An
Bord Board Order

Pleanala ABP-308670-20

Planning and Development Acts 2000 to 2021

Planning Authority: Cork City Council

Planning Register Reference Number: 20/39502

Appeal by JAW Asset Holdings Limited capé of nning of 5 Joyce
House, Barrack Square, Ballincollig, Cg

on the 19" day of October, 2020 by d @‘
the proposed development.

gainst the decision made

ouncil to refuse permission for

Proposed Developme @ truction of a three-storey primary care centre
with five numbe %oor retail units and café. The proposed primary care
centre will ¢ ption/waiting areas and associated offices,

consultagion nd staff welfare areas. The proposed development will
involvej ition of an existing dwelling fronting Saint Ann's Road and
i single storey café at this location. The proposed development
ovision for the upgrade of the junction of the R617 and Saint Ann's

to provide for a roundabout and access to the proposed primary care

ntre and includes revisions to an existing surface car park to facilitate the

proposed access to the scheme, all at Saint Ann's Road, Monacnappa,
Blarney, Cork.
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Decision

GRANT permission for the above proposed development in accordance
with the said plans and particulars based on the reasons and

considerations under and subject to the conditions set out below.

Matters Considered

In making its decision, the Board had regard to those matigr , by
virtue of the Planning and Development Acts and Re i0 de
thereunder, it was required to have regard. Suchgfiattelg’inefuded any

submissions and observations received by it jfjacco e with statutory

provisions. @

Reasons and Consider

In coming to its decid had regard to the following:
(@) the location©f th

for neration,
@o icies and objectives of the Cork County Development Plan 2014,

the National Planning Framework, which identifies the importance of

ite in an established urban area, with the site zoned

compaci growth,
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(d) the Urban Development and Building Heights Guidelines for Planning
Authorities, prepared by the Department of Housing, Planning and Local
Government in December 2018, and particularly Specific Planning Policy
Requirement 3,

(e) the Design Manual for Urban Roads and Streets (DMURS) issuedB
Department of Transport, Tourism and Sport and the Depart

Environment, Community and Local Government in Mar 01

()  The Planning System and Flood Risk Manageme the
associated Technical Appendices), 2009,

(@) the Architectural Heritage Protection uidglingg*for Planning
Authorities (2011),

(h) the nature, scale and design of t ed development, and the

existing availability in t of a wide range of social, transport and

water services infr

(i) the pattern % d permitted development in the area,

() the issi and observations received,

(k decksion of the planning authority, and

| € report and recommendation of the Inspector including the
examination, analysis and evaluation undertaken in relation to
Appropriate Assessment and Environmental Impact Assessment.

L s s
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Appropriate Assessment Screening

The Board completed an Appropriate Assessment screening exercise in
relation to the potential effects of the proposed development on designated
European Sites, taking into account the nature, scale and location of the

proposed development within a zoned and serviced urban area, the

inspector's report for this case and the Inspectors report on the adjoipi

had regard to the conclusions reached by the Inspector on t
(appeal reference number ABP-309152-21) which is closef o

itself.or i@ combination

lght, mix and quantum of development, would be acceptable in terms of

pedestrian and cyclist safety and would provide an acceptable form of
residential amenity for future occupants. The proposed development would,
therefore, be in accordance with the proper planning and sustainable

development of the area. o Nt of
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In deciding not to accept the Inspectors recommended first reason for refusal
the Board noted the site’s location adjacent to the Blarney Architectural
Conservation Area which encompasses the town centre and Blarmey Castle
and Estate. The Board also noted the site’s zoning objective for regeneration
under development objective BL RA 01 of the Blarney Macroom Municipal

District Local Area Plan 2017 and its identification as a sensitive strategic git@
wherein any future development will need to protect and enhance the %
character of the area and views of the castle and be of a high-quali

architectural design.
The Board was satisfied that the proposed developmer% ard to its
ceptab

design, layout, scale and massing would be visually ac , and would
not seriously injure or detract from the charactes an of the
Architectural Conservation Area or the widey herggeWalue of the area.

Furthermore, the Board was satisfied thz veiopment does not

compromise the landscape heritage d :
of the plan. The proposed develgpmenthtiefe Ore, would not seriously injure
the amenities of the area

In deciding not to accept the ectors recommendation to refuse on the

basis that - havi he objectives of the development plan in respect

of regeneratiof sj 01 and Special Policy Area BL-X-O1 as designated
in the BI M

site fofms part, #at the proposed development would constitute piecemeal

m Municipal District Local Area Plan of which the appeal

engwhich could potentially prejudice the appropriate development of
inder of the BL-X-01 lands, - the Board concluded that when
s@&sed in tandem with the proposed development as submitted under
peal reference number ABP-309152-21 on the adjoining site, the proposed
development represented an integrated and coordinated design approach to
achieving the objectives as set out above in the Blarney Macroom Municipal
District Local Area Plan and would, therefore, be in accordance with the 5
proper planning and sustainable development of the area.

+

)
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In deciding not to accept the Inspectors’ recommendation to refuse on the
basis that the proposed development would seriously detract from the
residential amenity of existing occupants of the dwelling forming part of the
semi-detached pair with that proposed for demclition, the Board was satisfied
having regard to the scale, disposition and layout of the proposed
development that it respected the scale of the adjoining property and wo

not seriously injure its residential amenity.

In deciding not to accept the inspectors recommendation for n

basis of potential impacts on Natura Sites, Cork Harbour $pegi ection
Area (Site Code:004030) or Great Island Channel Sp jial A

Conservation (Site Code: 001058), the Board conglud et out above in

the Appropriate Assessment Screening that propgsef development would
in the vicinity, be likely

in view of the conservation

therefore, required and accorgifpgiy Board was not precluded from

granting permission in ,

:’ \,! Y, )l"") f
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Conditions

1. The development shall be carried out and completed in accordance with
the plans and particulars lodged with the application, except as may
otherwise be required in order to comply with the following conditions.

Where such conditions require details to be agreed with the planning
authority, the developer shall agree such details in writing with the
planning authority prior to commencement of development an

development shall be carried out and completed in accordagfce t

agreed particulars.

Reason: In the interest of clarity.

2. Details of the materials, colours and textues o tae external finishes
to the proposed buildings shall be as@n ith the application
unless otherwise agreed in writi t nning authority prior to
commencement of developmenm of agreement the matter(s) in
dispute shall be referr ord Pleanala for determination.

ed te%dn B

Reason: In the inte %amenity.

3. The car par, @ereby permitted shall be reserved solely to
serve thdpr effdevelopment. The spaces shall not be utilised for
any rp e, including for use in association with any other uses of

e devel ent hereby permitted, unless the subject of a separate
t offplanning permission. Car parking spaces shall not be sold,
ed or otherwise sub-let or leased to other parties. Car parking
erving the entire development site shall be managed based on a
Q detailed car parking management plan. Prior to commencement of
development, a detailed car parking management plan shall be
submitted to and agreed in writing with the planning authority.

Reason: To ensure that adequate parking facilities are permanently
available to serve the proposed residential units,

i

3
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4. A minimum of 10% of all car parking spaces shall be provided with
functioning electric vehicle charging stations or points, and ducting shall
be provided for all remaining car parking spaces facilitating the
installation of electric vehicle charging points or stations at a later date.
Where proposals relating to the installation of electric vehicle ducting

and charging stations or points has not been submitted with the
application, in accordance with the above noted requirements, suc Q
proposals shall be submitted to and agreed in writing with the p&& )
authority prior to the occupation of the development.

Reason: To provide for and/or future proof the devel n as

would facilitate the use of electric vehicles.

A comprehensive boundary treatment an ndsgaping scheme shall be

submitted to and agreed in writing # W planning authority, prior to

commencement of development. T @‘- Ae shall include the

following:

including heights, materials and finishes.

The boundary freatment and landscaping shall be carried out in
accordance with the agreed scheme.

Reason: In the interest of visual amenity.

il N
; {i f |
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6. Public lighting shall be provided in accordance with a scheme, which
shall include lighting along pedestrian routes through open spaces
details of which shall be submitted to, and agreed in writing with, the
planning authority prior to commencement of development. Such lighting
shall be provided prior to the making available for occupation of any unit,

Reason: in the interests of amenity and public safety. ; Q

7. Woater supply and the arrangements for the disposal » shall
comply with the requirements of the planning authgrit works
and services.

Reason: In the interest of public healtlpan efgure a satisfactory

standard of development. :

8.  Prior to commenceme lopment, the developer shall enter into
water and/or waste I dQnnection agreement(s) with Irish Water.
Reason: ln;% of public health.

9. ainage PFfangements including the attenuation and disposal of surface
r, ghall comply with the requirements of the planning authority for

works and services.

Q Reason: In the interests of public health and surface water
management.
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10. No additional development shall take place above roof parapet level,
including lift motor enclosures, air handling equipment, storage tanks,
ducts or other external plant, telecommunication aerials, antennas or
equipment, unless authorised by a further grant of planning permission.

Reason: To protect the residential amenities of property in the vicinity

and the visual amenities of the area.
11. The developer shall facilitate the archaeological apprat

this regard, the developer shall:

(a) notify the planning authority in wrilj

(b) employ a suitapty - d archaeologist prior to the
eopment. The archaeologist shall assess

the impact of the proposed development on such

archaeological material.

A report, containing the results of the assessment, shall be
submitted to the planning authority and, arising from this
assessment, the developer shall agres in writing with the planning
authority details regarding any further archaeological requirements
including, if necessary, archaeological axcavation prior fo
commencement of construction works.
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12.

13.

In default of agreement on any of these requirements, the matter
shall be referred to An Bord Pleanala for determination.

Reason: In order to conserve the archaeological heritage of the area
and to secure the preservation in-situ or by record and protection of
archaeological remains that may exist within the site.

prior to commencement of development.

alia: details of proposals as relates to

compounds, details of intended
development, including nojge an management measures,
details of arrangement es for construction traffic, parking during

8§, ahd off-site disposal of construction/demolition

s

Reasoni{n int€fests of public safety and residential amenity.,

e sﬁ&elopment and construction works shall be carried out in such
nn;

r as to ensure that the adjoining roads are kept clear of debris,

the construction p

waste and/or by-1

and other material, and cleaning works shall be carried on the
djoining public roads by the developer and at the developer's expense
on a daily basis.

Reason: To protect the residential amenities of property in the vicinity.

e N

ABP-308670-20 An Bord Pleanala Page 11 of 14



14. Construction and demolition waste shall be managed in accordance with
a construction waste and demolition management plan, which shall be
submitted to, and agreed in writing with, the planning authority prior to
commencement of development. This plan shall be prepared in
accordance with the “Best Practice Guidelines on the Preparation of
Waste Management Plans for Construction and Demolition Projects”,
published by the Department of the Environment, Heritage and Loc Q

Government in July 2006.

Reason: In the interest of sustainable waste managem Q

15. Site development and building works shall only between
in€lusive, and not at all

on Sundays and public holidays. Devietj hese times will only be

Reason: In order to
the vicinity. é\

16. All sen ic ¢ associated with the proposed development such as

blevant utility provider. Ducting shall be provided by the developer to
Acilitate the provision of broadband infrastructure within the proposed

development.

Reason: In the interests of visual and residential amenity.

(5 A
ABP-308670-20 An Bord Pleanila Page 120114 / )),

£



17.  Prior to commencement of development, the developer shall lodge with
the planning authority a cash deposit, a bond of an insurance company,
or other security to secure the reinstatement of public roads which may
be damaged by the transport of materials to the site, to secure the
provision and satisfactory completion of roads, footpaths, watermains,

drains, open space and other services required in connection with the
development, coupled with an agreement empowering the local %

to apply such security or part thereof to the satisfactory compléti
any part of the development. The form and amount of th

be as agreed between the planning authority and the
default of agreement, shall be referred to An Bord @-
determination.

Reason: To ensure the satisfactory cgmple¥gn &#the development.
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18. The developer shall pay to the planning authority a financial contribution
in respect of public infrastructure and facilities benefiting development in
the area of the planning authority that is provided or intended to be
provided by or on behalf of the authority in accordance with the terms of
the Development Contribution Scheme made under section 48 of the
Planning and Development Act 2000, as amended. The contribution
shall be paid prior to commencement of development or in such ph '&Q

payments as the planning authority may facilitate and shall be

any applicable indexation provisions of the Scheme at the ti f
payment. Details of the application of the terms of the shaif be
agreed between the planning authority and the develdp efault of

such agreement, the matter shall be referred to Bor nala to
me.

determine the proper application of the te of

Reason: It is a requirement of the Pjangi evelopment Act 2000,
as amended, that a condition requi _

the Development Contributiopfs

Paul Hyde
Membgrof An Bord Pleanéla
duly authorised to authenticate
the seal of the Board.

Dated this 25"‘ day of pPecemgert 2021.
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