the North. In its present condition West Douglas Street acts as  a major obstacle to safe 

pedestrian access to the St. Patricks Woollen Mills from both the existing main entrance and 

from the newly created pedestrian access to rear of Galwayôs lane. 

Waste Water Treatment and Water Supply  

3.4.11  There are no issues with water supply at this site as it is serviced by a private watermain 

which connects to the public watermain in West Douglas Street.  

3.4.12  In relation to wastewater disposal issues there is a public combined sewer in the R851 (West 

Douglas  St.) to the east of the site and this serves the existing development. There is also 

public combined sewer in the L6450 (Galwayôs Lane) to the southeast of the site. The 

available spare capacity of the public combined sewers to cater for increased develop ment in 

this area needs further assessment as does the condition of the existing sewers. These 

issues can be addressed as part of an overall development brief assessment.  

Stormwater & Flooding  

3.4.13  There is no public storm sewer at this location and therefore a ny future stormwater disposal 

will be a matter for the developer and will be dependent on attenuation being provided by a 

developer in accordance with the Dublin Sustainable Drainage Systems (SuDS) model. For a 

developed site it is required that any flows in excess of those from the original Greenfield site 
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must be attenuated. This also depends on the capacity of the receiving waters to be able to 

carry excess flow especially in locations subject to flooding. Any future redevelopment of the 

site will requir e proposals for attenuation and disposal of storm water.  

3.4.14  The north eastern boundaries of the site are at risk of flooding . Any development proposals 

on this site will normally be accompanied by a flood risk assessment that complies with 

Chapter 5 of the Mi nisterial Guidelines óThe Planning System and Flood Risk Managementô as 

described in objectives FD 1 -4, 1 -5 and 1 -6 in Section 1 of the Carrigaline Electoral Area 

Local Area Plan 2011  

Natural Environment  

3.4.15  The land to the west of St. Patricks Mills , adjacen t to the N40 , is a former floodplain of the 

Tramore Valley. Part of this area has been developed into a temporary car park while the 

second part of this site comprises disturbed ground and is of low ecological value.  

3.4.16  The site is of negligible biodiversity  importance and there is no issue with development of 

this site although the removal of the Japanese Knotweed is recommended prior to any new 

development or redevelopment.  

Architectural & Archaeological Heritage  

3.4.17  The site contains four buildings which are on the National Inventory of Architectural Heritage 

which reflects the historic significance of the site. This also includes the Woollen Mills which 

are also recorded on the Record of Protected Structures and on the Record of Monuments 

and Places. Therefor e the Woollen Mills buildings are awarded protection under national 

legislation and policies contained in the Cork County Development Plan 2009.   All of the 

Recorded Monuments are subject to statutory protection in the Record of Monuments and 

Places, estab lished under section 12 of the National Monuments (Amendments) Act 1994. 

Any potential archaeological sites and their setting within the development boundary shall be 

protected in line with the objectives for the protection of archaeological heritage liste d in the 

Cork County Development Plan 2009.  

Existing Land U se Analysis  

3.4.18  The table below outlines the current land use activities for the St. Patrick Woollen Mills.  

Table 3 .1   St Patrickôs Woollen Mills Existing Land Use Analysis Table  

Indicator  Quantity  Assessment  

Estimated Population 0  

Number of businesses 40  

Comparison Floor space 2081sqm Douglas Glass, Bettys Furniture 

Retail Services Floor Space 1442sqm  Village Vet, Paint, Cleaning Services 

Convenience Floor Space 425sqm Celtic Interiors, Super Max 
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Vacant Floor Space 2862sqm 36 units 

Car parking 310 
150 private off-street parking spaces & 150 

public long term car park spaces 

Dwelling Units 0  

Open Space No  

Community Facilities Yes Grace Christian Fellowship 

Protected Structures Yes RPS 01243 Douglas Woollen Mills 

Architectural Conservation 

Areas 

No Site is located to the south of the West Douglas 

Street Conservation Area 

Special Conservation Area No  

Area of flood risk No  

Waste Water Infrastructure Main trunk sewer  

Bus routes and stops 2 
Bus Routes 207 & 206 (Southward & 

Northward) four times or more per hour service. 

2 unsheltered bus stops 

Road access Yes West Douglas Street 

Pedestrian/cycle access Yes Pedestrian walkway through the site. 

Connectivity with town 

centre 

Yes Yes 

Public realm Poor 
Currently car dominated environment, but with 

great potentially to become a pedestrian friendly 

town centre. 

Vacant land 1.0ha 
Disused vacant land adjacent to the N40 which 

can currently accessed through the St. Patrick 

Woollen Mills entrance(Douglas West Street) 

 

Emerging Issues  

3.4.19  The emerging Issues for St. Patricks Woollen Mills  are:  

Â High levels of vacancy and units in disrepair ;  

Â Poor pedestrian safety as a result of car priority ;  

Â Car dominate d with a large surface car park;  

Â Great potential for improved mixed use brownfield development, however, large 

investment would be required to regenerate the area;  
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Â Busy junction at the entrance to the Woollen Mills and this could dictate devel opment 

potential of the site; and  

Â This site has a unique history directly linked to the development of Douglas. Any future 

development would have to have consideration for this history and architectural 

heritage.  

3.5  Precinct 2 : Dou glas Village Shopping Centre  

Description  

3.5.1  The Douglas Village Shopping Centre has been recently constructed (2009) and commands a 

central position in the Douglas Village town centre with Tescoôs as their major tenant and 

anchor store. The shopping centre provides a central pedestrian mall through the shopping 

centre and this provides linkage from east to west. On the eastern end, Mark and Spencer 

has a small shop.  The whole site has been developed as a mall shopping centre and although 

there is high vacancy rate, there is no other use for the centr e.  

Transportation and Road Network  

3.5.2  The current access to the shopping centre is from four sides; along the East Douglas Street, 

along the R610 (relief road), along West Douglas Road and Church Street. The shopping 

centre has only one road entrance into the  car park from the relief road but has a number of 

pedestrian accesses.   

Figure 3 - 3   Precinct 2 -  Douglas Village Shopping Centre Site  

 

 

 

 

 

 

 

 

 

Pedestrian Access  

3.5.3  Trips to t he Douglas Village Shopping Centre are  generally car based which is supported by a 

multi -storey car park which is incorporated into the overall development. Pedestrian 

permeability, safety and access is generally good. The shopping centre is served by three 

pedestrian entrances, namely, the  East, North and Southern entrances.  
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3.5.4  The main entrance to the shopping centre is located on the eastern side of the development 

and leads to an internal street which provides an opportunity to draw the public in from East 

Douglas Street to the Southern en trance on Church Street. The southern entrance to the 

shopping centre is located opposite the community park and offers the opportunity for 

improved desire lines which will enhance safe pedestrian connectivity to the southern parts 

of Douglas. This recesse d entrance in its current design is cluttered with steps, ramps, 

bollards and flag poles and its current connection to the community park is not good.  

3.5.5  There is a recessed public entrance on the northern elevation of the development however 

its primary func tion is for the entrance and exit to the multi storey car park and entrance to 

the centres loading bay. This entrance is adjacent to the newly constructed heavily trafficked 

relief road and hence is very unattractive from both a noisy and safety perspectiv e for 

pedestrians.  

3.5.6  There is an opportunity on the western side of the shopping centre to provide an improved 

entrance that will provided a good link to the St. Patrickôs Woollen Mills across the road. This 

entrance will also provide better connectivity for  pedestrians travelling south bound from the 

South Douglas Road.  

Waste Water and Water supply  

3.5.7  There are no issues with waste water or water supply at this site.  

Stormwater and Flooding  

3.5.8  Part of t he site falls into the area that is at risk of f looding as shown on the Carrigaline 

Electoral Area Local Area Plan. Significant infrastructure works have been incorporated into 

the construction of the shopping centre and mitigation against flooding of the Ballybrack 

Stream  has been put in place.  

Natural  Environment   

3.5.9  The site is fully developed and is therefore of negligible biodiversity importance  

Architectural & Archaeological Heritage  

3.5.10  The site is fully developed and there are no architectural & archaeological Heritage issues 

with this town centre preci nct.  

Existing Land  Use Analysis  

Table 3 .2 :   Douglas Village Shopping Centre Land Use Analysis  

Indicators  Quantity  Assessment  

Estimated Population 0  

Number of businesses 39  

Comparison Floor space 4355sqm Tesco, Marks and Spencer and others 
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Retail Services Floor Space 1607sqm Post Office, Cafeôs and restaurants 

Convenience Floor Space 4357sqm Marks and Spencer, Tesco, Butchers 

Vacant Floor Space 1447sqm 26 units 

Car parking  1060 Private Multi storey Car park 

Dwelling Units  To the rear of the shopping centre there is a 

terrace of houses on church street, St 

Columbas Terrace 

Open Space None  

Community Facilities Yes Branch of City Library 

Protected Structures None  

Architectural Conservation 

Areas 

No No 

Special Conservation Area No  

Area of flood risk CFRAMS History of flood events in 2012. 

Waste Water Infrastructure Main trunk sewer Serves Douglas and connects with outfall into 

estuary 

Bus routes and stops 2 
Bus Routes 207 & 206 (Southward & 

Northward) four times or more per hour service 

1 sheltered stop & 2 unsheltered bus stop 

Road access New relief road, west 

Douglas street, Church 

street and east Douglas 

street 

Barrier to connectivity 

Pedestrian/cycle access Yes Does not follow desire lines and often 

peripheral and marginalised 

Connectivity with town 

centre 

Yes Part of the main street 

Public realm Poor Car dominated entrances, poor desire lines. 

Vacant land 0.2ha 
Small area of vacant land in front of the eastern 

entrance and a small area of vacant land 

adjacent to the south western entrance. Both 

sites maybe considered for small incubator unit 

development and public realm improvement.  
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Emerging Issues  

3.5.11  The Emergin g issues  for this area are:  

Â The site is fully developed and there is no capacity for extension ;   

Â The shopping centre is central located to the whole of Douglas and it pro vides a focal 

point to shoppers;  

Â The provision of free car parking in the multi storey  car park is attractive to visitors to 

Douglas and local residents ;  

Â There is an opportunity to improve connectivity to other sites in Douglas, particularly 

to Woollen Mills and Cinema Site and Community Park ;  

Â The western façade onto West Douglas Street is unpleasant to the eye and un -

functional to the use of the shopping centre ;  

Â High levels of vacancy at the shopping centre are affecting the footfall in the mall ; and  

Â It is well served by infrastructure services.  

 

3.6  Precinct 3: Barrys Field  

Description  

3.6.1  This is  a very important site in Douglas Village that has remained undeveloped. Adjacent to 

the cemetery and behind Barryôs pub is an unused piece of land (approx 1.1ha) which has 

development potential (Barryôs Field). The site is bounded on three sides by roads and 

streets and if development is to be considered at this location it should incorporate the 

Eircom exchange building to the south of the site. The site fronts the Carrigaline Road, 

Church Street and Churchyard Lane.  

3.6.2  There is a preference for this site t o be developed in its entirety as a single ownership 

proposal which would allow sufficient scope for proper planning and development rather than 

a piecemeal approach. In the 2009 County Development Plan, this site is shown in an 

Architectural Conservation Area. In the 2005 Carrigaline Electoral Area Local Area Plan, the 

site was zoned for medium density residential and open space.  
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Figure 3 - 4 : Precinct 3 -  Barryôs Field 

 

 

 

 

 

 

 

 

 

 

 

 

 

Transportation and Road Network  

3.6.3  This site is well served by three roads namely; Church street, Churchyard lane and the old 

Carrigaline Road.  An adequate access to the site from any of these roads will need careful 

consideration because of the existing junctions and site sensitiv ity.  

Church Street  

3.6.4  There is an existing dwelling on the site which fronts this street, this would be demolished 

and an entrance/exit would be constructed at this location. The existing boundary should be 

set back and a footpath constructed. Any building on  the site should have a frontage in close 

proximity to this street rather than it being set back into the site with a car park between the 

road and the building.  

Churchyard Lane  

3.6.5  This lane bisects part of the Architectural Conservation Area. The site fronti ng Churchyard 

Lane is a sod and stone ditch and there is a vehicular entrance into the Eircom Exchange. 

Given the restricted width of this lane it would not be permissible to have a vehicular 

entrance from this side but pedestrian access should be encourag ed.  
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The Old Carrigaline Road  

3.6.6  There is limited access from this road without compromising or interfering with the stone 

wall (part of the ACA) boundary. Any redevelopment should try to incorporate the private car 

park for Barryôs public house which at the moment has a very restricted car park. Given that 

the Carrigaline Road is one way , an entry in should be constructed along this boundary 

possibly sharing the access to Barry ôs pub car park. Again it is important to have a 

pedestrian access from the Carrigaline Road.  

Pedestrian Access  

3.6.7  This site is currently inaccessible to pedestrians.  

Wastewater  Treatment and Water Supply  

3.6.8  There are no constraints to the connection to the existing water supply and public sewers.  

Stormwater and Flooding  

3.6.9  The flood risk extents shown on the Carrigaline Elec toral Area Local Area Plan 2011  for this 

location do not indicate a risk of flooding.  

Natural Environment  

3.6.10  The site comprises of semi - improved agricultural grassland and the last remaining 

undeveloped green space in the village  centre.  Boundaries have biodi versity value and 

includ e Privet, Sycamore, Poplar, Blackthorn, Hawthorn and Holly.   

3.6.11  The site is of Moderate Local Biodiversity Importance.  Boundaries have biodiversity value 

and should be retained.  Site has potential to be developed as public open space  in town 

centre, connecting to existing park.  Linkage to other open spaces including graveyards and 

park enhance the biodiversity potential of this area.  

Architectural & Archaeological Heritage  

3.6.12  There are no significant architectural & archaeological Herit age issues associated with this 

site . 

Existing Land U se Analysis  

3.6.13  This site is agricultural grassland under private ownership and is the last undeveloped green 

space in Douglas village. It should be noted that there is no public access to these lands.  

Emerg ing Issues  

3.6.14  The Emerging issues  for this area are:  

Â Potential oppo rtunity site at ñBarryôs fieldò; 

Â Narrow footpaths need upgrading and widening which would allow for outside dining in 

an already vibrant restaurant area ;  



       3          Existing Land Use Conditions in Douglas  

DLUTS Final Report  3.14  

 

Â The existing Taxi rank outside of Barryôs public house acts as a pedestrian barrier and 

represents a poor use of road space ;  

Â Offers great potential for the development of a proper town centre with good public 

realm, pedestrian priority and day & night time activity ; and  

Â As a Greenfield sit e, there is opportunity for significant mixed use development to take 

place on the site that will enhance the future viability and vitality of the town centre.  

3.7  Precinct 4  ï Cinema Site  

Description  

3.7.1  The Cinema Site (as shown on the diagram below) is bounded by the  filling station  on the 

north western corner and the East Village Street on the south -eastern corner. It has road 

frontage onto the East Douglas Street and the relief road (R610). It has a number of existing 

buildings, namely; the Cinema building, th e TSB building which is vacant, the filling station , 

and the buildings on the East Douglas Street comprising numerous high street convenience 

and comparison retail. There is a vacant undeveloped portion of land at the rear of the 

cinema site opposite the M cDonalds drive in restaurant.  

3.7.2  There are a pproximately 2 .2ha of brownfield land on which th e former cinema is located and 

is probably the most strategically located part of the Douglas Village. A lot of the land is used 

for car parking and is the focal poi nt of a new development proposal for the construction of 

convenience retail and other shops on the footprint of the former cinema.  

3.7.3  Opportunity exists for a redevelopment of the site to allow for a village plaza surround ed by 

a new mixed use urban form in line with the needs for more shopping space in Douglas.  

Figure 3 - 5 : Precinct 4 -  Cinema Site  
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Transportation and Road Network  

3.7.4  The current access to the site is from three sides; along the East Doug las Street, along the 

R610 and along the McDonalds link road. As there is traffic congestion on this road  during 

peak periods , there is a need to make sure that future access points are carefully considered. 

Vehicular and pedestrian access is prohibited fr om the south (East Village) due to high walls.  

Pedestrian Access  

3.7.5  Currently, Pedestrian access to the exiting Cinema site, is from a pedestrian lane form East 

Douglas Street (to the rear of the existing filling station ) and from the northern side of the 

site from the heavily trafficked Relief Road, R610. A large portion of the site is dominated by 

a large surface car park. There are a number of internal boundary walls spread throughout 

the site which act as an obstacle to internal connectivity and permeability to the rest of the 

East Village.  

Waste Water Treatment and Water Supply  

3.7.6  The site is well served by water mains (300mm) and it has a public sewage pumping station 

and rising main with way leaves in favour of Cork C ounty Council, that need to be 

established/maintained. Although connection to the public foul sewer could be made to 

service this site, the capacity of the existing pumps and rising main in the sewage pump 

station may need to be assessed.  

Storm water  and Flooding  

3.7.7  There is a public storm sewer running through the site and way leaves in favour of Cork 

County Council  that need to be established and maintained. Proposals for attenuation and 

disposal of storm water are required. In relation to flooding issu es, the site has been recently 

flooded in July 2012.  

Natural Environment  

3.7.8  The site is of negligible biodiversity importance and therefore there is no issue with 

redevelopment of built land in this site.  

Architectural & Archaeological Heritage  

3.7.9  The site is f ully developed and there are no architectural & archaeological heritage issues 

with this town centre precinct.  

Existing Land  Use Analysis  

3.7.10  The cinema site forms part of a larger East Douglas Village Area which, when fully 

developed, will provide for a n enti rely permeable environment for both pedestrians and 

cyclists. The land use analysis shown in the table below is of the ent ire East Village Character 

Area.  

3.7.11  The recent plannin g permission from An Bord Pleaná la is for the change of use from a 

cinema to a disc ount food store and ancillary retail facilities . 
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Table 3 .3 : East Village Land Use Analysis Table  

Indicators  Quantity  Assessment  

Estimated Population 270  

Number of businesses 49 A very broad mix underlying its prominence as 

the main street. 

Comparison Floor space 729sqm Xtravision 

Retail Services Floor Space 6458sqm Ulster Bank, Hotel, McDonalds 

Convenience Floor Space 771sqm Centra 

Vacant Floor Space 1447sqm 7 units 

Car parking  297 
281 Private Spaces (11 on-street spaces) & 16 

on-street Public Spaces 

Dwelling Units 100 Includes Gartan Park, Douglas Close the 

apartments in east village and individual houses 

on Douglas street  

Open Space Yes Green area in Gartan Park and the open 

space/car park in front of the cinema. 

Community Facilities Yes Legion of Mary Hall 

Protected Structures Yes RPS 00684 former Garda Station 

Architectural Conservation 

Areas 

No  

Special Conservation Area Adjacent Douglas 

Estuary 

Cork Harbour SPA 4030 

Area of flood risk None  

Waste Water Infrastructure Main trunk sewer Serves Douglas and connects with outfall into 

Estuary 

Bus routes and stops 4 
Bus Routes 207,216,222,223 (Southward & 

Northward) Hourly or more service 

1 sheltered stop & 1 unsheltered stop 

Road access Relief Road r610 Barrier to connectivity 

Pedestrian/cycle access 2 Does not follow desire lines 

Connectivity with town 

centre 

yes Part of the main street 
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Public realm Poor to fair Cinema site is in a poor state of repair, poor 

connectivity and permeability. 

Vacant Land 0.3ha Unused Greenfield site under private ownership 

 

Emerging Issues  

3.7.12  The emerging issues  for this area are:  

Â Poor use of land at the Northern part of this site ;   

Â This is a gateway into Douglas and is currently dominated by a petrol station and 

forecourt as well as a neglected five screen cinema which is surrounded by 

underutilised and unattractive surface car parking ;   

Â Potentially one of the most important sites in Douglas. Increas ed noise pollution  from 

the N40;  

Â Poor junction design/operation at the petrol station/Douglas village shopping Centre ;  

Â Poor pedestrian and cyclist connectivity and permeability ;  

Â Barriers to preferred pedestrian desire lines ;  

Â Narrow footpaths need upgrading and widening which would allow for outside dining in 

an already vibrant restaura nt area; and  

Â High levels of vacancy at important locations on East Douglas Street (eg the old TSB 

Bank site). Could lead to very prominent dereliction which will  further detract from the 

environment and surroundings of the area.  

3.8  Precinct 5: Douglas Court Shopping Area  

Description  

3.8.1  This precinct  is located to the south of the N40 road which separates the city and county 

administration areas and is located to the east of the Study Area on the r elief road R610. 

This precinct  consists of a single story building surrounded by a number of large car parks. 

The western portion of the site contains a number of portacabins that have had various uses 

over the years including a branch of the city library,  a school of dance and a Christian 

fellowship church. The Douglas Court Shopping centre is anchored by Dunne ôs Stores, 

comprising a total of 4752m2 of convenience and comparison goods. An internal shopping 

mall consists of two central walkways with a mixtu re of shop types. There are three car 

parks on the site with a total of 1096 bays, the car parks surround the shopping centre and 

provide ease of access. Douglas Court Shopping Centre is served by two entrances , one off 

the roundabout on the R610 and the s econd is from the Rochestown Road. There is an 

internal one way traffic system in operation throughout the site .  

3.8.2  Part of the precinct  has open space at the eastern end of the site which is located to the 

north of Belgard Downs residential estate. The tabl e below shows the breakdown of retail 

floor space and other land uses in the precinct . There are a total of 27 comparison shops 

containing a range of independent and high street chain shops together with a number of 
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retail services specialising in health, beauty, financial, mobile telephone operators and 

restaurants. There is a low level of vacancy in the shopping centre (135m2).  

Figure 3 - 6   Precinct 5 -  Douglas Court Shopping Centre  

 

 

 

 

 

 

 

 

 

 

 

 

3.8.3  Planning permission has been granted for an extension to the building to the east and a 

recent planning application for the westward extension of the building by an additional 

4000m2 has been refused. In addition, the local authority has granted a recent planning 

application for a drive in restaurant within the car park of the character area.  

3.8.4  The urban design assessment of the site views the western boundary interface with the 

public road as unattractive with no definition of car and pedestrian space. It has a visua lly 

weak landscape and architectural urban edge. Any future development scenarios at this 

location would seek to improve this.  In addition the pedestrian links and desire lines are 

poor from the village to the shopping centre with one having to cross a th ree lane road to 

the site boundary and a further circulation road within. Any re -evaluation of the site should 

seek to improve this and make it safer and easier for pedestrian access.  

Transportation and Road Network  

3.8.5  Douglas Court is currently accessed from  two entrances. The main entrance is on the 

western side of the site and is located off the Douglas Court Roundabout on the R610.The 

Second entrance is located on the southern side off the site on to the R610 (Rochestown 

Road). The main entrance to Douglas  Court suffers from heavy peak hour congestion mainly 

due to its location on the Douglas village relief road (R610) which as a number of  pinch 

points , namely, The Fingerpost Roundabout, the Douglas Court Roundabout itself and the 

East Douglas Street Juncti on ( Topaz filling station ).The adequacy of the entrance to the 
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Douglas Court site  to accommodate traffic generated by any future development will need 

further assessment as part of any overall traffic assessment for the site.  

Pedestrian Access  

3.8.6  The current development at Douglas Court is generally car based and cars dominate with 

very poor pedestrian permeability and safety. The pedestrian connectivity from this site to 

the rest of Douglas village is severed by Relief Road (R610) which acts as a major transp ort 

artery around Douglas village serving Rochestown and Maryborough Hill in the South and 

Cork City to the North. The relief road (R610) in its present condition, acts as a major 

obstacle to safe pedestrian and cyclist access to the Douglas Court Site. Th e R610 will 

remain a heavily trafficked route; however, improvements could be made to existing 

infrastructure that will make it a more attractive environment for non -vehicular  users.  

Waste Water Treatment and Water Supply  

3.8.7  There are no issues with water su pply at this site as it is serviced  by a  public trunk 

watermain running in an west -east direction through the southern part of the site. There is a 

30 metre wide wayleave associated with this and therefore no structures will be permitted 

within the wayleav e of this trunk watermain (and also no structures within the wayleave 

associated Tramore Valley Trunk Sewer and storm overflow pipe which also run through this 

site). This will restrict the amount of land available for structures within the site.  

3.8.8  There is also a public water supply available to service this site from the Douglas Court 

eastern exit road and from the public watermain within the Belgard Downs Estate.  

3.8.9  In relation to wastewater disposal issues the public Tramore Valley Trunk Sewer runs 

through t he southern part of the site. There is a 30 metre wide wayleave associated with 

this. There are manholes on this sewer within the site and any wastewater disposal can be 

accommodated through a connection to this trunk sewer.  

Stormwater & Flooding  

3.8.10  In relati on to stormwater, there is a public stormwater flow pipe from the Tramore Valley 

Trunk Sewer running in a south -north direction through the site. There is a 30 metre wide 

wayleave associated with this. There is also a major public stormwater pumping statio n at 

the northwest corner of the site adjacent to the Ballet School building. Future disposal of 

stormwater is dependent on attenuation being provided by a Developer in accordance with 

the Dublin Sustainable Drainage Systems (SuDS) model.  

3.8.11  The flood risk e xtents Map shown on the Carrigaline Electoral Area Local Area Plan 2011 for 

this location indicate that the north western boundary of the site (near the Ballet School) are 

at risk of flooding.  A part of this site is at risk of flooding.  Any development p roposals on 

this site will normally be accompanied by a flood risk assessment that complies with Chapter 

5 of the Ministerial Guidelines óThe Planning System and Flood Risk Managementô as 

described in objectives FD 1 -4, 1 -5 and 1 -6 in Section 1 of the Carr igaline Electoral Area 

Local Area Plan 2011 .  
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Natural Environment  

3.8.12  This site includes a stand of Common Reed and large sedge swamp habitat adjacent to the 

shopping centre complex separated by a large drain from an area of wet grassland which lies 

between the Belgard Downs Estate and the South Ring Road.   Species recorded in the area 

of wet grassland include rush clumps, Marsh Foxtail and Timothy, with Lady Smock, 

Silverweed, Broadleaved Dock and tufted Dock.  The grassland becomes wetter as you move 

close r to the reedbed. Historic maps show that this site was subject to tidal inundation before 

the construction of the south link road and formed part of the Douglas estuary. Planning 

permission has been granted for the extension to the Douglas Court Shopping Centre over 

most of the reedbed.  There is a small area of scrub in the south west of the site which 

includes birch and willow species.  

3.8.13  The small wetland area, formerly part of the Douglas estuary, is of local biodiversity value. 

The site is of moderate to  high local biodiversity importance. As a general recommendation, 

it is desirable to retain wetland habitats where possible, however, given the fragmented 

nature and size of this site and taking into consideration that permission has already been 

granted f or development over most of the reedbed habitat, this site could have development 

potential.  As the site is over 2ha, EIA would be mandatory for development over entire area.  

Proposals for development over smaller area (>01.ha) would require screening fo r EIA, to 

fully determine environmental impacts.  

Architectural & Archaeological Heritage  

3.8.14  The site is fully developed and there are no architectural & archaeological Heritage issues 

with this town centre precinct.  

Existing  Land U se Analysis  

 Table 3 .4 : Douglas Court Shopping Area  Land use Analysis Table  

Indicators  Quantity  Assessment  

Estimated Population  Nil  No residential areas  

Number of businesses  50   

Comparison Floor space  5380sqm  Dunnes Stores, Art &  Hobby , Next 

Clothing  

Retail Services Floor 

space  

1058sqm  Chemist, Hairdressers  

Convenience Floor 

Space  

3160sqm  Dunnes Store, Butchers, Health Store  

Vacant Floor Space  135sqm  3 units  

Car pa rking  1096   
All spaces are open air off-street parking 

spaces with poor pedestrian priority 
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Dwelling Units  None  Adjoins Belgard Downs Estate to the 

south  

Open Space  None  All shopping centre and car parks  

Community Facilities  No Community Centre  

Protected Structures  No  

Architectural 

Conservation Areas  

No  

Special Conservation 

Area  

Adjacent to Douglas 

Estuary  

Cork Harbour SPA 4030  

Area of flood risk  No  

Waste Water 

Infrastructure  

Main trunk sewer  Serves Douglas and connects with outfall 

into Estuary  

Bus Routes and stops  1 
Bus Routes 223 (Southward &  

Northwa rd). Hourly service , Sheltered 

Bus Stop  

Road access  R610 Relief Road  Barrier to connectivity for pedestrians  

Pedestrian/cycle access  2 Pedestrian 

crossings and a bus 

stop  

Does not follow desire lines  

Connectivity with town 

centre  

2 pedestrian 

crossings  

Very much peripheral and for the 

pedestrian the centre is  isolated and car 

dependent  

Public realm  Poor  to fair  
External ly  the public realm is poor but 

internally the public realm is fair with a 

number of seating areas spread 

throughout the centre.  

Vacant Land  2.5ha  Land to the east of the shopping centre,  

partly  wetlands, used for informal 

recreation accessed from Belgard Downs.  

 

Emerging Issues  

3.8.15  The Emerging issues  for Douglas Court are:  

Â Douglas Court Shopping Centre is a 1980ôs development which is in need updating and 

modernising ;  

Â Ad hoc approach to planning proposals for extensions rather than an overall plan for 

the future development potential for the entire site ;  
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Â The Shopping Centre is dominated by surface car parking which is not ped estrian 

friendly ;  

Â Poor pedestrian and cyclist access as well as poor cycling facilities e .g. small number 

of bicycle stands, lack of lockers etc ;  

Â Poor connectivity to the rest of Douglas town centre. This is primarily due to the R610 

road act as a barrier to pedestrians and giving priority to vehicles ;  

Â Poor pedestrian and cyclist desire lines (movement) thereby increasing the car 

dependency problem ;  

Â Low vacancy levels ; and  

Â This Shopping Centre is currently in receivership.  

3.9  Retail Survey  and Retail Health Ch eck  

3.9.1  As part of the Land use survey a detailed retail survey and retail health check was carried 

out for the Douglas Village area. The key results of the surveys are as follows :  

Retail Survey  

3.9.2  The retail land use survey involved a desk top study of the An Post Geo -directory (2012) 

database and the 2007 retail survey, as well as on -site surveys of every building that had 

retail activity within the study area (X -03a and b). For ease of analysis, t he study area was 

divided into 13 Character Areas (as described earlier in this chapter) as shown in the land 

use table and elaborated below. The retail survey focuses on the seven  character areas (see  

fig 3. 7 below) that contain  a retail element.  

3.9.3  Each sit e was classified according to a set of four retail classes; namely comparison, 

convenience, retail services and vacant based on the categories classified by the GOAD 

Experian Ltd report done by Scottish Government in December 2007.  The table below 

identif ies the GOAD Classifications . 
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Table 3 .5  GOAD Classification  

GOAD Classification ï General:  

GOAD Class  GOAD Sub - class  

Retail ¶ Comparison  

¶ Convenience  

¶ Retail Service  

¶ Other Retail  

Services ¶ Leisure Services  

¶ Financial & Business Services  

¶ Health & Medical Services  

¶ Public Service  

¶ Religious Service  

Vacant ¶ Vacant Retail  

 

3.9.4  For the purposes of calculating the vacancy rate, a vac ant property was defined as any  floor 

retail/commercial unit which is available and suitable for use but is unoccupied, i.e. the          

survey does not include any retail/commercial units which are currently under construction 

or any units which are derelict.  Best practice guidance re commends that vacancy rates 

should be where possible expressed as a percentage of total floor  space as well as a 

percentage of vacant units.  

Figure 3 - 7  Retail Survey Areas  

 

 

 

 

 

 

 

 

 

3.9.5  The general assumption was  made that each convenience retail used has a gross/net ratio of 

65% while all other uses categories have a n 80% ratio (recommended by the Retail Planning 

Guidelines 2011).  
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3.9.6  In some cases, field work showed that some buildings were fully used for retail so ratios of 

between 80 -100% were used. Where additional floors were identified during the field work, 

they were added into the calculated gross floor area. As a result of the survey and the 

calculation of gross to net floor area, each character area has a br eakdown of categories and 

a comparison can be made between character areas in net floor area.  

Table 3 .6  Land Use Analysis of Douglas Study Area (2012)  

Land Use Analysis of Douglas Study Area (2012)  

Character Area  Comparison  Convenience  
Retail 

Services  
Vacant  

TOTAL (net 

m2)  

Area 1 -  Douglas 

Court  

5,380  3,160  1,058  135  9,733  

Area 2 ï East 

Village  

729  771  6,458  1,447  9,405  

Area 3 ï Douglas 

Village  

4,355  4,357  1,607  4,097  14,416  

Area 4 -  Douglas 

Central A  

193  0 3,526  197  3,916  

Area 5 -  Douglas 

Central B  

184  30  3,541  206  3,960  

Area 6 ï St Patrick's 

Woollen Mills  

1,991  425  1,533  3,129  7,077  

Area 7 -  Douglas 

West  

668  233  2,056  160  3,117  

TOTAL 13, 500  8,975  19,779  9,371  51,625  

 Note: The category ñRetail Servicesò covers land uses such as financial services, leisure, 

 hospitality, medical, hairdressers as well as dry cleaners, computer repairs etc.  

 

3.9.7  The land use survey of the 7 character areas has been analysed and ther e is a tot al floor 

area of 51,625sqm  (net), of which 18% of  premises were vacant at the time of the survey 

(April 2012). The predominant lan d use is retail services (19,779sqm  -  38 %) and comparison 

(13, 500sqm  -  27%) and approximately (8,975sqm  -  17%) of convenience floor space.  The 

majority of the convenience floor space is located in Tescoôs, Dunnes Stores  and Centra. 

There are no discount convenience stores in Douglas Town Centre.  

3.9.8  Whilst the land use survey results show that the Retail Services category does domin ate the 

retail offering in Douglas, a f urther examination of the 19,779sqm of floor space shows that 

50 % is currently involved in leisure services (pubs, hotels, restaurants), 22% in finance 
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ser vices (accountants, banking), 16 % in g eneral  services (repairs and maintenance), 7% in 

the health services (doctors, dentists and other health professionals), public services (1%) 

and others (4%) . This illustrates the diversity of retail services provided in Douglas, but also 

shows that the provisio n of public service could be improved in Douglas.  

Table 3 .7   Retail Services by Character Area  

GOAD 
Category Finance Health Leisure Public General Other  TOTAL 

Character Area             
 Area 1 -  

Douglas Court  146 0 486 0 146 280 1,058 

Area 2 ï East 
Village  2,365 390 3,167 0 470 66 6,458 

Area 3 ï 
Douglas Village  367 0 839 0 292 109 1,607 

Area 4 -  
Douglas Central 

A 
375 92 2,718 50 182 109 3,526 

Area 5 -  

Douglas Central 
B 304 408 2,104 0 743 0 3,541 

Area 6 ï St 
Patrick's 
Woollen Mills  146 28 268 97 763 231 1,533 

Area 7 -  
Douglas West  591 528 310 0 627 0 2,056 

Total 4,294 1,446 9,892 147 3,223 795 19,779 

 

3.9.9  In comparison with the 3 other District Centres in Metropolitan Cork (Mahon, Wilton and 

Blackpool), in 2007 Retail Study,  Douglas had the second largest retail footprint and the 

largest convenience retail share (4,585sqm ) indicating a service provided to large residential 

catchments in the southern suburbs of Cork (both the City and County sid e of the N40 

motorway). There is  no reliable data for the current floor space in the other district centres 

and this will be decided once the 2012 Retail Survey is co mpleted. However, all centres have 

had a number of new developments built (adding to the retail floor space since 2007) and 

also have received planning permission for additional floor space that is yet to be 

constructed. It will be important for the Cork M etropolitan Area in the future that Douglas 

continues to compete adequately with the other centres and the City Centre in providing an 

effective service to its residents.  

3.9.10  The present configuration of the retail areas in Douglas is fragmented and areas of 

pedestrian severance are obvious between Douglas Court Shopping Centre and Douglas 

Village Shopping Centre. Equally, accessibility to the shopping centres by means other than 

vehicular is constrained. These problems affect the accessibility, safety, amenity  levels and 

commercial vitality of the area as a whole and there is a need to create a stronger, single 

commercial focus with high public realm at its core, which is accessible on foot from within 

its local walking catchment and facilitates the use of publ ic transport and cycle facilities.  

 

Retail Health Check  
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3.9.11  The Retail Planning Guidelines of 2011 suggest that a retail health check of the town centre 

should be undertaken when preparing a land use survey in order to estimate the degree of 

vitality and vibrancy in the town centre. It allows the local authority to  estimate how much 

space is in use for different functions and where a consistent approach to the survey work is 

in place allows them to make an informed estimation as to how that balance has been 

changing.   

3.9.12  The Guidelines note that identifying specifical ly the footprint of retail uses is very helpful in 

identifying the core retail areas of a city or town, the primary and secondary shopping 

streets, and useful in distinguishing between town centre and edge -of -centre areas.   

3.9.13  The Retail Planning Guidelines emphasise the major role shopping plays in attracting people 

to town centres and the importance of such centres retaining retailing as a core function, 

providing diversity of choice and quality in their shopping and service facilities, and 

supporting their  role as the social and economic focus for their communities and rural 

hinterlands alike .   

3.9.14  Some of the other indicators used to estimate the health of the town centre are; diversity of 

use, pedestrian footfall, rental structure and vacancy levels.  

Diversi ty of Use  

3.9.15  The health check survey recorded uses within the town centre retail core in various 

categories to examine the diversity of uses present.  Type of uses measured include 

comparison retail, convenience retail, retail and leisure services, financial and business 

services, health and medical services, public and religious services and general office use.   

3.9.16  Diversity of use in a town centre is an indicator of vitality and vibrancy. The following table 

shows the summary of uses in Douglas taken from the land use survey in April 2012.  

Table 3 .8  Diversity of Uses  

Summary of Douglas Diversity of Uses Survey  

Type of Use  No. of Outlets  Percentage (%)  

Comparison  86  24  

Convenience  26  7 

Retail Service  44  12  

Leisure Service  48  13  

Other Retail Service  -  -  

Financial & Business 
Service  

39  11  

Health & Medical  30  8 

Public Service  14  4 

Religious Service  2 1 

General Office Use  -  -  

Overall Vacancy  74  20  
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Total  363  100  

 

3.9.17  It is clear from the above table that the  Douglas town centre has a random but diverse mix 

of uses within the different shopping centres. The majority of use is comparison retail and 

there is no general office use in Douglas. Overall, there is a high level of vacancy of 20%  

(this figure refers to  vacant units and therefore is slightly different to the vacancy figure of 

18% when dealing with floor area vacancy) .  

Table 3 .9  Ownership of Uses  

Types of Ownership of Uses  

Ownership Type  Quantity  Percentage( %)  

Independent Units  190  70  

Regional Multiples  9 3 

National Multiples  5 2 

Irish/UK Multiples  63  23  

International Multiples  6 2 

 

3.9.18  From the above table it is clear that the predominant ownership is independent units and 

large number Irish/UK multiples. A high level of independent owners shows the history of the 

town centre has been largely independent operators and there has not been much 

investment in international operators.  

Pedestrian Footfall  

3.9.19  Footfall is a standard measure of vitality in shopping ce ntres and in Town Centreôs. In order 

to provide a comparative analysis of the footfall in Douglas, there have been a number of 

surveys being carried out by the survey teams.  

3.9.20  Surveys of footfall in Douglas during 2012 indicated a low level of daytime activi ty. The 

predominant footfall was within the Douglas Village Shopping Centre and Douglas Court 

Shopping Centre, attributed to the existence of anchor stores (Tescos and Dunnes) in both 

centres. Higher footfalls were recorded on Thursday, Friday and Saturday s.  

Rentals  

3.9.21  Rental values are a good indicator of prosperity and if compared with other similar centres in 

a city or town can provide comparison between them to indicate how the town centre is 

prospering. In the past during the boom period, the 2007 retail  survey said that the rental 

values were varied between ú750/sqm and ú1300/sqm in Douglas Village. This value derived 

in the 2007 Retail Survey compares favourably with Wilton (ú1200/sqm) but not with Mahon 

(ú2000/sqm) and the City Centre average (ú1700-22 00/sqm). However, it was higher than 

Blackpool average of ú645/sqm. 

3.9.22  In the light of the economic downturn facing the country, the rental structure in Douglas and 

elsewhere has changed. In some cases rental agreements are negotiated individually by the 
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tenant and landlord and although some of the rents have been maintained from the 2007 

period, generally rental values have fallen since 2007.  

Vacancy  

3.9.23  Figures released by Experian, a global information services company in 2010 show that 

County Corkôs overall average retail vacancy rate was estimated to be 17.3%.  Irelandôs 

County Average was 14.7%.  Balbriggan Town Centre Health Check prepared in 2010 

estimated that an average pre - recession national vacancy rate would be in the 10 -12% 

region  

3.9.24  According to a 2010 study in Scotland (Moray Town Centre Health Check Assessment) the 

Scottish average vacancy in 2010 was 10%.  Of 5 towns studied in the Moray Study, which 

was considered somewhat comparable based on the size and scale of its towns to those of 

Cork, the  best town centres had a rate of vacancy no lower than 6%.  It is suggested 

therefore that a rate of 10% or lower could be considered to be a very reasonable rate of 

vacancy given current economic conditions.  Even in the most favourable economic 

circumsta nces National Prime High Streets often only have a level rarely lower than around 4 

or 5%.   

3.9.25  In the current context it could therefore be assumed that towns with an overall vacancy in 

the region of 8 -13% can be considered to be performing relatively well.  Those towns in the 

14 -19% category should be closely monitored to ensure there is no further deterioration.  

Towns with an overall vacancy level over 20% may have reached a critical point where 

careful consideration needs to be given in relation to any fu ture retail development.   

3.9.26  The retail vacancy in Douglas varies considerably from the high levels in Douglas Village 

Shopping Centre and St Patrickôs Woollen Mills to the low values in Douglas Court Shopping 

Centre. Overall the average of 20% is higher tha n the national average of 15%. The total 

vacancy represents approximately 9,500sqm of floor space and this figure is considered to 

be too high for vibrancy and vitality in the centre.  The need to fill vacancy m ust be a priority 

and must  be addressed by th e strategy (see chapter 8).  

Issues Emerging  

3.9.27  The following issues arose as a result of the Retail Land Use & Health check analysis  

Â As a District Shopping Centre in the Cork Metropolitan Area, Douglas has a number of 

fragmented retail shopping centres (Dougl as Court, Douglas Village Shopping Centre, 

East Village and St Patrickô Woollen Mills) that exhibit pedestrian severance issues 

affecting its overall accessibility, safety, amenity levels and commercial vitality.  

Â In 2012, there is an overall retail floor area of 51,625sqm (net), of which 27% is 

comparison and 17% is convenience retail. Douglas has the largest convenience retail 

floor space in comparison with the other district centres in Metropolitan Cork, with 

three large supermarkets and no discount stor e.  

Â The diversity of land uses in Douglas show that the village is well served by leisure, 

finance, health and retail services , but could be improved in the provision of public 

services . 
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Â Although there is a diversity of retail mix in each of the retail cha racter areas, there is 

a high overall vacancy rate (20%), which is higher than the national average. Each 

retail areas have different vacancy rates with St Patrickôs Woollen Mills and Douglas 

Village Shopping centre showing the highest rates (42% and 28% r espectively).  

Â The predominant reason for travel to Douglas is the convenience and comparison 

shopping in Douglas Court and Douglas Village Shopping Centres.  

Â Good diversity of retail floor space with three major supermarkets. Each retail 

character area has a different mix of retail floor space . 

Â The majority of retail outlets are owned and run by small independent businesses 

(70%).  

Â There is no general office floor space in Douglas resulting in a lack of day time 

population and contributing to a lack of vibran cy.  

Â Vibrancy and vitality in Douglas has declined in line with the downturn of the economy 

with lower footfalls, higher vacancy rates and lower rentals . 

3.10  Community, Open Space and Recreation Facilities  

3.10.1  In 2009, Cork County Council commissioned Colin Buchanan's to prepare an audit of the 

Social, Recreation and Community Infrastructure in Cork City South Environs, including 

Douglas. The report did an area by area analysis of all infrastructure covering sports and 

recreation facilities , education , health , community and social facilities and identified a 

number of gaps in the provision , based on demographic analysis, future growth patterns , 

standards used and best practice elsewhere. The finding of the report indicated the 

following:  

Â In considering the cur rent provision of sports facilities in Garryduff, Douglas GAA, 

College Corinthians, Douglas Hall AFC and the community park, there is a deficit of 

sports and recreation facilities.  

Â The developed ancillary open space within the residential areas of Douglas comprise 

48 hectares and using the Council's standard of 12 -18%, this shows a deficit in 

provision of between 20 -54ha of residential open space. However, no qualitative 

analysis of the open space has been done and there are other large non - residential 

area s of undeveloped open space around Vernon Mount in the close proximity to the 

former landfill in the Cork City over the North Ring Road (N25).  

Â This former landfill will be developed into a regional park for the residents of south 

environs of the city and it will be important that pedestrian/cycle way connectivity be 

improved to the proposed Regional Park at the former landfill in the city, from 

Douglas.  

3.10.2  Other private open spaces in the Douglas area are the Douglas Golf Course, comprising a 

prestigious 18 h ole golf course and clubhouse on a strategic location on 54 hectares; Douglas 

GAA, comprising two playing fields and a clubhouse, ancillary uses in a strategic location off 

Douglas West Road; Frankfield Golf Course comprising an 18 holes golf course and 

substantial driving range and practice area and club house and Vernon Mount, comprising a 

period house and 7.7ha of steeply sloping land covered with trees and currently used as a 

bike track with dedicated access off South Ring Road at Kinsale Road Roundabou t.  
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3.10.3  Organized public open space in Douglas are available at the public park comprising a 

community hall, playground and treed walks linking the Lions Club with the Douglas Village 

Shopping Centre. There are also a number of informal open spaces along the ri ver valleys. 

The community park and other informal open spaces along the river valleys have on-going  

public order and anti -social  order issues that have come to the notice of the Gardai. The 

predominantly young teenage offenders frequenting these green are as are engaged in illegal 

alcohol and drug abuse as well as criminal activities such as damage to property/vehicles, 

theft, assaults and public disorder. This anti -social  behaviour has a detrimental effect on the 

use of the green areas, which have huge pot ential for recreation and pedestrian/cycle 

connectivity within Douglas.   

3.10.4  In terms of organised leisure facilities, Douglas has no community based leisure/health 

centre and an opportunity exists for the provision of an accessible leisure facility in close 

proximity to the existing schools and sporting facilities. In addition, an opportunity exists for 

the construction of a primary health care centre, where the Health Service Executive co -

ordinate the provision of health services in one building that is acce ssible to all, preferably in 

a town centre location, to benefit from public transport access and pedestrian/cycle access. 

Facilities provided in this multi -purpose building could include doctors, physiotherapy, a 

pharmacy and a mixture of other similar hea lth professionals.  

3.10.5  Although the provision of open space and recreational facilities is inadequate at the moment 

in Douglas, when compared with the population and facilities available in the adjacent City 

Council area, the provision of open space deficit is somewhat reduced. However, any new 

development would be required to provide new open space and recreational facilities and it is 

also very important to improve connectivity/accessibility to the different open spaces 

throughout the area.  Other sporting f acilities in close proximity or adjacent to the study area 

include Douglas Tennis Club, Nemo Rangers GAA Club, Tramore Athletic Soccer Club, 

Ceanntar na Cathrach GAA pitches in Ballinlough, Gus Healy Swimming Pool and Cork Con 

Rugby Club . 

Issues Emerging  

Â The existing recreational facilities are not easily accessed and there is a need to 

improve connectivity between them ;  

Â  Many of the existing open spaces and river valleys, which have potential for improved 

connectivity, have anti -social  behaviour problems ;   

Â Any new development would be required to provide additional open space and 

recreation  facilities;  

Â Whilst previous surveys undertaken about community facilities in Douglas have shown 

that there is no shortage, this study has identified the need for a multi -purpose 

building which will allow for both l eisure and community facilities; and  

Â Whilst there are numerous sporting facilities in Douglas, there is a need for additional 

playing pitches to be provided to serve the growing demand in the area.  

3.11  Environmental  Considerations  

3.11.1  In terms of built heritage, Douglas has two streets designated as Architec tural Conservation 

Areas (West Douglas Street and East Douglas Street)  and there are a number of buildings 
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that are Protected Structures  and listed in the National In ventory of Architectural Heritage 

(NIAH)  and areas of archaeological significance, showing that heritage value of its origins.  

3.11.2  The Habitats survey of the Douglas area showed that there a number of ecological corridors 

along the river valleys linking valuab le habitats in the area. Douglas is in close proximity to 

the Special Protection Area of the Cork Harbour and any new devel opment would need to 

take cognis ance of the need to protect this habitat.  

3.11.3  The Flood Risk Assessment Report for the Douglas area of the Carrigaline Electoral Area 

Local Area Plan 2011 shows an area along the Ballybrack Stream  south of Tramore River that 

is considered subject to flood risk. Any development proposals to be carried out in this area 

would have to be subject to detailed flood risk assessment in terms of the Guidelines.  The 

Land Use and Transportation Strategy will therefore take this into consideration in preparing 

any future land use development strategy . 

3.11.4  An Environme ntal Report, prepared under the Strategic Environmental Assessment 

Regulations (2004), accompanies this final report and contains a detailed environmental 

baseline survey. In addition, this final report is also accompanied by a Screening Report for 

the Hab itats Directive Assessment (HDA).  
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4 Existing Public Realm  Conditions  in Douglas  

4.1  Introduction  

4.1.1  To establish the c urrent public realm conditions in Douglas Village a public realm assessment 

of the urban environment was carried out. The main aim of this survey was to identify 

deficiencies in the streetscape which would be remedied through best practice urban design 

int erventions and methodology. Urban Design is the process of shapi ng the public realm  for 

life in our cities, towns and villages. One of the key issues which the DLUTS will seek to 

address and deliver on  is h ow the public realm works together with the built form and 

transportation issues. It is acknowledged that the public realm in Douglas is poor and with 

the successful implementation of DLUTS, opportunities will present themselves where streets 

and junctions can be visually and physically improved and pedes trian movement can be 

prioritised.  It is the intention of this report to increase the permeability of access to Douglas 

village and  within the village.  

4.2  Site Assessment  

4.2.1  There are two access points from the city to Douglas along the Douglas Road and the Sou th 

Douglas Road. Both  of  these access roads pass under the N40. These create very restrictive 

entrances and act as pinch points from the villa ge to the city vice  versa. These pinch points 

restrict the options for improving the permeability to the north of Douglas Village and for 

devising improvements to the vehicular movement along those roads. The established built 

form of Douglas is dominated by the two shopping centres and the Mill retail complex, the 

hierarchy of roads that serve them and the el evated N40 road. Their form and layout 

dominate the village and act as independent isolated destinations within the Cork suburb 

that act as magnets drawing in customers from the environs.  The shopping malls sit at 

either end of the village and are complet ely self -contained and car dependant which 

functionally ignores the existing historic village centre, once thriving with activity.  The 

resultant feature is that these major roads act as barriers to movement across them, 

creating severance and fragmenting urban areas. Movement between the fragments 

becomes a purely mechanical experience rather than a sensory and social experience.  

4.2.2  The approach into Douglas from the city under the N40 is unattractive as it is dominated by 

car junctions. Figure 4.1 demonstrates how Douglas Village is hemmed in by roads with the 

N40 and the Douglas relief road. The link between  the two shopping centres favours the car 

rather than the pedestrian with wide roads and visually unattractive and potentially unsafe 

pedestria n ways. The formal route is to walk along the footpath on the relief road leaving 

one open to the noise and the dangers of vehicles.  There is an informal walking route to the 

rear of the filling station and through the surface level car park at the cinema . However the 

option here is to either climb  over a wall or continue on the footpath. Other pedestrian 

linkages involve walking through the east village crossing through the McDonalds forecourt 

and using the pedestrian crossing on the relief road into Doug las Court Shopping Centre.  

4.2.3  The pe destrian crossings in Douglas, p articularly over the relief road, put the onus on the 

vehicle driver to stop to let the pedestrian cross  thus  the action of the pedestrian is sub 

servant to the car. The solution is to make the car driver subservient to the pedestrian at 

crossing points by the provision of wide, raised and well landscaped pedestrian crossings 

with the floorscape, lights and other devices used to define the crossing area. Pedestrian 
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priority becomes obvious on ce the change of material is encountered. Rather than the relief 

road being viewed as a distributor road its visual appearance could be changed to be that of 

an urban avenue. The road can become a street to promote social and commercial activity 

once the t raffic is slowed to a safer pace. The best way to achieve this is to design the 

streets that encourage drivers to drive with caution. In any future development scenario the 

arrangement of buildings, spaces and activities can act as a natural traffic calmer  which has 

the double advantage of being visually less intrusive and far more pleasant for pedestrians 

and cyclists.  

4.3  Constraints  

4.3.1  The constraints to public realm improvement and development can be summarised as 

follows. The South Ring Road creates a physic al and visual barrier between Douglas village 

and the greater Douglas residential area and the city to the North of that road. It is also a 

generator of noise pollution. The R610 that was built to by -pass Douglas Village creates 

heavy traffic and visual se gregation between the Douglas Court shopping Centre and the 

óvillageô. The edge is visually aggressive and deters pedestrian movement across the site, 

thereby encouraging the use of motor cars on short trips.  
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Figure 4 - 1  Constraints  
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4.3.2  Examples of constraints within Douglas include:  

Â The Churches and the graveyards as well as the privately owned vacant land are 

constraints in that they prevent future development and further enhance ment as well 

as easy access across the village.  The re  are also opportunities associated with these 

sites in that they can provide for historical reference, solitude of place, rural 

atmosphere, etc.  

Â Each junction at the entry points to Douglas Village and the major Junction on the 

R610 do not define ógatewayô points to the village in that they are unattractive 

aesthetically and have no definitive signature. There is also little definition of space as 

regards the pedestrian and car interface.  

Â The entire rout e of the R610 is visually weak in terms of defining edge and landscape.  

It is particularly weak from the Intersection at Douglas East Road to the Roundabout 

entrance at the Douglas Court Shopping Centre.  

Â Almost the entire streetscape of Douglas Village re tail area is unattractive visually due 

to poor quality of materials, visual clutter, and little to no definition of spatial use.  The 

pedestrian routes through the back lands between the Douglas East Road and the 

Douglas Village shopping Centre is particul arly bad as there is dereliction and 

undefined car parking and delivery.  

Â There are major physical barriers to pedestrian movements within the village, 

particularly from east to west.  These are due to the walled graveyards, the privately 

owned undeveloped land, the cul -de-sac housing estate developments, the barrier 

along the west edge of the river and the long developed lots of land facing on to the 

Douglas East Road.  

Â The lack of easy access to the  community  park makes it less useable for residents and 

vis itors other than as a thoroughfare.  The river in the park is not valued as an 

amenity and the park facilities are minimal and of a low quality.  

4.4  Desire Lines  

4.4.1  Desire lines in this instance are indicated as desired pedestrian movement patterns between 

points  of interest (POI). P oints  of interest can be shopping precincts, amenity facilities, 

historic and religious facilities, residential areas etc.  
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Figure 4 - 2  Desire Lines  

 

 


































































































































































































































































































