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Board Order

ABP-321688-25

Planning and Development Acts 2000 to 2022

Planning Authority: Cork City Council

Planning Register Reference Number: 2443031

Appeal by Trevor Daly of 8 Assumption Terrace, Station Road, Blarney, Cork

and by Others against the decision made on the 12th day of December 2024

by Cork City Council to grant, subject to conditions, a permission to

Clockstrike Limited care of Coakley O’Neill Town Planning Limited of NSC

Campus, Mahon, Cork in accordance with plans and particulars lodged with
the said Council:

Proposed Development: The proposed development will consist of a large

scale residential development (LRD), representing Phase 1 of the

development in the Blarney East / Ringwood Expansion Area and comprising

of 246 number residential dwellings as follows: 101 number apartments

arranged in four number part three-storey, part four-storey apartment blocks

(to include six number one-bed studio units, 35 number one-bed units and 60

number two-bed units); 30 number duplex dwellings arranged in three number

three-storey buildings (to include 15 number one-bed dwellings and 15

number two-bed dwellings); and 115 number two-storey and three-storey

houses (to include 19 number two-bed dwellings, 64 number three-bed

dwellings, and 32 number four-bed dwellings). The proposed development
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also includes crdche (380.6 square metres) with capacity to accommodate

61 number children. The proposed development will include provision for car

parking, including EV charging points, bicycle parking, and motorcycle parking

bays, and the provision of an area reserved for future resident car parking to

the rear of Woodville Terrace on Station Road. The proposed development

will also include the provision of private, communal, and public open spaces;

internal roads and pathways with potential for future links to adjacent lands;

pedestrian and cyclist routes; hard and soft landscaping and boundary

treatments; waste storage; plant; signage; a new signalised access onto

Station Road and road and footpath improvement works on Station Road and

the R617 road; public lighting; two number new substations; all associated site

development works; and all drainage and foul sewer infrastructure and

network works, including nature-based SuDS measures, all at Ringwood,

Shean Upper, Blarney, County Cork. The planning application is accompanied

by an Environmental Impact Assessment Report (EIAFq).

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.

Reasons and Considerations

The Board made its decision consistent with the relevant provisions of the

Climate action Plan 2024 and 2025, had regard to the following:

(a) the location of the site in the established metropolitan town of Blarney;
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2028, Regional Spatial and Economic Strategy for the Southern Region

2020-2032 and the Cork Metropolitan Area Strategic Plan;

(c) the Rebuilding Ireland Action Plan for Housing and Homelessne

2016;

(d) Sustainable Residential Development and C

Guidelines for Planning Authorities (2024);

ompact Settlements

(e) the Guidelines for Planning Authorities on Sustainable Urban Housing

Design Standards for New Apartments (2018);

(D the Design Manual for Urban Roads and Streets (DMURS) (2019);

(g) the Planning System and Flood Risk Management (including the

associated Technical Appendices) (2009);

(h) the nature, scale and design of the proposed development;

(i) the availability in the area of a wide range of social, community, transport

and water services infrastructure;

a) the submissions and observations received; and,

(k) the report and recommendation of the Planning Inspector.

The Board considered that, subject to compliance with the conditions set out

below, the proposed development would not seriously injure the residential or

SS
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visual amenities of the area or of property in the vicinity, would be acceptable

in terms of urban design, height and quantum of development and would be

acceptable in terms of traffic and pedestrian safety and convenience. The

proposed development would, therefore, be in accordance with the proper

planning and sustainable development of the area.

Appropriate Assessment (AA):

The Board agreed with the screening assessment and conclusion carried out

in the Inspector’s report that the proposed development would not have a

likely significant effect on any European Site either alone or in combination

with other plans or projects. It is therefore determined that Appropriate

Assessment (stage 2), under Section 177V of the Planning and Development

Act 2000, is not required.

This conclusion is based on:

(a) Objective information presented in the Screening Report;

(b) standard pollution controls that would be employed regardless of

proximity to a European site and effectiveness of same;

(c) distance from European Sites; and,

(d) the absence of meaningful pathway to any European site.

Environmental Impact Assessment (EIA):

The Board completed an Environmental Impact Assessment of the proposed

development, taking into account:

(a) the nature, scale, location and extent of the proposed development,
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(b) the Environmental Impact Assessment Report and associated

documentation submitted with the application,

(c) the submissions from the planning authority, the observers and the

prescribed bodies in the course of the application, and,

(d) the Planning Inspector’s report.

The Board considered that the Environmental Impact Assessment Report

(EIAF!), supported by the documentation submitted by the applicant,

adequately considers alternatives to the proposed development, and

adequately identifies and describes the direct, indirect, secondary and

cumulative effects of the proposed development on the environment. The

Board completed an Environmental Impact Assessment in relation to the

proposed development and, in doing so, agreed with the examination set out

in the Inspector’s report, of the information contained in the EIAFR, associated

documentation submitted by the applicant, and submissions made in the

course of the planning application, and adopted the Inspector’s assessment

in this regard.

Reasoned Conclusions on the Significant Effects

The Board considered and agreed with the Inspector’s reasoned conclusions

that the main significant direct and indirect effects of the proposed

development on the environment are, and would be mitigated, as follows:

(a) A positive impact with regard to population and material assets due to

the increase in housing stock in Blarney and the Cork Metropolitan Area.

(b) Traffic and Transport: Potential for moderate short-term negative

impacts in terms of construction traffic will be mitigated as part of a

construction management plan. There will be localised negative impact

on the Station Road /R617 traffic junction in the immediate area in the

operational phase, however any potential impact will be mitigated by the
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implementation of active travel provision measures as set out by

condition below

(c) Potential negative effects arising from noise and air during the

construction and operational phases, which will be short term in nature

and will be mitigated by appropriate construction management and

design measures outlined in the relevant section of the EIAR.

(d) Visual Impacts: There will be changed views from various locations

given the change from a largely greenfield site to a residential

development. The lands are zoned for development and the proposal is

not expected to involve the introduction of new or uncharacteristic

features into the wider landscape character setting or the views from

Blarney Castle, relative to what exists in the immediate and wider area.

(e) Potential indirect impacts on water during the construction and

operational phase, which will be mitigated by construction management

measures and implementation of sustainable drainage system

measures.

Conclusions on Proper Planning and Sustainable Development

The Board considered that, subject to compliance with the conditions set out

below, the proposed development would constitute an acceptable density of

development in this urban location, would not seriously injure the residential

or visual amenities of the area, would be acceptable in terms of urban design,

height and quantum of development 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
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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 as amended by the

further plans and particulars submitted the 18th day of October 2024,

except as may otherwise be required in order to comply with the

following conditions. Where such conditions require points of detail to be

agreed with the planning authority, these matters shall be the subject of

written agreement and shall be implemented in accordance with the

agreed particulars. In default of agreement, the matter(s) in dispute shall
be referred to An Bord Pleanala for determination.

Reason: in the interest of clarity.

2. Mitigation and monitoring measures outlined in Chapter 21 of the

Environmental Impact Assessment Report, 'Schedule of Mitigation’

submitted with this application shall be carried out in full, except where

otherwise required by conditions attached to this permission.

Reason: in the interest of protecting the environment.

3. The development shall be carried out on a phased basis, in accordance

with the Proposed Site Layout Plan Phasing Dwg.no. 2106-PAl-S-133.

The childcare facility shall be constructed and ready for occupation as

part of the Phase 1 A of the proposed development.

Reason: To ensure the timely provision of services and facilities, for the

benefit of the occupants of the proposed dwellings and the satisfactory

completion of the overall development.
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4. The childcare facility hereby permitted shall not be converted to any

other use without a prior grant of planning permission in the event of the

childcare facility ceasing operations.

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

5. The construction of the enhanced active travel infrastructure along

Station Road between the entrance to the development and the R617

shall form part of Phase 1 A, as set out in the proposed site layout plan

phasing lodged with the application, and works shall be completed prior

to the occupation of any residential unit. Details of such provision,

including construction, finishes and demarcation, shall be submitted to,

and agreed in writing with, the planning authority prior to commencement

of development.

Reason: in the interest of orderly development and to support enhanced

sustainable mobility.

6 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 matter(s) in

dispute shall be referred to An Bord Pleanala for determination.

Reason: in the interest of visual amenity.

7 The developer shall comply with all requirements of the planning

authority in relation to roads, access, lighting and parking arrangements,

including facilities for the recharging of electric vehicles. In particular:
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(a) The roads and traffic arrangements serving the site (including

sightlines, footpath connections, and 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.

(i) The roads layout shall comply with the requirements of the

Design Manual for Urban Roads and Streets, in particular

carriageway widths, corner radii and pedestrian crossings.

(ii) The materials used in any roads /footpaths provided by the

developer shall comply with the detailed standards of the

planning authority for such road works.

(iii) A Mobility Management Plan shall be prepared and submitted

to the planning authority for approval prior to the

commencement of development.

(iv) The developer shall carry out a final Stage 2 Quality Audit

(which shall include a Road Safety Audit, Access Audit, Cycle

Audit and Walking Audit), which shall be submitted to the

planning authority for its written agreement. The developer

shall carry out all agreed recommendations contained in the

audits, at the developer’s expense.

(b) Within six months of substantial completion of the development, a

Stage 3 Quality Audit (including Road Safety Audit, Access Audit,

Cycle Audit and Walking Audit) of the constructed development

shall be submitted to the planning authority for approval.

(C) A minimum of 10% of the car parking spaces shall be provided with

electric vehicle charging points. Details of how it is proposed to

comply with this requirement shall be submitted to, and agreed in

writing with, the planning authority prior to commencement of

development.

(d) Clearly designated spaces for car share use shall be provided.
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(e) 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 to the

site in default of agreement, the matter(s) in dispute shall be

referred to An Bord Pleanala for determination

Reason: in the interests of pedestrian, cyclist, and traffic safety.

8. Proposals for a development name and numbering scheme and

associated signage shall be submitted to, and agreed in writing with, the

planning authority prior to commencement of development. Thereafter,

all signs, and unit numbers, shall be provided in accordance with the

agreed scheme. The proposed name(s) shall be based on local historical

or topographical features, or other alternatives acceptable to the

planning authority. 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

name(s).

Reason: in the interest of urban legibility and to ensure the use of locally

appropriate place names for new residential areas.

9 No additional development shall take place above roof parapet level of

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

and the visual amenities of the area, and to allow the planning authority

to assess the impact of any such development through the planning

process .

10. Public lighting shall be provided in accordance with a scheme, which

shall include lighting along pedestrian routes through the communal

open spaces, 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 residential unit.

Reason: in the interests of amenity and public safety.

11. All service cables associated with the proposed development (such as

electrical, telecommunications and communal television) shall be located

underground. Ducting shall be provided by the developer to faciIItate the

provision of broadband infrastructure within the proposed development.

Reason: in the interests of visual and residential amenity.

12. 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.
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13. Drainage arrangements, the attenuation and disposal of surface water,

shall comply with the requirements of the planning authority for such

works and services. Prior to the commencement of development, the

developer shall submit to the planning authority for written agreement a

Stage 2 – Detailed Design Stage Stormwater Audit, including details of

the Eastern Surface Water Outfall which shall not impact on the drainage

of the N20. Upon completion of the development, a Stage 3 Completion

Stage Stormwater Audit to demonstrate that Sustainable Urban

Drainage Systems measures have been installed, are working as

designed, and that there has been no misconnections or damage to

stormwater drainage infrastructure during construction, shall be

submitted to the planning authority for written agreement.

Reason: in the interests of public health and surface water

management.

14 Prior to commencement of works, the developer shall submit to, and

agree in writing with the planning authority, a Construction and

Environmental Management Plan, which shall be adhered to during

construction. This plan shall provide details of intended construction

practice for the development, including hours of working, noise and dust

management measures and off-site disposal of construction/demolition

waste.

Reason: in the interest of public safety and amenity.
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15. Prior to commencement of development the developer shall submit, for

the written agreement of the planning authority, a plan containing details

for the management of waste within the development, including the

provision of facilities for the storage, separation and collection of the

waste and for the ongoing operation of these facilities.

Reason: To provide for the appropriate management of waste and, in

particular recyclable materials, in the interest of protecting the

environment.

16 Prior to commencement of development, the developer shall prepare a

Resource Waste Management Plan (RWMP) as set out in the

Environmental Protection Agency’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 file and retained as part of

the public record. The RWMP shall be submitted to the planning

authority for written agreement prior to 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.

17. Prior to commencement of development, the developer 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
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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.

18. The landscaping scheme shown on drawing number 21619-101, as

submitted to the planning authority on the 18tF: day of October 2024 shall

be carried out within the first planting season following substantial

completion of external construction works.

All planting shall be adequately protected from damage until established .

Any plants which die, are removed or become seriously damaged or

diseased, within a period of five years from the completion of the

development, or until the development is taken in charge by the local

authority, whichever is the sooner, shall be replaced within the next

planting season with others of similar size and species, unless otherwise

agreed in writing with the planning authority.

Reason: in the interest of residential and visual amenity.
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19. (a) The areas of the development for Taking in Charge shall be agreed

in writing with the local authority prior to the commencement of

development on site.

(b) The management and maintenance all area not intended to be

taken in charge by the local authority, 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.

20. The developer shall facilitate the preservation, recording and protection

of archaeological materials or features that may exist within the site. In

this regard, the developer shall:

(a) notify the planning authority in writing at least four weeks prior to

the commencement of any site operation (including hydrological

and geotechnical investigations) relating to the proposed

development.

(b) All ground reduction should be subject to a programme of

archaeological monitoring, under licence, by a suitably qualified

archaeologist.

(C) Where archaeological material is shown to be present, avoidance,

preservation in situ, or preservation by record (excavation) may be

required. Works may be halted pending receipt of advice from the

National Monuments Service, Department of Housing, Local

Government and Heritage who will advise the applicant / developer

with regard to these matters.
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(d) On completion of monitoring of ground reduction and any

archaeological excavations arising, the archaeologist shall submit a

written report to the planning authority and to the Department of

Housing, Local Government and Heritage for consideration.

(e) 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 site and

to secure the preservation and protection of any remains that may exist
within the site

21. Should human remains be located in the course of construction, all work

shall cease at all parts of the proposed development site and all relevant

authorities, including the city coroner and An Garda Siochana, shall be

informed of the location of the previously unrecorded human remains. In

the events that human remains are located it is the responsibility of the

relevant state agencies to determine the outcome for these remains and

any associated evidence. Contemporaneous Logs shall be maintained

detailing personnel, decisions and actions, and the evidence collected.

The site record of stratigraphy and features of interest or evidential value

shall be maintained on a contemporaneous and continuous basis. All

documentation generated shall be submitted to the planning authority.

Reason: in the interests of proper planning and recording of the site

development works.

22. (a) Prior to the commencement of any house or duplex unit in the

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
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each house or duplex unit), pursuant to Section 47 of the Planning

and Development Act 2000, that restricts all relevant houses and

duplex units permitted , to first occupation by individual purchasers

t.e. those not being a corporate entity, and/or by those eligible for

the occupation of social and/or affordable housing, including cost

rental housing.

(b) An agreement pursuant to Section 47 shall be applicable for the

period of duration of the planning permission, except where after

not less than two years from the date of completion of each

specified housing unit, it is demonstrated to the satisfaction of the

planning authority that it has not been possible to transact each

specified house or duplex unit for use by individual purchasers

and/or to those eligible for the occupation of social and/or

affordable housing, including cost rental housing.

(C) The determination of the planning authority as required in (b) shall

be subject to receipt by the planning and housing authority of

satisfactory documentary evidence from the applicant or any

person with an interest in the land regarding the sales and

marketing of the specified housing units, in which case the planning

authority shall confirm in writing to the applicant or any person with

an interest in the land that the Section 47 agreement has been

terminated and that the requirement of this planning condition has

been discharged in respect of each specified housing unit.

Reason: To restrict new housing development to use by persons of a

particular class or description in order to ensure an adequate choice and

supply of housing, including affordable housing, in the common good.

23. 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
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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.

24. 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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25. The developer shall pay to the planning authority a financial contribution

in respect of the Cork 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: it 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.

Dated thi day of 2025
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