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Introduction

Purpose of This statement of consistency has been prepared in accordance with the provisions of
Statement Section 5(2) of the Planning and Development Acts and accompanies a Strategic Housing
Development (SHD) application. The adopted SHD legislation specifies that all SHD
applications must be accompanied by a statement which demonstrates that they are
consistent with the relevant National, Regional and Local policies as pertaining to the

proposed development.

The subject site is located at Castlelake, Terrysland, Carrigtwohill, Co. Cork. The proposed
development is for the construction of a Strategic Housing Development (SHD) of 716 no.
units comprising 224 no. houses, 284 no. duplex units and 208 no. apartments.

A 2 no. storey creche building is also provided. The two storey houses comprise 48 no.
detached, 126 no. semi-detached and 50 no. terraced Houses containing 60 no. two bed
units, 139 no. three bed units and 25 no. four bed units. The part-one to part-three storey
duplex units are contained in 122 no. buildings providing 82 no. one bed units, 142 no. two
bed units and 60 no. three bed units. There are 7 no. apartments blocks ranging in height
from part-1 to part- 5 no. storeys.

= Block 1is 4 no. storeys and contains 34 no. units (7 no. one bed units, 19 no. two bed
units and 8 no. three bed units).

= Block 2 is part-1 to part-5 no. storeys and contains 42 no. units (15 no. one bed units, 20
no. two bed units and 7 no. three bed units).

= Block 3is 5 no. storeys and contains 17 no. units (8 no. one bed units and 9 no. two bed
units).

= Block 4 is 4 no. storeys and contains 13 no. units (6 no. one bed units and 7 no. two bed
units).

= Block 5is 4 no. storeys and contains 13 no. units (6 no. one bed units and 7 no. two bed
units).

= Block 6 is 4 no. storeys and contains 13 no. units (6 no. one bed units and 7 no. two bed
units).

= Block 7 is 5 no. storeys over basement and contains 76 no. units (23 no. one bed units, 41
no. two bed units and 12 no. three bed units).

All proposed apartment building contain ancillary internal and external resident amenity
space and the proposed development also provides for: hard and soft landscaping; boundary



treatments; public realm works; car parking; bicycle stores and shelters; bin stores; lighting;
plant rooms; and all ancillary site development works above and below ground.

Access to the proposed development will via an extension to Castlelake Avenue with new
entrances proposed from the existing Castlelake Avenue, Oakbrook, and Pine Court. 2 no.
new entrances are proposed from the Castle Lake to Station Road Link Road currently under
construction and permitted by Cork County Council Planning Reference 19/5707. A new
entrance is proposed from the North South Link Road, (linking Station Road to the Castle
Lake to Station Road Link Road) and permitted by Cork County Council Planning Reference
19/5707. The proposed development also makes provision for the construction of a portion
of the Carrigtwonhill to Midleton InterUrban Cycleway Phase 1

This statement of consistency has been compiled in a hierarchy according to National,
Regional and Local Policy. In accordance with the Board’s Guidance for Prospective
Applicants this statement is intended to be clear and concise in its demonstration that the
proposed development is consistent with these policies. A summary of the relevant policy
from each publication has been provided in tabular format with associated comments on
how the proposed scheme is consistent with same.
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National Policy

Housing for All -
A New Housing
Plan for Ireland

Project Ireland
2040: National
Planning

Framework

This section will examine the relevant National Planning Policies pertaining to the proposed
mixed-use scheme contained within Housing for All - A New Housing Plan for Ireland and
Project Ireland 2040: National Planning Framework.

Housing for all A new Housing Plan was published by the Department of Housing, Local
Government and Heritage in September 2021 as an overarching housing plan to 2030. Itis
estimated that 33,000 no. new dwelling units will need to be delivered per year between 2021
10 2030 to meet need.

The government guidance identifies 4 no. key pathways for achieving housing for all:
= Supporting home ownership and increasing affordability;

= Eradicating homelessness, increasing social housing delivery and supporting social
inclusion;

= |ncreasing new housing supply; and
= Addressing vacancy and efficient use of existing stock.

The proposed development of 716 no. residential units will contribute to increasing the
supply of new housing to meet the needs of people in a wide variety of circumstances. A Part
V proposal has been prepared by HW Planning to satisfy the Part V requirement for the
scheme.

The National Planning Framework (NPF) outlines the policies and objectives for development
in Ireland up to 2040 given the expected population growth of 1 million people. The
Framework is underlined by a number of strategic outcomes including compact growth,
sustainable mobility and the transition to a low carbon and climate resilient society. The
purpose of the NPF is outlined as being to enable all parts of the country to successfully
accommodate growth and change, by facilitating a shift towards Ireland's regions and cities
other than Dublin, while also recognizing Dublin’'s ongoing key role.

Consistency of scheme

The proposed development is consistent with all strategic
aims and objectives contained in the NPF. The
development is in accordance with National Policy
Objectives 2a, 3a, 3b and 8 which aim to focus the
majority of future growth into existing settlements and to



Table 4.1.‘ Ireland 2040: Targeted Pattern of City Population Growth

- -

Dublin - City and
Suburbs.

Growth to 2040°

Minimum Target
Population 2040

People

1,173,000

235,000 - 293,000

1,408,000

Cork - City and
Suburbs.

209,000

105,000 - 125,000

Limerick - City and
Suburbs

94,000

47,000 - 56,000

Galway - City and
Suburbs

40,000 - 48,000

Waterford - City and
Suburbs

27,000 - 32,000

increase Cork City and suburbs to a minimum population
of 314,000 by 2040, requiring a growth rate of 50-60%.
The subject site is located close to existing population
centres, and local services being within a ¢. 5/10 minute
walk of Carrigtwohill's main street and rail station.

The NPF emphasises the importance of providing homes
in locations that can support sustainable development.
The subject lands are appropriately zoned for residential
development, which has been long recognised in the
planning history of the surrounding area. The proposal
will contribute directly to a positive increase in residential
density in the area, whilst appropriately respecting the
established built environment. It will contribute directly to
the realisation of compact growth and provide a critical
mass of population to underpin the viability of public
transport, promote sustainable mobility across the site
and to other areas.

The proposed scheme will provide the opportunity for an
uplift in population in this area by 2,726 no. people (based
on the number of bedspaces provided). The proposed
development will provide a mix of unit sizes and
typologies to meet the needs of a range of household
formations. The architecture and landscape architecture
proposals will ensure the creation of a well-designed
urban environment for future residents.

The site is strategically located between the main street
and the rail station. The granted Part 8 Interurban Cycle
Route will further enhance the connectivity to
Carrigtwohill train station. The development will complete
the Castlelake development and will potentially act as a
catalyst for the development of zoned lands in north
Carrigtwohill, while also increasing connectivity between
same.

The proposed development is primarily two storeys with
increased heights of up to five storeys in key locations
along main spine roads and close to the town centre.
Three storey duplexes are located throughout the
development and will add visual interest and act as
wayfinding measures.



The proposed development will achieve compact growth
at a suitable density for the location through the delivery
of 224 dwelling houses, 284 duplexes and 208
apartments. The subject lands are located at the heart of
Carrigtwohill and in a highly sustainable location next to
local services and a strategic employment location. As
such, it will contribute to modal shift and aid the transition
to a low carbon and climate resilient society.

A childcare facility is proposed as part of the
development, with other schools and sports clubs
proximate to the site.

The proposal will contribute directly towards NPOs 32
and 33 by delivering an additional 716 no. dwelling units
in a highly sustainable location, at an appropriate density.
The proposal will also provide a critical mass of
population to underpin the viability of the enhanced
public transport in the area.

The proposed scheme at 43 dwellings per hectare is
sympathetic to its receiving environment while also
providing a critical mass of population to support local
services and rail infrastructure.

The proposed development aspires to encourage future
residents to use walking, cycling and public transport as
their dominant modes of travelling given the accessible
location of the subject lands. Carrigtwohill train station is
easily accessible from the subject lands via Station Road.
The access to the train station will be further improved by
the granted Part 8 Interurban Cycleway that traverses the



subject lands.
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S. 28 Ministerial Guidelines

This section provides an outline of the relevant Guidelines issued by the Minister in
accordance with Section 28 of the Planning and Development Act 2000 (as amended),
namely the Design Standards for New Apartments: Guidelines for Planning Authorities,
2020 and the Urban Development and Building Height Guidelines for Planning
Authorities, 2018.

Section 28(1)(c) of the Planning and Development Act 2000 (as amended), specifies that
these guidelines may contain specific planning policy requirements that,
notwithstanding subsection (1), are required to be applied by planning authorities and
the Board in the performance of their functions.

Sustainable Urban The updated 2020 Guidelines refer to the need to significantly increase supply as a key
Housing: Design pillar of the overarching Rebuilding Ireland Housing Action Plan. Urban Areas are
identified as the most suitable locations for apartments and are divided into 3
categories: 1. Central and/or Accessible Urban Locations, 2. Intermediate Urban
Locations, 3. Peripheral and/ or Less Accessible Urban Locations.

Standards for New
Apartments:
Guidelines for

Planning Authorities

_

The subject lands are within a highly sustainable location,
being within a 10-minute walk from both existing public
train and bus services.

The Cork-Midleton Rail Line extends from Kent Station, in
Cork city centre, to Midleton Station, and also serves
stations at Little Island, Glounthaune and Carrigtwonhill.
Carrigtwohill Train Station provides services from c¢. 6 a.m.
to 10.30 p.m., with 30 minutes frequencies during
morning and evening peak hours and 60 minutes
frequencies during off peak hours. The Cork-Midleton Rail
Line links with the Cork-Cobh Rail Line at Glounthaune
Train Station, as shown in the Cork train services map
provided in Figure 5. The Cork-Cobh Rail Line extends
from Kent Station to Cobh and also serves stations at

Little Island, Glounthaune, Fota, Carrigaloe and



Rushbrooke.

Carrigtwohill Main Street is served by the Bus Eireann
service numbers 240, 241, 260 and 261.

In total 284 no duplexes and 208 no. apartments are
proposed comprising 153 no. one bed units, 252 no. 2
bed units and 87 no. 3 bed units.

The proposed development is therefore in accordance
with the SPPR1 of the Apartment Guidelines.

SPPR2 is not applicable to the subject application.

The accompanying Housing Quality Assessment
prepared by Wilson Architects demonstrates that all
apartments within the proposed scheme are consistent
with the minimum floor areas as set out in SPPR3.

The accompanying Housing Quality Assessment
prepared by Wilson Architecture demonstrates that all
duplex units and 51 % of apartment units within the
scheme have a dual aspect.

The proposal is therefore compliant with SPPR4 which
would require a minimum of 50% of units to have a dual
aspect in an Intermediate urban location.



Ground level floor to ceiling heights of 2.7 metres are
provided for in the proposed apartments.

The proposed development is therefore in accordance
with the SPPR5 of the Apartment Guidelines.

In accordance with this requirement no one apartment
block contains more than 12 apartments per floor per
core.

The proposed development is therefore in accordance
with the SPPRG6 of the Apartment Guidelines.

It has been calculated that the proposed apartment
blocks require 367 no. cycle parking spaces to serve the 7
no. blocks. 460 no. secure residents’ spaces and 176 no.
visitor spaces are provided within the apartment. Each
duplex will also have 1 no. cycle parking space per
bedroom provided within their private amenity areas.

The location of the bicycle stores throughout the scheme
are illustrated in the architectural drawings prepared by
Wilson Architecture.

All proposed apartments have been equipped with the
required private open space provision. Please refer to the
attached Housing Quality Assessment prepared by
Wilson Architecture.

Proposed communal space within the scheme meets the



required communal open space provision. Please refer to
submitted architectural drawings and schedule of areas
prepared by Wilson Architecture.

The Landscape Design Rationale prepared by Cunnane
Stratton Land Planning and Design provides detail on the
play areas provided throughout the development to cater
for a range of ages and abilities. In addition, natural play
opportunities are incorporated into the landscaping

strategy.
Urban The Building Height Guidelines published in December 2018 have arisen from a
Development recognition that the ambitious targets contained within the NPF, particularly in relation to
and Building accommodating 50% of future growth within the existing footprint of our settlements, will
Height not be met unless developments of greater height and scale are supported by the Planning
Guidelines Authorities.
2018

Consistency

Policy

At a range of between part-1 to part-5 storeys, the
proposed development complies with the Urban
Development and Building Heights Guidelines for
Planning Authorities 2018. The ministerial guidelines
emphasis that it is Government policy that building
heights must be generally increased in appropriate urban
areas. Section 3.4 of the guideline’s states that newer
housing developments outside city centres typically now
include apartments of 4 storeys and upwards.

“Such developments deliver medium densities, in the
range of 35-50 dwellings per hectare net. Such
developments also address the need for more 1 and 2



bedroom units in line with wider demographic and
household formation trends, while at the same time
providing for the larger 3, 4 or more bedroom homes
across a variety of building typology and tenure options,
enabling households to meet changing accommodation
requirements over longer periods of time without
necessitating relocation”.

The proposed development will provide a mix of housing
typologies and sizes that will meet the needs of a range of
family formations. The proposed development will provide
1563 no. one beds - 21.4%, 312 no. two beds - 43.6%. 226
no. three beds - 31.6% and 25 no. three beds - 3.5%.

The proposed density of 43 no. units per ha is considered
to be appropriate in this location.

The subject site is currently within a short walking
distance of Carrigtwohill’s main street, strategic
employment areas and Carrigtwohill train station.

The proposed building heights are appropriate relative to
the location and will provide for the efficient and effective
use of zoned land in Carrigtwohill having regard to
housing market requirements. The proposed
development will contribute positively to placemaking,
incorporating new streets and public spaces via variety in
building form and animated public open space areas.

As outlined in the accompanying Architectural Design
Statement prepared by Wilson Architects and Landscape
Design Rationale prepared by Cunnane Stratton Reynolds
Land Planning and Design, the proposed development
responds to local context and will create a high quality
and livable local community. It will significantly enhance
the urban design context relative to the ‘do-nothing’
scenario.



The combination of public open spaces thought the
scheme and the deliberate location of dwellings will
ensure that all areas of the site are well served by passive
surveillance.

The application is supported by a site-specific flood risk
assessment prepared by JBA Consulting prepared in
accordance with ‘The Planning System and Flood Risk
Management - Guidelines for Planning Authorities’. It
confirms that the proposed development will not give rise
to any adverse impact on flood risk in the area.

The proposal will introduce a mixture of dwelling types to
the area through the provision of houses, apartments and
duplexes catering for a wide range of needs.

The form and massing of the scheme has been chosen to
respond to the topography and orientation of the site and
to maximise availability of daylight and views.

Due to the nature of the site and its location in its
receiving environment, it is not considered that the
development will result in any negatives impacts in terms
of daylight/sunlight on neighbouring properties. Daylight,
Sunlight and Shadow studies have been prepared by DKP
Partnership and are enclosed as part of this application.

The proposed development is not of a scale or height that
would warrant the preparation of a study on micro-
climatic effects.

This application is accompanied by Environmental Impact



Urban Design
Manual: A Best
Practice Guide 2009

Guidelines for
Planning Authorities
on Sustainable
Residential
Development in
Urban Areas 2009

Assessment Report (EIAR) compiled by Malachy Walsh
and Partners and provides details on relevant site specific
environmental assessment carried out.

The height of the proposed development is not of a scale
that it will result in any impact on telecommunication
channels.

The proposed Strategic Housing Development at Castlelake, Carrigtwohill has been
designed in accordance with best practice as outlined in the 2009 Urban Design Manual.
The Manual outlines 12 criteria that should guide urban residential development in the
context of the individual homes, the site on which they are located and the wider
neighbourhood. A detailed analysis of the proposed development is contained in the
Architectural Design Statement prepared by Wilson Architecture and provides a response to
each of the criteria. The Design Statement demonstrates that proposed development
represents the proper planning and sustainable development of the subject site.

The 2009 guidelines were developed with the objective of delivering high quality and
sustainable residential developments. The guidelines outlined the common goals of housing
developers, their design teams, the planning system, and the community they serve as
follows:

_

By virtue of its location, the proposed development has
the potential to deliver on the quality of life aims of the
Sustainable Residential Development Guidelines.

e  The proposed development promotes
walkability and sustainable transport patterns by
way of its location and layout. The public
amenity areas /open spaces have been
designed in accordance with the highest Urban
Design principles.

e The design and layout of the proposed open



spaces will contribute to an enhanced sense of
place and will serve as nodes for communal
activities.

e The retention and supplementation of existing
hedgerows, specimen trees, planting and
grassed areas will contribute to the preservation
of the existing character of the site and wider
area of Carrigtwohill. The landscaping measures
proposed will contribute to high quality public
realm and provide new and improved
opportunities for biodiversity and wildlife. Please
refer to the Landscape Design Rationale
prepared by Cunnane Stratton Reynolds for
further information.

e The provision of a 150 no. child-place creche to
the southeast of the subject lands will provide
an important community facility within the
development.

e The proposed housing mix provides for a wide
range of dwelling types. The housing mix
promotes social integration and cohesion and
will add to diversity of the development.

e The proposed open spaces associated with the
scheme have been designed according to best
proactive Urban Design principles.

Design Urban The Design Manual for Urban Roads and Streets provides guidance relating to the design
of urban roads and streets. The document presents a series of principles, approaches and
standards that are necessary to achieve balanced, best practice design outcomes with
regard to street networks and individual streets. The relevant principles, approaches and
standards listed in the table below are intended for use by suitably qualified and
experienced designers who work within the built environment professions in order to
create attractive streets and roads which facilitates a broad range of users.

This application is accompanied by a DMURS
Compliance prepared by RPS. The statement addresses
the relevant policies and principles listed in the Design
Manual for Urban Roads and Streets, 2013 in order to
create a balanced and attractive street and road network
for the proposed development. A Traffic and
Transportation Assessment prepared by Malachy Walsh
and Partners is also enclosed as part of the
Environmental Impact Assessment Report.

Manual for Urban
Roads and Streets,
2013




Childcare Facilities: The National Childcare Guidelines for Planning Authorities provide a framework to guide

Guidelines for both local authorities in preparing development plans and assessing applications for

planning permission, and developers and childcare providers in formulating development

Planning Authorities,
2001

proposals.

The proposed mixed-use development comprises 716
no. residential units. However, the requirement for a
childcare facility is calculated based on the number of
2+ bed units proposed in accordance with the
guidelines.

A standalone Statement on the Rationale for
Childcare Provision has been prepared by HW
Planning and is enclosed as part of this application.

The childcare facility will have the capacity for ¢. 150
no. child spaces (978 sq m). This amount of provision
is in accordance with the indicative standard
recommended in the 2001 childcare guidelines for
Planning Authorities.

The proposed development has taken cognisance of
this letter in relation to development of the creche on
the site.

Universal Design In 2019, the Minister for Children and Youth Affairs launched the Universal Design
Guidelines for Early Learning and Care Settings. These guidelines are an important step

Guidelines for Early
in making all Early Learning and Care services accessible to all children. This publication

Learning and Care
Settings, 2019



offers guidance on the refurbishment, renovation and building of centres for Early
Learning and Care in Ireland. The guidelines apply to both new-build and retrofit projects
and provide a flexible Universal Design framework to ensure that settings are accessible,
understandable and easy to use for all children, staff, families and visitors.

The proposed creche is situated in a well-integrated location
within a high-quality public realm and complies fully with this
requirement.

The proposed creche will provide a complementary use to
the Educational Campus that is currently under construction
on lands to the south.

Planning System Planning Authorities must implement these Guidelines in ensuring that, where relevant,
and Flood Risk flood risk is a key consideration in preparing development plans and local area plans and in
the assessment of planning applications. The Guidelines will also assist regional
authorities in preparing regional planning guidelines and should be utilised by developers
and the wider public in addressing flood risk in preparing development proposals.

A site-specific Flood Risk Assessment (FRA) has been
prepared by JBA Consulting for the proposed
application.

Management
Guidelines 2009

In summary, the FRA outlines that:

“the majority of proposed development on-site is
located within Flood Zone C. The proposed
development within Flood Zone C is deemed
appropriate. For development within Flood Zones A
and B, mitigation measures have been proposed to
manage the ongoing risk of inundation from coastal
and fluvial sources. The Justification Test has been
undertaken and passed for the development.

This Flood Risk Assessment was undertaken in
accordance with 'The Planning System and Flood Risk
Management - Guidelines for Planning Authorities'
and agrees with the core principles contained within.”




Appropriate Appropriate Assessment is a focused and detailed impact assessment of the implications
Assessment Plans of the plan or project, alone and in combination with other plans and projects, on the
and Projects in integrity of a Natura 2000 site in view of its conservation objectives.

Ireland — Guidelines

for Planning

Authorities



The application is accompanied by an Appropriate
Assessment Screening and a Natura Impact
Statement prepared by Moore Group.

The NIS states that:

“This NIS has reviewed the predicted effects arising
from the Project and found that with the
implementation of appropriate mitigation measures
specifically with regard to surface water, significant
effects on the integrity of the Great Island Channel
SAC and Cork Harbour SPA can be ruled out.

It is the conclusion of this NIS, on the basis of the best
scientific knowledge available, and with the
implementation of the mitigation and restriction
measures set out under Section 3.6 that the possibility
of any adverse effects on the integrity of the European
Sites considered in this NIS (having regard to their
conservation objectives), or on the integrity of any
other European Sites (having regard to their
conservation objectives,) arising from the proposed
development, either alone or in combination with other
plans or projects, can be excluded beyond reasonable
scientific doubt.”
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Regional Planning Policy

Southern Regional
Assembly:
Regional Spatial
and Economic
Strategy

This section will provide an overview of the relevant Regional Planning Guidelines
including the Southern Regional Assembly: Regional Spatial and Economic Strategy
Cork Area Strategic Plan, 2020 (CASP), CASP Update 2008 and Cork Metropolitan Area
Transport Strategy (CMATS), 2040

The Regional Spatial and Economic Strategy (RSES) sets out a 12 year strategic
development framework for the Southern Region. The purpose of the Regional Spatial and
Economic Strategies (RSES) is to support the implementation of the National Planning
Framework while facilitating choices that reflect the differing needs of the regions. The
strategies are proposed in the context of a renewed focus on “Regional Parity” in the NPF,
being promoted to address anti-competitive pressures on Dublin by offering more
sustainable choices and options for people, businesses and communities that can positively
influence more sustainable patterns of living and working which benefit our entire society
and make our economy more equitable and resilient.

The vision for the Southern Region is outlined in the RSES as follows:

= Nurture all our places to realise their full potential;

= Protect and enhance our environment;

= Successfully combat climate change;

= Achieve economic prosperity and improved quality of life for all our citizens;
= Accommodate expanded growth and development in suitable locations; and

= Make the Southern Region one of Europe’s most creative, innovative, greenest and
liveable regions.

As previously iterated in respect of National Planning
Policy, the proposed development will result in the uplift
in population in this area by 2,726 no. persons.

This application is accompanied by an AA Screening,
Natura Impact Assessment and Environmental Impact
Assessment Report to assess the impacts of the
development on European Sites.

A Site-Specific Flood Risk Assessment has also been



prepared by JBA Consulting in accordance with The
Planning System and Flood Risk Management -
Guidelines for Planning Authorities, 2009".

The proposed development is consistent with RPO 9 of
the RSES as it represents the delivery of new
development in tandem with existing infrastructure
capacity.
= [rish Water has confirmed via a Confirmation of
Feasibility that there is sufficient capacity in the
local water infrastructure network to
accommodate the development. The
Confirmation of Feasibility and Design
Acceptance are enclosed as part of the
application.
= Carrigtwohill is well served by public transport
and sustainable mobility infrastructure. The
subject site will create a strong pedestrian and
cycling link through the settlement which is
currently absent in Carrigtwohill and provide
safe and convenient access to the train station
through the granted Part 8 Interurban Cycle
route that traverses the site.
= The proposed development will benefit from the
planned Dunkettle to Carrigtwohill greenway,
offering a safe, and direct link to the City
encouraging sustainable modes of transport.
=  The proposed development incorporates
Sustainable Urban Drainage Systems (SUDS)
and green infrastructure as part of the wider
surface water drainage strategy for the lands as
detailed in the Landscape Design Rationale and
Engineering Services Infrastructure Report.

The subject site is contiguous to the existing footprint of
the town. The proposed development includes for a
dedicated walking cycling link to the adjacent areas to the
east where employment and other services are located.
Key to the proposed development will also be the
creation of new links to Carrigtwohill train station to the
northeast of the subject lands, which will significantly
reducing time taken to travel there.

The general area is well served by several existing public
transport services, all within easy walking distance of the

subject lands;

Train Service



e  Mallow Cobh and Midleton Lines

Bus Services

e 240 - Cork City bus station to Ballycotton
e 241 - Cork City bus station to Trabolgan
e 260 - Cork City bus station to Ardmore

e 261 -Cork City bus station to Ballincurra

The subject lands will also benefit from being within
walking distance of the proposed Dunkettle to
Carrigtwonhill greenway, a project funded by the National
Transport Authority.

The proposed development satisfies all the criteria
outlined in RPO 151. The subject site is situated within
the existing development boundary for Carrigtwohill and
will promote increased levels of walking and cycling
within the settlement.

The presence of Carrigtwohill train station in the context
of the subject lands confirms the development of the
subject lands satisfies sequential tests for growth of the
settlement and represents the natural and planned
expansion of Carrigtwohill.



The proposed development will contribute to the “10-
minute’ settlement concept promoted by the RSES. The
subject proposal is within a short walking distance of the
train station, town centre, and local social and community
infrastructure. The proposal will provide for a compact
settlement where modal shift away from the private car is
actively promoted.

New transport links to the northeast of the site will
contribute to compact growth and enable future
residents of the proposed scheme to access the train
station within a 10-minute walk of the train station and
main street.

The proposed new pedestrian and cycling links though
the subject lands to the northeast will serve as a natural
pedestrian desire line to the rail station, serving both
existing and future residents, as well as people who
already work in the area.

The proposed development is fully consistent with the
guiding principles and core objectives for the Cork MASP.
The proposed will assist in delivering future housing
growth and positively contribute to Carrigtwohill's
important overall role as a Metropolitan Town in the Cork
MASP.



As referenced previously, the proposed development
represents an opportunity to provide for the compact and
sustainable expansion of Carrigtwohill. Due to its
proximity to a high frequency public transport corridor
and major employment locations which include the city
centre, Little Island, and the Carrigtwohill IDA Business
Park, the settlement is ideally placed to accommodate
increased levels of new housing in the coming years.

The proposed development will promote the inter-
relationship between land-use and public transport as
promoted in the Cork MASP. Specifically, the MASP
references that growth should be targeted on high
frequency public transport corridors in accordance with
Cork Metropolitan Area Transport Strategy.

The proposed development will directly contribute to the
acceleration of housing delivery and address the well
publicised housing shortage in Cork City and its suburbs.

Cork The MASP identifies Cork as be emerging international centre of scale. As the State's

Metropolitan second city, it will be supported by a network of metropolitan towns and strategic
A Stratedi employment locations which include Carrigtwohill. Metropolitan Cork is a national primary
rea otrategic

Plan (MASP)

driver and engine of economic and population growth and the principle complementary
location to Dublin. Strengthened regional connectivity will enhance integration of the Cork
Metropolitan Area with the Atlantic Economic Corridor.

As outlined in the response to the policies of the RSES,
the proposed development represents an opportunity for
sustainable growth within one of Cork City's most
important and sustainable metropolitan towns, where
public transport and walking/cycling services are already




in existence.

The proposed development is fully consistent with the
guiding principles and core objectives for the Cork MASP.
The proposed will assist in delivering future housing
growth and positively contribute to Carrigtwohill's
important overall role as a Metropolitan Town in the Cork
MASP.

As referenced previously, the proposed development
represents an opportunity to provide for the compact and
sustainable expansion of Carrigtwonhill. Due to its
proximity to a high frequency public transport corridor
and major employment locators including the city centre,
Little Island, and the Carrigtwohill IDA Business Park, the
settlement is ideally placed to accommodate increased
levels of new housing in the coming years.

The proposed development will promote positive inter-
relationships between land-use and public transport as
promoted in the Cork MASP. Specifically, the MASP
references that growth should be targeted on high
frequency public transport corridors in accordance with
CMATS.

The proposed development to contribute to the
acceleration of housing delivery and address the well
publicised housing shortage in Cork City and its suburbs.



Cork The Cork Metropolitan Transport Strategy (CMATS) has been published in the context of the
National Planning Framework which envisages that Cork will become the fastest growing
city region in Ireland in the coming years. This projected population and associated
economic growth will result in a significant increase in the demand for travel. This demand
needs to be managed and planned for carefully to safeguard and enhance Cork’s
(CMATS) attractiveness to live, work, visit and invest in.

The proposed development typifies a PTOD as defined in
CMATS and will represent a new neighbourhood where
public transport can genuinely serve as real alternative to
car dependency.

Metropolitan
Area Transport
Strategy

CMATS recognises the potential of settlements along the
suburban rail network to accommodate increased levels
of growth. Chapter 9 of (CMATS)- Suburban Rail confirms
that Carrigtwohill is poised to benefit from further rail
service improvements including

= Double Track to Midleton - To accommodate the

increase in rail services to/from Midleton, the
existing single track between Glounthaune and
Midleton will be required to be upgraded to a
double track*. There is currently a 2km long
section of double track at Carrigtwohill that can
be extended.

These improvements will further improve the rail services
serving Carrigtwohill ensuring that it will be one of the
best served settlements in the country to be served by a
high frequency public transport link.




The proposal includes for a dedicated walking / cycle
paths to connect the proposed development with the rail
station and onwards towards employment and local
services in the vicinity.

The CMATS cycling strategy includes for a series of
primary, secondary, inter-urban and green routes in
proximity to the site that will improve cycle connectivity to
surrounding areas, including Cork City. The subject lands
will benefit directly from the instatement of an inter-urban
cycle route, connecting Carrigtwonhill to its neighbouring
towns, as well as Cork City.

The sites proximity to these planned upgrades will also
encourage cycling as a sustainable mode of transport for
future residents of the Carrigtwohill scheme.

The proposed walking and cycle access improvements as
included in the proposed development will assist in
achieving the wider connectivity objectives for the area.



Planning System
and Flood Risk
Management
Guidelines 2009

Among the identified bus priority routes in the CMATS
document is a link between the City Centre and
Carrigtwohill. Both existing and future residents of
Carrigtwohill will benefit from the proposed scheme as it
provides new links and improved permeability in proximity
to this metropolitan bus route and associated high
frequency services.

The dedicated pedestrian and cycle routes proposed in
the CMATS, will provide the proposed Carrigtwohill
scheme with a direct link to the planned park and Ride
facilities at Dunkettle.

Access to such a facility would provide additional public
transport capacity to future residents of the scheme and
provide sustainable, direct, and efficient access to Cork

City Centre.

The 2009 guidelines (SRDUA) were developed with the objective of delivering high quality
and sustainable residential developments. Carrigtwohill can be defined as a ‘City/Larger
Town'’ according to criteria identified in the SRDUA with a population of over 5,000 people.

JBA Consulting has undertaken a Flood Risk
Assessment for the proposed residential
development. A review of the available sources of
flooding indicates there are no instances of historic
flooding on-site, but there may be a risk from
moderate-probability fluvial and pluvial events. The
majority of the development is located in Flood



Zone C, however the FRA has determined that a
minor section of the Station Road North Site
resides within Flood Zone A/B. Mitigation
measures have been proposed to manage the
flood risks to the Station Road North Site which
ensures that the residential areas are located
above the 1% AEP and 0.1% AEP flood levels
including climate change. The Justification Test
has been undertaken and passed for the
development.



The majority of proposed development on-site is
located within Flood Zone C. The proposed
development within Flood Zone C is deemed
appropriate. For development within Flood Zones A
and B, mitigation measures have been proposed to
manage the ongoing risk of inundation from

coastal and fluvial sources. The Justification Test
has been undertaken and passed for the
development.
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Local Planning Policy

Joint Housing The Joint Housing Strategy was produced in accordance with the adopted County and City
Strategy: Cork Development Plans for the respective planning authorities in 2014-2015. The purpose of
the housing strategy is to ensure that the proper planning and sustainable development of
Cork City and County provides for the housing of the existing and future population of the
area in an appropriate manner. The housing strategy sets out an overall framework for the

Planning
Authorities

supply of land to meet the housing needs arising in the county. Four key principles
underpin the strategy with the relevant principles applicable to the proposed development
illustrated in the table below:

The proposed development has been designed to
cater for a range of household sizes by providing a mix
of different units including 1, 2 and 3 bed apartments,
duplexes and houses.

The proposed layout has been designed to enable
easy access by all and complies with Part M of the
Building Regulations. Building for Everyone: A
Universal Design Approach. The design of the
proposed development is in accordance with the 12
criteria for residential development as outlined in the
2009 Urban Design Manual: A best practice guide.

Cork County The Cork County Development Plan (CDP) outlines objectives and parameters for housing
Development development in the County for 2022 - 2028 The Plan is underpinned by a number of key
Plan 2022 -2028 principles which include sustainability, social inclusion, high quality design and climate



change adaptation. The Plan establishes a hierarchical network of settlements in the
County, allocating related population and housing growth projections.

The subject lands are principally zoned Residential, Existing Residential/ Mixed
Residential and Other Uses and Town Centre/ Neighbourhood Centres. A small proportion
of the Station Road South site is zoned Special Policy Area. Residential development and
childcare facilities are permissible uses in these areas.

Policy Area
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CT-R-01

&7 o L Community
Ty % CT-C-01
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Figure 4.1 Extract from the Cork County Development Plan 2022 -2028 with the Subject Site Outlined in Red.
Extracts from the Cork County Development Plan 2022-2028 are provided below which demonstrate
that the proposed residential and childcare facility are appropriate uses on the land use zoning
objectives identified above.

County Development Plan Objective
ZU 18-11: Residential Areas

Promote development mainly for housing, associated open space, community uses and, only where an acceptable
standard of amenity can be maintained, a limited range of other uses that support the overall residential function
ofthe area.

Normally discourage the expansion or intensification of existing uses that are incompatible with residential
amenity.

Appropriate Uses in Residential Areas

Residential development, residential care, sheltered housing, childcare facilities, education facilities, occasional
retail, local centres/neighbourhood centres, places of worship, local medical/healthcare services, open space,
recreation and amenity uses, community uses.



County Development Plan Objective
ZU 18-17: Town Centres/ Neighbourhood Centres

a) Promote the development of town centres and neighbourhood centres as the primary locations for retail
and other uses that provide goods or services principally to visiting members of the public. The primary
retail areas will form the main focus and preferred location for new retail development, appropriate to the
scale and function of each centre and in accordance with the Retail Strategy. Residential development
will also be encouraged particularly in mixed use developments while the use of upper floors of retail and
commercial premises in town centres for residential use will in particular be encouraged.

Recognise that where it is not possible to provide the form and scale of development

Appropriate Uses in Town Centre/Neighbourhood Centres

Retail, cultural uses, recreation uses, hotel, bed and breakfast, public houses, financial services, professional
services, medical and healthcare services, leisure facilities, places of worship, residential, mixed residential,
childcare facilities, education facilities, community facilities, civic uses, offices, public transport facilities, car parks,
funeral homes.

County Development Plan Objective
ZU 18-20: Special Policy Areas

Recognise that there are a small number of sites within the urban areas of the County where the normal land use
zoning requirements do not apply. These can be subdivided into 3 distinct categories namely:

a) Areas suitable for mixed use development (both brownfield and greenfield sites) where the range of
uses are outlined.

b) Areas suitable for mixed use development where further study is required to guide the significant or
strategic nature of the site. This will involve the preparation of a master plan, design brief or area action
plan before any formal planning application is made for the development. These should be subject to
SEA and HDA screening where appropriate.

c) Areas which require specific policy guidance to protect the unique characteristics of that particular
area.

The specific zoning objectives are listed below:

Objective

The proposed Strategic Housing Development comprising
716 no. residential units and a creche are permitted in
principle uses as set out above. The proposed scheme has
considered the site specific zoning objectives as they relate
to the various land parcels that form the application site
and implemented design measures into the overall design
where appropriate.

This Statement of Consistency should be read in
conjunction with the accompanying Planning Report and
Response to An Bord Pleanéala Opinion and Material
Contravention Statement prepared by HW Planning.

Provision is made for a portion of the recently granted Part
8 Carrigtwohill to Midleton Inter-Urban Cycleway Phase 1.
Itis proposed to extend this link to the south, completing
the Northern Spine Link Road.




The proposed development has designed in accordance
with the National Planning Framework and in support
the National Strategic Outcomes as set out previously at
Section 01 of this document.

The proposed development has been designed to
support the delivery of sustainable community through
the delivery of high quality residential units in a
sustainably accessible location.

A Building Lifecycle Report has been prepared by Bam
and enclosed as part of this application.

The Castlelake SHD will complete the development of
this area of Carrigtwohill. Wilson Architecture have
prepared an Architectural Design Statement that
addresses the Guidelines on Sustainable Residential
Development in Urban Areas and accompanying Urban
Design Manual and the Design Standards for New
Apartments.

The development will provide a sense of place and
contribute to the delivery of a diverse community with a
choice of functional communal and public open spaces.

Active modes of transport will be encouraged
throughout the subject lands by delivering valuable
pedestrian and cycle routes that connect to the Town
Centre to the south, Station Road to the east, granted
inter urban cycle route to the north and east and the
east-west road to the south currently under construction.




Furthermore Section 4.6.3 of the Development Plan
states that:

“Notwithstanding the above, the Part V/ contribution
applicable to a grant of planning permission remains at
10% (to be applied to social housing only) until 31st July
2026 for all land purchased in the period between 1st
September 2016 and 31st July 2021. Where the planning
permission is granted after 1st August 2026, the
applicable percentage will be 20% in all cases. Please
refer to Housing Circular 28/2021 issued by the
Department of Housing Local Government and
Heritage.”

There are 716 no. residential units proposed which
include the provision of 104 no. Part V units across
the site to be transferred to the Local Authority. The
full details of the proposal including costing are
outlined in the accompanying Part V Cost
Methodology prepared by HW Planning and identified
in the accompanying Part V architectural drawings.

Section 3.3 of the Planning Statement and Response to
An Bord Pleanéla’s Opinion provides a Statement on
Housing Mix. The proposed development provides a
balanced approach to delivering a range of unit sizes
and types that are appropriate to people at various
stages of the lifecycle including first time buyers,
young families and downsizers.



County Development Plan Objective

HOU 4-7: Housing Density on Residentially Zoned Land

+  Applicable to suburban/greenfield lands of the larger settlements with a

population > 5,000 and those planned to grow >5,000 population;

+ In towns with an existing/ planned high quality public transport service a

minimum density of 35 units/ ha is recommended.

+  OnformerInstitutional lands which may requi i f deve

in certain areas. A minimum of 20% public open space is required at these
locations.

- Thiscategory would be the highest density category applicable to the smaller

settlements (< 5,000 in pepulation), and would generally apply to central sites
within the core of such settlements, unless otherwise stated or where a higher
density approach accords with isting pattern of

+ Must include a broad range of unit typologies and normally involves a

ing a higher proportion of terraced units

ion of unit formats i
or apartment type uni

The proposed development will provide a density of
43 no. units per ha comprising 716 no. houses,
duplexes and apartments on a developable area of
16.6 ha. In accordance with the Sustainable
Residential Development in Urban Areas the
developable area does not include the north -south
local spine road and landscape buffer strip beneath
the existing pylons.

Albeit the proposed development achieves a net
density of 43 no. units per ha across the 7 no. land
parcels. It must be acknowledged that the density
fluctuates across the site depending on the specific
site context and unit type is the proper and
sustainable response to the delivery of density in this
location.

The density of the proposed scheme is discussed in
further detail at Section 3.4 of the Planning Report
and Response to An Bord Pleanala’s Opinion
prepared by HW Planning.

The proposed scheme ranges in height from part-2
no. to part-5 no. storeys across the development site
at appropriate locations.

The proposed building heights are appropriate
relative to the location and will provide for the efficient
and effective use of zoned land in Carrigtwohill having
regard to housing market requirements and will
responds to the local context by creating a high
quality and livable local community. The proposed
density of 43 no. units per hais considered to be
appropriate in this location and will provide a mix of
housing typologies and sizes that will meet the needs
of a range of family formations. The proposed
development will provide 153 no. one beds - 21.4%,
312 no. two beds - 43.6%. 226 no. three beds — 31.6%
and 25 no. three beds - 3.5%.

Section 3.2 of the Building Height Guidelines, 2018 is
discussed at Section 02 of this report.

The proposed development will provide public open
space that will contribute to the provision of social and
community infrastructure in Carrigtwohill including
pocket parks, play equipment and MUGA spaces.



In addition to the above, a 2 no. storey childcare facility
will provide an important amenity for future and existing
residents in the area.

The proposed development of 716 no. residential units
will result in a population uplift that will contribute to
viability of Carrigtwohill Town Centre. The subject lands
are within easy walking and cycling distance from the
Town Centre and offer a range of local services and
facilities.



A key concept of the scheme is to deliver excellent
walking and cycling infrastructure which provide
valuable connections to the wider surrounding area. The
recently granted Part 8 Inter-Urban Cycle Route will
further enhance the connectivity to Carrigtwohill Train
Station. The subject site is located in an accessible
location served by train and bus services resulting in an
attractive place to live.

A DMURS Statement of Consistency prepared by RPS is
enclosed as part of the application. Transport and
connectivity are discussed further in the Engineering
Services Infrastructure Report prepared by RPS and in
the Traffic and Transportation Chapter of the
accompanying EIAR.



Traffic and Transport Chapter 0f the EIAR outlies that:

“The Traffic and Transportation impacts of the
proposed development have been assessed on the
basis of the expected permitted and proposed local
developments, including roads and transport
infrastructure. The proposed development site is part
of Cork County Council’s planned development for
Carrigtwohill.

There will be no significant adverse construction
traffic impacts. Construction traffic volumes will
mostly occur during off-peak traffic periods.

The proposed residential development location will
generate a high proportion of non-car, sustainable
transport trips, particularly in respect of school,
creche and work commuting type trips that occur
during peak traffic hours. This includes travel on foot
and by train, bus, and bicycle.

The proposed development would be fully sustained
by the existing, permitted and proposed transport
infrastructure for Carrigtwohill, including by Cork
County Council.”



The proposed development provides 1,297 no. car
parking spaces to serve the 716 no. residential units. The
Schedule of Areas prepared by Wilson Architecture
provides a breakdown of car parking spaces per
typology.

All duplex and house units are provided with cycle
parking spaces within their private amenity spaces.
Communal cycle parking spaces (secure and covered)
are provided in each of the 7 no. blocks.

The provision of car and cycle parking spaces within the
scheme is in accordance with the guidance of the
Development Plan.




Sheltered housing

Student
Accommodation

1 bedroom
1 unit

1 unit

2 bedrooms

2 units
5 units

5 units

5 bedrooms

Parking provision is based on 2 no. car parking spaces
per house and 0.5 spaces per apartment/duplex unit.,
with additional visitor parking provision distributed
across the scheme. Parallel parking or group parking is
used where appropriate for urban design reasons such
as traffic calming and to avoid relentless front garden
parking on the main approach. Parking is always close to
the dwelling entrance.

The breakdown of car parking per block is discussed in
the Architectural Design Statement prepared by Wilson
Architecture.

Cycle parking spaces are provided at ground floor within
apartment buildings generally for ease of access with
covered external shelters integrated into the
development in certain locations as part of the
architectural language of the scheme. Visitor cycle
parking is distributed throughout the development
adjacent to apartment entrances and within primary and
secondary public spaces. Cycling parking

spaces are also provided for each housing unit.

The breakdown of cycle parking per block is discussed in
the Architectural Design Statement prepared by Wilson
Architecture.



The project landscape architect, Cunnane Stratton
Reynolds Land Planning and Design have developed
a strategy in conjunction with the project engineers,
RPS and project arborist, Arbor Care. Please refer to
the enclosed schedule of documents and drawings.

The green infrastructure plan includes due
consideration of the recently granted Part 8 Inter-
Urban Cycle route.

The Landscape Design Rationale Report prepared by
Cunnane Stratton Reynolds Land Planning and
Design provides a comprehensive overview of the
landscape strategy across the site.

= Deliver a high quality, attractive and suitable
landscape for all users;

= |[ntegrate a strong and fitting landscape and
housing design within the existing urban
framework;

= Promote a permeable and legible landscape and
streetscape;

= |[mprove site connectivity with town facilities and
focal points;

= Create a green infrastructure plan that connects
into the green infrastructure of the wider area;

= Ensure good circulation for both pedestrian and
cyclists;

= Create a strong sense of place for people to identify
with;

= Promote and integrate Protected Views and



Aspects;

= Develop a hierarchy of Public Open Space by
integrating a variety of good active and passive
recreation;

= Create a secure environment with safe and well
overlooked areas;

= |ntegrate a variety of active and passive play and
recreational areas for all ages;

= |ncorporate and protect existing natural features
into the residential scheme;

= Plant strong network of trees and vegetation, using
as much native species as is possible;

= Provide for biodiversity corridors and wild-life
habitat;

= |[ntegrate functional and attractive SuDs features
into the scheme; and

= Create a landscape design that further establish a
rural feel for a rural, satellite town.

The proposed development provides 30,660 sq m of
functional public open space with the developable
site area (18.5%). A further 11,430 sq m of open space
is provided however has been excluded from the
calculation of public open space due to the presence
of existing ESB infrastructure (non-developable area).

Private open space has been provided in accordance
with the Guidelines on Sustainable Residential
Development in Urban Areas and Apartment
Guidelines as demonstrated in the HQA prepared by
Wilson Architecture.



Cunnane Stratton Reynolds Land Planning and
Design have prepared a comprehensive Landscape
Design Strategy which demonstrates a high quality
standard across the hierarchy of spaces provided
throughout the scheme.

A Landscape and Visual Impact Assessment has
been prepared by Cunnane Stratton Reynolds Land
Planning and Design and is enclosed as Chapter 11 of
the accompanying EIAR.

Cultural Heritage and Archaeology is discussed at
Chapter 10 of the Environmental Impact Assessment
accompanying this application.



