An
Bord Board Order

Pleanila ABP-309152-21

Planning and Development Acts 2000 to 2020
Planning Authority: Cork City Council

Planning Register Reference Number: 20/39597

Appeal by Irish Conference and Leisure P@ ed care of The
Planning Partnership of The Coach H ion, Blackrock Road, Cork,
against the decision made on the 8t mber, 2020 by Cork City

Council to refuse permission fofthe proposed development.

Proposed Developmept: B ion for the construction of a mixed-use
development (totalli 51 square metres Gross Floor Space) at site of

the former Blar, ! and Leisure Centre complex of approximately

opment will consist of (1) an 80-bedroom Hotel

betwegn thr nd four sioreys with ancillary facilities to include foyer and
i a, residents lounge, fitness facility and activity suite, two meeting
r sgback of house and staff facilities, external plant, rooftop garden,
op photovoltaic solar panel array extending to a maximum of 657.50
quare metres, associaied signage, 74 number vehicular parking spaces
(three number disabled, five number EV charging spaces and 66 number
regular) and eight number bicycle parking spaces. (2) A licensed supermarket
(2,205.41 square metres Gross Floor Space and Net Retail Sales Area of '
1,418.25 square metres) ranging in equivalent height from one to two storg-:ays_i. |
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with ancillary facilities to include entrance pod, public facilities (including lobby
and toilets), staff facilities (including lobbies, operations office, meeting room,
canteen, locker room, showers and toilets), storage (including cold storage),
IT room, plant room, and delivery area, rooftop photovoltaic solar panel array
extending to a maximum of 563.29 square metres, corporate signage

(comprising two number building mounted corporate internally illuminated

o number two storey buildings (Block 1 and Block 2); eight number two-
hedroom apartment residential units arranged over two number two storey
buildings (Block 3 and Block 4); four number one-bedroom apartment
residential units and 12 number two-bedroom apariment residential units
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arranged over two number four storey buildings (Block 5 and Block 11); six
number two-bedroom apartment residential units over six number three-
bedroom duplex residential units arranged within one number three storey
building (Block 6); three number two-bedroom terrace residential units and
nine number three-bedroom terrace residential units arranged over three
number two storey buildings (Block 7, Block 8 and Block 9); and seven
number two-bedroom apartment residential units over seven number

bedroom duplex residential units, and one number three-bedroom f

terrace residential unit, all arranged within one number buyildin

height between two and three storeys (Block 10). 103 num r
parking spaces arranged throughout the residential schéme d g pment (two
number per three-bedroom residential terrace unit_two 1 per two-

bedroom terrace residential unit, 1.5 number per th oom duplex
residential unit, one number per two-bedroom agsrtm t residential unit, and

an additional 11 number visitor car parking es). 14 number vehicular
mber regular) and 32 number

e office and commercial

buildings. Boundary treatme te and public open spaces (including two

tanks), site a ting, and ali other anciliary and associated site

develop ove and below ground level. Primary vehicular and
pedesfrian agcca®s to the proposed development will be provided via a new
Sj cg’and access road from Saint Ann’'s Road. Pedestrian access to
oppsed development will be further enhanced via new plaza/public
alWareas along the north eastern boundary of the site with Saint Ann’s

ad, located at Saint Ann’s Road, Monacnapa, Blarney, County 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

* compact growth,

the Guidelines for Sustainable Residential Developments in Urban
Areas and the accompanying Urban Design Manual — a Best Practice
Guide, issued by the Department of the Environment, Heritage and

Local Government in May 2009, o

)
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(9)

(h)

(i

0)

(k)

{0

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,

the Sustainable Urban Housing: Design Standards for New Apartments
issued by the Department of the Environment, Community and L
Government in December 2020,

the Design Manual for Urban Roads and Streets (DMUR
the Department of Transport, Tourism and Sport and ghe

the Environment, Community and Local Govern i

the Planning System and Flood Risk ManagemeN®inc ding the
associated Technical Appendices) 2009

the Architectural Heritage Protections GuiNelj for Planning
Authorities issued by the Depa t , Heritage and the
Gaeltacht in October, 2011,

the nature, scale and d n of the proposed development and the
existing availability i of a wide range of social, transport and

nd observations received,

water services ﬁ
the pattern ng£nd permitied development in the area,
iSgi|ens

fthe planning authority, and

he report and recommendation of the Inspector, including the
ination, analysis and evaluation undertaken in relation to

ppropriate Assessment and Environmental | mpact Assessment.
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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

Appropriate Assessment Screening document submitted with the appli

proposed development,

the criteria set out in Schedule 7 of the Planning and Development
Regulations 2001, as amended, and
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(e} the features and measures proposed by the applicant envisaged to
avoid or prevent what might otherwise be significant effects on the

environment,

the Board did not consider that the proposed development would be likely to
have significant effects on the environment and that the preparation and

submission of an Environmental Impact Assessment Repoit would not,
therefore, be required.

Conclusions on Proper Planning and Sustainat%,E

Development

The Board considered that, subject to compliance Wigh th ditions set out
below, the proposed development would consiifute Ao eptable quantum,
mix and density of development in this aceéssibleand central urban village
location, would not seriously injure th r visual amenities of the
area, would enhance the amenity off rists, would not seriously
injure the character of the neard Architectural Conservation Area, would be
acceptable in terms of desi mix and quantum of development,
would be acceptable inyfe ofpedestrian and cyclist safety and would
provide an accept eresidential amenity for future occupants. The
proposed dev g uld, therefore, be in accordance with the proper

planning a Ingble development of the area.

o
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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 Blamey Architectural
Conservation Area which encompasses the town centre and Blarney Castle
and Estate. The Board also noted the site’s zoning objective for regeneration
under development objective BL RA 01 of the Blarney Municipal District Local

Area Plan 2017 and its identification as a sensitive strategic site wherein any™ 9

-lanning and Development Act 2000, as

at the proposed development would, therefore, be

The Board considered the specific development objective for the zone is for
development to include a range of town centre uses including a hotel, leisure
centre, offices, residential and appropriate convenience, comparison and

. . N (L
tourist related retail uses. oY ¢
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The Board considered that the proposed site layout and arrangement
including the convenience retail unit and associated car parking, the hotel,
café, residential and other proposed uses, represent an appropriate mix of
convenience and tourist related retail uses on the designated sensitive urban

site in close proximity to the town centre.

Therefore, the Board was satisfied that the proposed development o)

material contravention of the special policy area zoning for the sj

not militate against but rather align with the goal of objective £SO of e
local area plan which seeks to promote the further devel of Blarney as
a key tourist destination. Therefore, the Board did not i¥necessary to
invoke Section 37 (2)(b) of the Planning and Deve n 2000, as
amended, and considered that the proposed &e!o ent would, therefore,

be in accordance with the proper plannin d susyainable development of

the area. @

Conditions

1. The development sh

the plans and pa
otherwise iredTn order to comply with the following conditions.
Where,s

au 6& veloper shall agree such details in writing with the
lanni thority prior to commencement of development and the

ment shall be carried out and completed in accordance with the
ed particulars.

itlons require details to be agreed with the planning

Reason: In the interest of clarity.

T Y
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2. The period during which the development hereby permitted may be
carried out shall be five years from the date of this Order.

Reason: In the interest of the proper planning and sustainable
development of the area.

3.  All mitigation and monitoring measures outlined in the plans and

particulars, including the Ecological Impact Assessment, the Preling n

Construction Environmental Management Plan, the Flood Ris

ansportation and mobility

rethgavised plans and particulars

Théterials used in any roads and footpaths provided by the
developer shall comply with the detailed standards of the planning

" authority for such road works.

All works to the public roads, footpaths and cycle ways shall be
completed to the satisfaction of the planning authority.

'%'!Ix
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(d) A detailed Construction Traffic Management Plan shall be
submitted to, and agreed in writing with, the planning authority prior
to commencement of development. The plan shall include details of
arrangements for routes for construction traffic, parking during the
construction phase, the location of the compound for storage of
plant and machinery and the location for storage of deliveries t

site.

(e) The developer shall submit a Mobility Management P
details of the car parking design, layout and manage t tQthe
planning authority for written agreement prior ta.th

commencement of development.

Reason: In the interests of traffic, cyclist and an safety and to

protect residential amenity.

The car parking facilities herebw/be e all be reserved solely to

serve the proposed developme Spelces shall not be utilised for

velopment site shall be managed based on a

op » & detailed Car Parking Management Plan shall be

bmitied for written agreement with the planning authority.

ason: To ensure that adequate parking facilities are permanently

available to serve the proposed residential units.
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6. 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

the planning authority prior {o comgeng

Thereafter, all signs, and dwelling

s e proposed name(s) shall be

based on local historicale saphical features, or other alternatives
acceptable to the plghn

signage relatinggdo 1

R AL
.
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10.

V

Details of the materials, colours and textures of all the external finishes
to the proposed buildings shall be as submitted with the application,
unless otherwise agreed in writing with the planning authority prior to
commencement of development.

Reason: In the interest of visual amenity.

The areas of open space, as shown on the lodged plans shall b

landscaped in accordance with the landscape scheme sub
Bord Pleanala with this application, unless otherwise agr
with the planning authority. The landscape scheme s i mented
fully in the first planting season following completifin velopment,
and any trees or shrubs which die or are re ved withipithree years of

planting shall be replaced in the first planting hereafter. This
work shall be completed before any %el gs are made available
I

for occupation. Access to green
unless for maintenance purpos

Reason: In order to ensuteNthe satisfactory development of the public

all be strictly prohibited

and communal open &pace s, and their continued use for this
purpose.
Public lig | be provided in accordance with a scheme, which

|
shall ipc tihg along pedestrian routes through open spaces,
de N shall be submitted to, and agreed in writing with, the
@ thority prior to commencement of development. Such lighting
S provided prior to the making available for occupation of any
dielling.

Reason: In the interests of amenity and public safety.
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11.

12,

g I8

14.

Water supply and the arrangements for the disposal of foul water, shall
comply with the requirements of the planning authority for such works

and services.

Reason: In the interest of public health and to ensure a satisfactory

standard of development.

Reason: In the interest of public health.

Drainage arrangements, including the attenuation '-“'-"_' sal of
surface water, shall comply with the require planning
authority for such works and services. i\

management.

No additional developmepis

w{‘\)
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15.  The management and maintenance of the proposed residential elements
of the development following its completion shall be the responsibility of
a legally constituted management company. A management scheme
providing adequate measures for the future maintenance of public open
spaces, roads and communal areas shall be submitted to, and agreed in
writing with, the planning authority prior to occupation of the

development.

Reason: To provide for the satisfactory future maintenan

development in the interest of residential amenity.

16. The developer shall facilitate the archaeological gbpraisal @#the site and
shall provide for the preservation, recording and protectidn of

archaeological materials or features which ma ithin the site. In

this regard, the developer shall:

(@) notify the planning authorit t least four weeks prior to

the commencement of an 2tion including hydrological and

geotechnical investigations relating to the proposed development,

and

&

(b) employ gsiiita alified archaeologist prior to the
com %“E‘D of development. The archaeologist shall assess
% onitor all site development works.
€ ass ent shall address the following issues:
< i : the nature and location of archaeological material on the site,
and

(if) the impact of the proposed development on such
archaeological material.

\
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A report, containing the results of the assessment, shall be submitted to
the planning authority and, arising from this assessment, the developer
shall agree in writing with the planning authority details regarding any
further archaeological requirements including, if necessary,

archaeological excavation prior to commencement of construction works.

In default of agreement on any of these requirements, the matter sh

be referred to An Bord Pleanala for determination.

17. The construction of the development shall bg

-‘ ' -::_::

.

(S
with a final Construction and Environmental
"5:._'_.

iththe planning authority

N e

b ) o e . .
construction practice for the
&

o
the constrlctiopm

s ale
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18.  The site development and construction works shall be carried out in such
a manner as to ensure that the adjoining roads are kept clear of debris,
soil and other material, and cleaning works shall be carried on the
adjoining 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 vici

19.  Construction and demolition waste shall be managed in accefda

submitted to, and agreed in writing with, the plannin
commencement of development. This plan shall e

accordance with the “Best Practice Guidelin n th

olition Projects”,

Waste Management Plans for Constructi a
published by the Department of the ironNgen® Heritage and Local

Government in July, 20086.
Reason: In the interest of usta&te management.

orks shall be carried out only between

20. Site development an
ndays to Saturdays inclusive, and not at all

the hours of 070045 980
on Sundays apd % olidays. Deviation from these times will only be
allowed | %alireumstances where prior written approval has

i the planning authority.

been
ea&order to safeguard the residential amenities of property in

Vicjhity.

!”—i
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21. All service cables associated with the proposed development such as
electrical, telecommunications and communal television shall be located
underground. Any relocation of utility infrastructure shall be agreed with
the relevant utility provider. Ducting shali be provided by the developer to
facilitate the provision of broadband infrastructure within the proposed

development.

Reason: In the interests of visual and residential amenity.

A e .:..;‘:.1

with an interest in the l ON[O WIS the application relates shall enter

jith the planning authority in relation to the

authonty or any other prospective party to the agreement to An Bord

Pleanala for determination.

Reason: To comply with the requirements of Part V/ of the Planning and
Development Act 2000, as amended, and of the housing strategy in the

development plan of the area. ik
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24. Prior to the commencement of any house or duplex unit in the

25,

9

development as permitted, the applicant or any person with an interest in
the land shall enter into an agreement with the planning authority (such
agreement must specify the number and location of each house or
duplex unit), pursuant to Section 47 of the Pianning and Develop

Act 2000, as amended, that restricts all houses and duplex unj

permitted, to first occupation by individual purchasers i.e.

being a corporate entity, and/or by those eligible for t of
social and/or affordable housing, including cost
Reason: To restrict new housing developme y persons of a

particular class or description in orderio e ur adequate choice and

supply of housing, including affor usifg, in the common good.

Prior to commencement evelopment, the developer shall lodge with

the planning authorit osit, a bond of an insurance company,

or other security {¢ reinstatement of public roads which may
be damaged 18port of materials to the site, to secure the
provision s try completion of roads, footpaths, watermains,
drain PRce and other services required in connection with the
dewglopteen® coupled with an agreement empowering the local authority
apply stich security or part thereof to the satisfactory completion of
a of the development. The form and amount of the security shall
as agreed between the planning authority and the developer or, in
default of agreement, shall be referred to An Bord Pleanala for

determination.

Reason: To ensure the satisfactory completion of the development.
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26. 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

the Scheme.

Reason: |t is a requirement of .7;_'-'

. rﬁ;" = . . 0
as amended, that a conditiongequ g@ sBrtribution in accordance with
the Development Contri anheme made under section 48 of the Act

A

duly authorised to authenticate
the seal of the Board.

Dated this ]ty‘“' day of Recembst 2021.
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