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An
Bord Board Order

Pleanala ABP-315010-22

Planning and Development Acts 2000 to 2022
Planning Authority: Cork County Council

Planning Register Reference Number: 22/04440

Appeal by Alan Maher care of John MacCarthy and Partners of 16 Mary
Street, Cork and by Ardarostig Developments Limited care of HW Planning of
5 Joyce House, Barrack Square, Ballincollig, Cork against the decision made
on the 12t day of October, 2022 by Cork County Council to grant subject to
conditions a permission to the said Ardarostig Developments Limited in

accordance with plans and particulars lodged with the said Council.

Proposed Development: The demolition of the existing buildings and
structures on site and the construction of a mixed-use development
comprising of five number buildings ranging in height from single storey to
three storeys. The development will comprise 43 number residential units (14
number one bed units and 29 number two bed units) and mixed uses
including retail, offices, pharmacy and a café. Block 1 will accommodate an
anchor retail supermarket which will include the sale of alcohol for
consumption off the premises, with a gross floor area of 2,958 square metres
(net retail area of 1,817 square metres) at ground floor level and 32 number
residential units (eight number one bed units and 24 number two bed units) at
first and second floor levels. Block 2 will accommodate a retail unit with gross

floor area of 369 square metres (net retail area of 319 square metres) at
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ground floor level and offices (360 square metres) at first floor level. Block 3
provides for a café with a gross floor area of 148 square metres (net area of
128 square metres) and pharmacy with a gross floor area of 148 square
metres (net retail area of 128 square metres) at ground level and two number
two bed residential units at first fioor level. Block 4 includes nine number
residential units (six number one bed units and three number two bed units})
over three floor levels. Block 5 will accommodate a retail unit with a gross floor
area of 166 square metres (net retail area of 133 square metres) at ground
floor level. The development will also comprise: the upgrading of the existing
vehicular access from Main Street to provide for a new signalized junction;
provision of a pedestrian/cycle connection to Main Street; car parking; cycle
parking; trolley bays; bin storage; lighting; signage; ESB substations; plant;
hard and soft landscaping; boundary treatments and all other works at Main
Street, Carrigtohill (townland), Carrigtwohill, County Cork.

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.
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Reasons and Considerations

Having regard to the provisions of the Cork County Development Plan 2022-
2028, the Town Centre/Neighbourhood Centre zoning objective for these
lands and the designation as a Regeneration Area CT-RA-01 in Volume 4
South Cork of the development plan, to the location of the subject site within
the town centre of Carrigtwohill, and to the existing pattern of development in
the vicinity of the site, it is considered that, subject to compliance with the
conditions set out below, the proposed development would not seriously injure
the residential amenities of properties in the vicinity, would not be detrimental
to the character and amenity of the area, and would be acceptable in terms of
pedestrian and traffic safety. The proposed development would, therefore, be
in accordance with the proper planning and sustainable development of the
area.

Conditions

1.  The development shall be carried out and completed in accordance with
the plans and particulars lodged with the application, as amended by the
further plans and particulars submitted on the 29* day of June 2022 and
the 15t day of September 2022, and by the further plans and particulars
received by An Bord Pleandla on the 8™ day of November 2022, the 30t
day of November 2022 and the 6% day of January, 2023, 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 shalil agree such details in writing with the
planning authority prior to commencement of development and the
development shall be carried out and completed in accordance with the

agreed particulars.

Reason: In the interest of clarity.
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2. Arevised and comprehensive boundary treatment and landscaping
scheme shall be submitted to, and agreed in writing with, the planning
authority, prior to commencement of development. This scheme shall

include the following: -

(a) details of all proposed hard surface finishes, including sampies of
proposed paving slabs/materials for footpaths, kerbing and road

surfaces within the development,

(b) proposed locations of trees and other landscape planting in the
development, including details of proposed species and settings,

(¢} details of proposed street furniture, including bollards, lighting

fixtures and seating,

(d) details of proposed boundary treatments at the entrance to
apartment buildings and perimeter of the site, including heights,
materials and finishes, and

(e) details of all proposed pedestrian and cyclist connection points to
adjoining sites, which shall be provided right up to the site
boundaries and kept free from obstacles/barriers.

The boundary treatment and landscaping shall be carried out in

accordance with the agreed scheme.

Reason: In the interests of visual and residential amenity.

3. 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. In default of agreement the matters in
dispute shall be referred to An Bord Pleanala for determination.

Reason: In the interest of visual amenity.
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4. Public lighting shall be provided in accordance with a scheme, which
shall include lighting along pedestrian routes, details of which shall be
submitted to, and agreed in writing with, the planning authority prior to
commencement of development/installation of lighting. Such lighting

shall be provided prior to the making available for occupation of any unit.

Reason: In the interests of amenity and public safety.

5. Proposals for a street, building and public space naming scheme and
associated signage shall be submitted to, and agreed in writing with, the
planning authority prior to commencement of development. Thereafter,
all street signs and dwelling numbers, shall be provided in accordance
with the agreed scheme. No advertisements/marketing signage relating
to the name(s) of the development shall be erected until the developer
has obtained the planning authority’s written agreement to the proposed

names.

Reason: In the interest of urban legibility.

6. No advertisement or advertisement structure other than those shown on
the drawings submitted with the application shall be erected or displayed
on buildings or within the curtilage of the site in such a manner as to be
visible from outside the building, unless authorised by a further grant of

planning permission.

Reason: In the interest of visual amenity.

7. Drainage arrangements, including the attenuation and disposal of
surface water, shall comply with the requirements of the planning

authority for such works and services.

Reason: In the interest of public health.

i
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10.

The developer shall enter into water and wastewater connection
agreements with Uisce Eireann, prior to commencement of

development.

Reason: In the interest of public health.

The management and maintenance of the proposed 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 maintenance of this

development in the interest of residential amenity.

Prior to the occupation of the development, a Parking Management Plan
shall be prepared for the development and shall be submitted to, and
agreed in writing with, the planning authority. This plan shall provide for
the permanent retention of the designated residential parking spaces
and shall indicate how these and other spaces within the development
shall be assigned, segregated by use and how the car park shall be

continually managed.

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

}

ABP-315010-22 An Bord Pleanala Page%o( 'IE

ot



11.

12.

13.

Final design details in respect of surface level visitor/short-term bicycle
parking, shall be submitted to, and agreed in writing with, the planning
authority prior to the commencement of development on the site. Details
to be agreed shall include the proportion and location of cycle parking
spaces to be provided as covered spaces and the design of parking

structures.

Reason: To ensure that a satisfactory quality of bicycle parking is

available to encourage sustainable travel patterns.

Prior to the opening/occupation of the development, a Mobility
Management Strategy shall be submitted to, and agreed in writing with,
the planning authority. This shall provide for incentives to encourage the
use of public transport, cycling, walking and carpooling by residents
foccupants/staff employed in the development and to reduce and
regulate the extent of parking. The mobility strategy shall be prepared
and implemented by the management company for all units within the

development.

Reason: In the interest of encouraging the use of sustainable modes of

transport.

A minimum of 10% of all communal car parking spaces should be
provided with functioning EV charging stations/points, and ducting shall
be provided for all remaining car parking spaces, including in-curtilage
spaces, facilitating the installation of EV charging points/stations at a
later date. Where proposals relating to the installation of EV ducting and
charging stations/points has not been submitted with the application, in
accordance with the above noted requirements, such proposals shall be
submitted and agreed in writing with the planning authority prior to the

occupation of the development.

AN
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Reason: To provide for and/or future proof the development such as

would facilitate the use of Electric Vehicles.

14. (a) A plan containing details for the management of waste (and, in
particular, recyclable materials) within the development, including
the provision of facilities for the storage, separation and collection
of the waste and, in particular, recyclable materials and for the
ongoing operation of these facilities for each apartment unit shall
be submitted to, and agreed in writing with, the planning authority
not later than six months from the date of commencement of the
development. Thereafter, the waste shall be managed in

accordance with the agreed plan.

(b) This plan shall provide for screened communal bin stores, the
locations and designs of which shall be included in the details to be

submitted.

Reason: In the interest of residential amenity, and to ensure the
provision of adequate refuse storage.

15. The construction of the development shall be managed in accordance
with a Construction and Environmental Management Plan, which shall
be submitted to, and agreed in writing with, the planning authority prior to
commencement of development. This plan shall provide details of
intended construction practice for the development, including:

(a) location of the site and materials compounds including areas

identified for the storage of construction refuse,
(b) location of areas for construction site offices and staff facilities,
(c) details of site security fencing and hoardings,

(d) details of on-site car parking facilities for site workers during

construction,
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(e) details of the timing and routing of construction traffic to and from
the construction site and associated directional signage, to include

proposals to facilitate the delivery of abnormal loads to the site,

(f} measures to obviate queuing of construction traffic on the adjoining

road network,

(g) measures to prevent the spillage or deposit of clay, rubble or other

debris on the public road network,

(h) alternative arrangements to be put in place for pedestrians and
vehicles in the case of the closure of any public road or footpath

during the course of site development works,

(i) details of appropriate mitigation measures for noise, dust and
vibration, and the location and frequency of monitoring of such

levels,

() containment of all construction-related fuel and oil within specially
constructed bunds to ensure that fuel spillages are fully contained.

Such bunds shall be roofed to exclude rainwater.

(k) means to ensure that surface water run-off is controlled such that
no silt or other pollutants/contaminants enter local surface water

sewers or drains,

() arecord of daily checks that the works are being undertaken in
accordance with the Construction Management Plan shall be kept

for inspection by the planning authority,

(m) measure to fully remediate the site in accordance with a
Construction Stage Invasive Plant Species Management plan, in
advance of the commencement of construction activities.

Reason: In the interests of amenities, public health and safety.
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16. A suitably qualified/experienced Ecologist shall be appointed in the role

17.

of Ecological Clerk of Works, who shall be responsible for the
implementation, management and monitoring of the identified
construction mitigation measures, and the Construction and

Environmental Management Plan.

Reason: In the interests of amenities, public health and safety.

Prior to the commencement of development, the developer or any agent
acting on its behalf, shall prepare a Resource Waste Management Plan
(RWMP) as set out in the EPA’s Best Practice Guidelines for the
Preparation of Resource and Waste Management Plans for Construction
and Demolition Projects (2021) including demonstration of proposals to
adhere to best practice and protocols. The RWMP shall include specific
proposals as to how the RWMP will be measured and monitored for
effectiveness, these details shall be placed on the file and retained as
part of the public record. The RWMP must be submitted to the planning
authority for written agreement prior to the commencement of
development. All records (including for waste and all resources)
pursuant to the agreed RWMP shall be made available for inspection at
the site office at all times.

Reason: In the interest of sustainable waste management.
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18.

19.

Prior to commencement of development, the applicant or other person
with an interest in the land to which the application relates shall enter
into an agreement in writing with the planning authority in relation to the
provision of housing in accordance with the requirements of section
94(4) and section 96(2) and (3) (Part V) of the Planning and
Development Act 2000, as amended, unless an exemption certificate
shall have been applied for and been granted under section 97 of the
Act, as amended. Where such an agreement is not reached within eight
weeks from the date of this order, the matter in dispute (other than a
matter to which section 96(7) applies) may be referred by the planning
authority 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.

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 provision and satisfactory completion and
maintenance until taken in charge by the local authority of roads,
footpaths, watermains, drains, public open space and other services
required in connection with the development, coupled with an agreement
empowering the local authority to apply such security or part thereof to
the satisfactory completion or maintenance of any part of the
development. The form and amount of the security shall be 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 and maintenance of the

development until taken in charge.
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20. Delivery fimes shall be restricted to between 0800 hours and 2200 hours
Monday to Saturday and between 1000 hours and 2200 hours on
Sundays. No delivery activity of any kind shall take place outside these

hours.

Reason: In the interest of residential amenity.

21. The following requirements in terms of traffic, transportation and mobility
shall be incorporated into the development and where required, revised
plans and particulars demonstrating compliance with these requirements
shall be submitted to, and agreed in writing with, the planning authority

prior to commencement of development:

(a) The details and the extent of all road markings and signage
requirements on surrounding roads, shall be submitted to the
planning authority for approval prior to the commencement of

development.

(b) The roads and traffic arrangements serving the site (including
signage) shall be in accordance with the detailed requirements of
the planning authority for such works and shall be carried out at the

developer’'s expense.

(c) The infternal road network serving the proposed development
including turning bays, junctions, parking areas, footpaths, cycle
paths and kerbs, pedestrian crossings and car parking bays shall
comply with the requirements of the Design Manual for Roads and
Streets and with any requirements of the planning authority for

such road works.

(d) The materials used on roads and footpaths shall comply with the

detailed standards of the planning authority for such road works.

=
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(e) The developer shall carry out a Stage 3 Road Safety Audit of the
constructed development on completion of the works and submit to
the planning authority for approval and shall carry out and cover all

costs of all agreed recommendations contained in the audit.

() The interim junction solution at Well Lane and Main Street shall be
made pedestrian/cyclist and adjoining property access only upon
the completion and satisfactory connection of the development to
the New Link Road (CT-U-18).

tn default of agreement on any of these requirements, the matter shall

be referred to An Bord Pleanala for determination.

Reason: In the interests of traffic, cyclist and pedestrian safety and

sustainable travel.

22. All service cables associated with the proposed development (such as
electrical and telecommunications) shall be located underground

throughout the site.

Reason: In the interests of visual and residential amenity.
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23. 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 phased
payments as the planning authority may facilitate and shall be subject to
any applicable indexation provisions of the Scheme at the time of
payment. Details of the application of the terms of the Scheme shall be
agreed between the planning authority and the developer or, in default of
such agreement, the matter shall be referred to An Bord Pleanala to

determine the proper application of the terms of the Scheme.

Reason: It is a requirement of the Planning and Development Act 2000,

as amended, that a condition requiring a contribution in accordance with
the Development Contribution Scheme made under section 48 of the Act
be applied to the permission.

-
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24,

The developer shall pay a financial contribution to the planning authority
as a special contribution under Section 48(2)(c) of the Planning and
Development Act 2000, as amended, in respect of works proposed to be
carried out, for the provision of the New Link Access Road (€197,917 —
one hundred ninety seven, nine hundred and seventeen euro) and Main
Street and Station Road Upgrades (€153,751 — one hundred fifty three,
seven hundred and fifty one euro), which benefits the proposed
development. The amount of the contribution shall be €351,668 (three
hundred fifty one, six hundred and sixty eight euro). The contribution
shall be paid prior to commencement of development or in such phased
payments as may be agreed prior to the commencement of the
development and shall be subject to any applicable indexation provisions
of the Scheme at the time of payment. Details of the terms of payment of
this financial contribution shall be agreed in writing between the planning

authority and the developer.

Reason: It is considered reasonable that the developer should
contribute towards the specific exceptional costs which are incurred by
the planning authority in respect of public services, which are not
covered in the Development Contribution Scheme or the Supplementary
Development Contribution Scheme and which will benefit the proposed

development.

¢
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25. The developer shall pay to the planning authority a financial contribution
in respect of Cobh/Midleton — Blarney Suburban Rail Project in
accordance with the terms of the Supplementary Development
Contribution Scheme made by the planning authority under section 49 of
the Planning and Development Act 2000, as amended. The contribution
shall be paid prior to commencement of development or in such phased
payments as the planning authority may facilitate and shall be subject to
any applicable indexation provisions of the Scheme at the time of
payment. Details of the application of the terms of the Scheme shall be
agreed between the planning authority and the developer or, in default of
such agreement, the matter shall be referred to An Bord Pleanala to

determine the proper application of the terms of the Scheme.

Reason: |t is a requirement of the Planning and Development Act 2000,
as amended, that a condition requiring a contribution in accordance with
the Supplementary Development Contribution Scheme made under

section 49 of the Act be applied to the permission.
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Tc;m Rabbette

Member of An Bord Pleanala
duly authorised to authenticate
the seal of the Board.

%
Dated this Z? day of ﬂ(’? 7( 2024,
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