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Planning Appeal: Form.

Your details

1. Observer’s details (person making the observation)

If you are making the observation, write your full name and address.

If you are an agent completing the observation for someone else, write the

observer’s details:

Your full details:

(a) Name Antoinette Mahon and John Goggtn

(b) Address 7 Assumption Terrace

Station Rd

Blarney

T23VX56

nt’s details
Agent’s details

If you are an agent and are acting for someone else on this observation, please

also write your details below.

If you are not using an agent, please write “Not applicable” below.

(a) Agent’s name Click or tap here to enter text
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(b) Agent’s address Click or tap here to enter text.

Postal address for letters

3. During the appeal process we will post information and items to you or to

your agent. For this observation, who should we write to? (Please tick V

one box only.)

You (the observer) at the p
address in Part 1 1

The agent at the address

in Part 2

n

Details about the proposed development

4. Please provide details about the appeal you wish to make an observation

on. If you want, you can include a copy of the planning authority’s decision

as the observation details.

(a) Planning authority

(for example: Ballytown City Council)

Cork City Council

(b) An Bord Pleanala appeal case number (if available)

(for example: ABP-300000-19)

LH28.321688

(c) Planning authority register reference number
(for example: 18/0123)

Observation on a Planning Appeal:
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24/43031

Ringwood, Station Road, Blarney, Cork

(d) Location of proposed development

(for example: 1 Main Street, Baile Fearainn, Co Abhaile)
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Observation details

5. Please describe the grounds of your observation (planning reasons and

arguments). You can type or write them in the space below or you can

attach them separately.

Antoinette Mahon and John Goggin
7 Assumption Terrace,
Station Rd .
Blarney,
Co.Cork
T23VX56
22 January 2025

The Secretary,
An Bord Pleanala,
64 Marlborough Street,
Dublin 1,
DOI v902,

RE: Permission for a Large-Scale Residential Development (LRD) at this
site at Ringwood, Shean Upper, Blarney, Cork. 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

Dear Sir/Madam,

We are writing to you in relation to the decision of Cork City Council to grant
permission for the above LRD, per the Notification of Decision to Grant
dated the 12/12/2024, including 61 conditions. I respectfully ask An Bord
Pleanala to overturn this decision on the grounds that the development
goes against a number of objectives set by the Council in the City
Development Plan 2022-2028. We set out the grounds for our observation
below,

1- Apartment blocks surpass target density for Blarney and are not in
keeping with the character of the village.

As per table 11.1 of Cork City Development Plan 2022 – 2028, 'Cork City
Building Height Standards’ (see Appendix A for copy), the 4 storey
apartment blocks in this development exceed the target density height set
by the council for Blarney. Appendix B shows a contiguous elevation plan of
these apartments (not submitted as part of the planning nor shared with
residents) in relation to the existing terraced houses on Station Road, which
will have a very negative visual impact on the local environment due to the
elevation of the site and the height of the apartment blocks. Local and
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5. Please describe the grounds of your observation (planning reasons and

arguments). You can type or write them in the space below or you can

attach them separately.

long-term residents, including ourselves, will face severe loss of winter light,
as well as privacy due to the positioning of these apartment blocks. Other
apartments in Blarney do not exceed 3 storey and their elevation is below
or level with the road. The village of Blarney is an Architectural
Conservative Area and as stated in the 'Built Heritage Objectives’ of the
Cork City Development Plan, ' modern insensitive development in the area
[Blarney village] has had a negative impact on the special character of the
place’ (Appendix C); four storey apartments in this development, elevated
high above the road and above existing homes are neither integrated with
nor sympathetic to the character of Blarney village and scale of existing
homes in Blarney and go against Built Heritage Objective 1.58 (Appendix
C) of Cork City Council which states that, ' development adJacent to the
village would require visitor and local needs be balanced,’ and also Urban
Town Objective 10.63, 'Blarney East/Ringwood Expansion Area’, 'all
development shall be designed, planned and delivered in a coordinated and
phased manner, using a layout and mix of uses that form part of an
emerging neighbourhood integrated with the wider area ’. Ringwood is
located north of the boundary of the ACA but as presented in the
observation submission of Blarney Castle Estates (Appendix D), Ringwood
is visible on maps dated from 1801 and could be considered a 'highly
significant heritage asset’. It is our opinion that the Ringwood development
4-storey apartments should not have been granted planning permission.

2- Road infrastructure does not meet the demands of the
development.

Sections 10.265 and 10.272 of the Cork City Development Plan, 'Key
Growth Areas and Neighbour Development Sites’ clearly set out
deficiencies in road infrastructure in Blarney, stating that existing road
infrastructure is ' unable to serve proposed developments’, and that there is
a need for 'major local road upgrades’ (Appendix E). This large-scale
residential development will have one exit and entry point, onto the already
congested and over-capacity Station Road. In the Stoneview/Ringwood
Framework Masterplan, section 5.1 Transport Network, Station Road is
quoted as follows:

'Station Road unsuitable for high volumes of traffic. Poor pedestrian and
cycle provision’...’It is a relatively minor road that can become congested at
peak times.’

There are 333 allocated car parking spaces in the development (Appendix
G)- this will add significant volumes of traffic onto 'a relatively minor road’.
Once the development is complete, traffic at the junction between Station

Observation on a Planning Appeal:
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5. Please describe the grounds of your observation (planning reasons and

arguments). You can type or write them in the space below or you can

attach them separately.

Road and the R617 is predicted to ' operate over practical capacity as
calculated in the Transport Assessment Report by Systra (Appendix F).
This Assessment Report was based on assumptions that Phase 1.a and
Phase 2 would be completed- plans which have not been made available to
local residents; are subject to planning being granted; are not a condition of
the first phase planning. Regrettably, the baseline traffic conditions were
measured by Systra in March 2022, a time of year when the heavy
agricultural traffic that frequents Station Road, making it a busy, dangerous
road particularly in summer months, is not present. There is also a
vehicle-rescue centre, located north of the site entrance on Station Road
that had been recently opened at the time of the assessment, which again
regrettably did not factor in the traffic conditions the heavy lorries and
articulated trucks used by this centre.

3. Existing and Planned Pedestrian and cycle infrastructure is not fit
for purpose.

As clearly stated in the Stoneview/Ringwood Framework Masterplan,
section 5.1 Transport Network, Station Road is quoted as follows:

'Poor pedestrian and cycle provision’, 'existing cycle facilities in the area are
limited. ’

The Collaborative Town Centre Check Report from 2023 (Appendix H)
observed that 'due to the lack of wide and continuous footpaths there are a
number of points in Blamey that a crossing or inclusion of footpaths would
improve the walking environment , and listed the junction between Station
Road and the R617 as one such point. The Transport Assessment Report
for the development, completed by Systra, described this crossing as
'intimidating’ for pedestrians, and the report assesses the proposed
footpaths and cycling improvements to Station Road on an 'understanding’
'that CCC has developed an updated layout at the junction as part of the
NTA Active Travel Programme, which when implemented, will improve
facilities for cyclists and pedestrians. ’ When I asked CCC to provide
information on these updated layouts, I was informed that a project to
improve the Station Road/R617 junction project is still 'at an early stage
(Appendix K). It is therefore highly unlikely that Systra’s assessment of the
overarching pedestrian and cyclist infrastructure provides a true and fair
analysis of the safety and efficacy of the proposal when it is based on an
'understanding’ of an aspirational upgrade that, two years on from the
completion of the Systra report, is still only in the early stages of planning.
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5. Please describe the grounds of your observation (planning reasons and

arguments). You can type or write them in the space below or you can

attach them separately.

The proposed cycling infrastructure is, quite frankly, laughable. The shared
cycle/pedestrian path on Station Road will abruptly end at the junction with
the R617 (discussed above) with no further cycling infrastructure or safe
crossing at this junction to the local secondary school, primary school or
Clogheenmilcon walk. The shared cycling path also abruptly ends at the
entrance to the development; this planned infrastructure will not make a
positive addition to residents north of the entrance, who will in fact have to
share an already below-minimum-width-footpath with a two-way cycling
lane, and on busy sections will potentially have to step onto a
furthered-narrow Station Road with increased vehicular traffic. This
potentially very dangerous scenario is not imagined but taken directly from
the plans and the Transport Assessment Report, which states, 'this [shared
cycle/footpath I will comprise a new 3m-wide shared track for cyclists and
pedestrians on the west side of Station Road, between the R617 and the
site access junction. Due to constraints, the width of the track will be
reduced in certain sections’.
This is contrary to the guidelines on the NTA’s desired and absolute
minimum width for cycle lanes shared with pedestrians, which is 4m and 3m
in width (Appendix J). As residents who use the footpaths frequently, we are
shocked that the planned 'shared cycle path’ has been granted permission.
Currently the footpath is less than the desired minimum width on Station
Road. At one pinch point, the road is only 5.56m wide, and can neither be
narrowed to allow for a widened footpath (Appendix L). At this point, the
plans innocently depict the new shared cycle/pedestrian path as <3m, when
in fact the existing footpath measures just 1.17m (an area of the same
footpath measures just 1 .1m due to the presence of a telephone pole on the
footpath surface). It is difficult to fathom how this aligns with CCC’s Core
Objective 2.14 of a Walkable Neighbourhood, with 'safe spaces that
enables access for all’ and 'providing enhanced permeability for walking
and cycling’, when this is clearly unsafe and a danger to cyclists and
pedestrians.

4. Inadequate Sewerage Infrastructure on Station Road.

Drawing RWD-MHL-WW-P01 (Appendix M) submitted with the application
shows that all sewerage from the proposed development will tie into the
existing gravity sewer on Station Road. At various locations towards the
southern end of Station Road, there is regularly a smell of sewerage,
particularly in the summer months, and Dynorod are frequently required to
perform operational maintenance on the sewers (rodding, etc.). It is
therefore clear that the wastewater collection infrastructure on Station Road
is deficient even for the current levels of loading.

Observation on a Planning Appeal:
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5. Please describe the grounds of your observation (planning reasons and

arguments). You can type or write them in the space below or you can

attach them separately.

Uisce Eireann acknowledges as much in their Wastewater Capacity
Assessment of September 2021 (Appendix M), which states ' currently there
are constraints in the village sewer network which could require significant
upgrades’. The assessment also specifically refers to the Stoneview /
Ringwood / Blarney East areas when stating 'significant infrastructure
upgrades would be required to cater for any development in the Stoneview
area. IW has no gurrent plans to progress upgrades to service this area. ’

Should the LRD at Ringwood proceed it will add approximately 125,000
litres of extra wastewater to the already overcapacity Station Road gravity
sewer. Without the 'significant infrastructure upgrades’ referenced in Uisce
Eireann’s assessment, this poses a major risk to the public health of current
and future residents of Station Road, and a potentially damaging situation
for the tourism and heritage economy upon which the village so relies.

As members of the Station Road Residents Association Committee, we fully
recognise the desperate need for housing. We also acknowledge that it is
not realistic to expect all infrastructure, amenities, utilities and public
services to be completed before a development can proceed. But as things
stand, there are already a number of serious deficits in Blarney, and on
Station Road in particular, all of which will be exacerbated by the
development of Ringwood as it is currently proposed.

For the issues referred to above, we respectfully request that the decision
to grant planning permission be overturned.

Yours faithfully,

Antoinette Mahon and John Goggin

Observation on a Planning Appeal:
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Supporting materials

6. If you wish, you can include supporting materials with your observation.

Supporting materials include:

• photographs,

• plans,

•

•

•

•

•

suIveys,

drawings,

digital videos or DVDs,

technical guidance, or

other supporting materials.

Fee

7. You must make sure that the correct fee is included with your

observation. You can find out the correct fee to include in our Fees and

Charges Guide on our website.
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APPENDIX D

The village scheme began in 1765, wIth the construction of a classically designed village square,
suwounding a village green. together wIth an inn, markethouse. 1 1 mills, bleach works, 80 houses and
finally. a ChUrChJ. The entIre infrastructure of the vIllage was intended to be not mereFy functIonal. but
also attractive. The church. for example. was built as an 'archhecwral eyecatcher' on high ground above
the village square, with works completed in 1777. As such. the new vIllage must be understood to be an
inextricable part of the designed landscape of Blarney, formIng one unIt with the demesne. and cannot
be vIewed as a separate enUty or as a place 'outside' the walls. Rather, the picTuresque estate village
would appear to have been desIgned to add to the pIcturesque quaIIties of the 81arney Castle Estate

Figure 1 below shows the detaII of an 1801 Estate Map commissioned by George feffeqes. It is notable
that the Ringwood is clearly identifiable as a prominent landscape feature within the curtilage of the
Estate. Its inclusion suggests it was of interest to the owners of the estate and would have been visible
from the designed landscape areas of the estate. It is possible that these areas were arranged to focus
on such a pleasIng landscape feature. As such, it is Southgate Associates opInion that the RingwOOd is a
highty signifIcant heritage asset whIch forms part of a unique -Gothic" designed landscape for Blarney
Castle which also includes other heritage assets in Btarney such as the Church of ResurrectIon and the
Gothic Bridge.

I-l 1 JIll'iII,

d -'' ';'/+
g & B+ +

:\Al, + d ada debAa dH, ro 1
l&& +__

Figu,e 1 , 1801 Blarney Castle Estate Map surveyed by DavId hher . Ringwood outtined wIth red CIrcle_ Source:
B13mey CastJe Estate.
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APPENDIX F

Part A 5.0 Opportunities and Constraints Infrastructural challenges transportation
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APPENDIX G

Table 20. R617 / Station Road results (Phase 1)
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7.3.7 The results show that with the addition of traffic from the development, the Station Road arm
of the junction is predicted to operate over practical capaeity in 2026, with a maximum RFC
of 1.00. The MMa is 2C).7pcu, or around 119m. Due to assumed background traffic growth,
the predicted RFC rbes to 1,as in 2031, with an MMa of 32.3pcu, or 186m.

7.3.8 Whist the junction exceeds capacity in the peak, this level of predicted. short-lived,
congestion is not unusual in an urban setting during the peak hour, and is considered by
SYSTRA to be acceptable, particularly when the robust approach to trip generation that has
been adopted is taken into account. In addition, the assumption of continued traffic growth
should be considered against national and regional targets to reduce the number of vehicle
kilometres travelled annually.

7.3.9 TIle addition of the development traffic has a negligible impact on the operation of the R617,
with only a minor increase in queues and delays

7.3.10 The opening of the additional R617 access junction, as part of the proposed Phase la
development, and latef completion of the link road, as part of Phase 2 [See Section 7.3),
would create a new route through the development site that would allow a portion of traffic
travelling between Station Road and the R617 east to bypass the R617 / Station Road junction,
and allow develaprnent traffic to access directly onto the R617 without using Station Road .
Ttlis would reduce traffic pressure on the junction, allowing it to operate below capacity in its
current configuration. The results shown in Table 20 therefore reflect the situatbn until the
link road is constructed.
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APPENDIX G

SVST rA
4.6.4 The ceDe 2022-2D2B (V&ioatbn na. I. Clul>tel 11) sets out car patUtB standards taI

resdInItial dweloprnwtts_ For home SL£h as ttuse pIg>asad. the £tarsl8rd pradsb

O 1'2 bedraorn lvolntks:I space + 0.25 s{utes kx vBaa Imho&; and
a 3' Html\ p opati& 2 spaces + 0.25 sinces tar a3itasa Cr&be: lqncepa6stubnt£

4.65 THe 9 F£wide£ a IUIU#UW al e& paUlV prod8ion wRtbl the site. dIoN wah a amI{nrjgb6
aHlakIn CCDP nantards

TAle 9. Cx PzHn4aUCCDP £t3ad3ra&

!1IT::::1L: n 2 } M ::SU :11:rIIIIIE IEb 2 4 11bI&111 th
I space pet unit 19

==1b 3 + 1!A:I!!Ir IEIIIH:111)rnr b ) = :Su :librIb 216 SP XA 2 spaces per Init 192

a#ulrtrnen / UuOiu I1-2 1,IS $pnn
bedrDont I - t31 urIah pa unit

163 qaa T, Wta gIIr 113
unit

Cr ute laSs 6 10 7 stall + 2 dIV 9a -

TOTAL 405 333

al .6.6

4.6.7

Table 9 shows th iI the ur pdrtlnB provided within the devdnpnlenl b close in, luI under
the CCDP m8xinrr#n Or parkiN stand adb

In addition to car parkiN span ptavided IDr regderRS aI the site. an alea ta it,e fur ul
Woodvilk Terrace on Statin Rind has been resew&l tor IFe luture ptovHarI al part,nB in
rnId#Its al these prop#tin. Fbn 39sFuw\ tIe IOcatIon of thB alea

Trans{Yvt Abn6unarn

nIna gIg bagnuan

llogu IEa BI#naI
+Ei>iT2IMg

FUn &1' 1_1
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APPENDIX H

Desire Line Observations BLarney Town Centre
DesIre lines in BLamey were mostLy observed in reLation

to traffic flow. In the town centre. vehicLes appear to
take pnanty over the F#destron. and durIng the survey
indIVIduaLs were observed making dangerous crossings
due to the Lack of adu}uate crossing infrastruaure. Desire
LIne 3 was noted as a parucutady dangerous area, WIth
traffIC comIng at SHed from the dIrectIon of Waterloo
Road and Shamrock Terrace Desire line 2 was aLso noted
as being dangerous due to the Lack of
an adequate pedestrian path, Ever
though it was stiLL frequently
used by pedestrIans, the
narrow road over the brIdge
at this Location proved to be
unsafe for those on foot This
crossIng appears to tn a short
cut between Woollen MILLs
and CastLe which bypasses the
traditional town centre.

DesIre Lines are Informal paths
or short-cuts used by walkers
away from desIgnated fmtpath&
somet,mes euclent by worn UaILs

through grassy areas.

It was observed that due to the
lack of wide and continuous

footpaths there are a numtnr of
points in BLamey that a crossIng
or IncLUsion of fbotpaths woLd
improve the walking envIronment
%me of these shown in the
photos

Cycling on Fnths aLx3 observed.
an IndIcation that those cycLIsts
may feel the road was unsafe to
cycLe on.

Desire Line 1: Dlrfk.uLI to cross flora
IFe quan to the hot+nth outs& the
churcf apd Centra

Desire line 2: Uneven fwt+nths and no
pedegn8n ;nonty at tFl\ poInt

Della LIne 3: Olfflcrr{t to club stdtlwl
road
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qVSt rA

Fbur+ 35. hdntdan Cftn£in4 FxBll

4.3.5 SqlreBated wtb track, d 3rn ia wah will be created in the nerlnn BaIBoa at the site_ These
will pru6de initial &Ct££i into the site larrebdenti. and have b&ea dkbennt ta pr ovkle Futute
iccus into devekiRt+eat land, to the nDrth ata gOl41t

4.3.6 The piolnsed d#wkWnel\t has tnen d££enw! rn inkIte tr 4Hit speeds waIt kyle uaigta
£utiol\s al raid. wtwre possible. beitq avoided_

affqjte

4.3.7 The deveRrprrent will lxavitk irnlxaverneflts to tIe atIthe 1lawd network on StatIon Road
lwrw£en the£ite XIa s jun£rbn and theR6 t7 / 5ralian IEwd junrim.

4.38 This will carnprhe anew IHl-w&b shared track laI tyclurb aml pedestrians ari rtu west side
at Station Road, betwt'In the R617 ald the site atee5slurction. Due to can6tr&inL£. the width
of IIu IF at wiI I in ra$utnl in certain s&tiulb

4.3.g Drawings al the prapa£ab dre provided h A WeeKs E

eVde PhAiad

4.3.la }Urns at proposed to secure and stole their bhytb£ orb their Own p tHata gWenT_ Nf end-
aIIeNated tbaJ£e£ Fave a £eeure Bate to their real B&della &Id bIkes c&w be stOred there

Terraced town do not have teal &cus to their private 4&darn aId while bUs tan be
Fueled ttvalgh ttbe house it is not always ideal. Stating aIId socuthe ihe£ to the frUIt a
tertalled tnube£ is a Brawil# hemI and tture are &tV H&VS to do this.

4.3.11 The s&rvl€£t rnusure is to install a cycle hoop a '$heHkll!' stand on the driveway a
threshnkl cI PIe house. usualIY to Itv bHP where iI WDrftirnpetSe access ar parking.

4.3.12 Table B prubideb a burnrrldr v at cycle par kilw praibian leI IFe apattlrer, ts apd duplex untr&
as well as the creche.

bVu3txt BUrney

Trangwt Xt£+u#nnfn

nbnndqs+,bfua,Ian

+El>:T21 My

as/tb /3cn4 Pql8 SA' 1:a
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svsirA

FIgure 12 Faatways ul StatIon Road to tIe saRh td tIe lwopnI,ed SIte entrance

3.2.5 The R617 / Statial Road junctIon is a prbrity junction WIth fcxxpattts lxesorlt m wch side.

Dropped kerbs are pruent UI tIn StatIon Rod arm. but the cross#lg t#starue s 3rwrxi 16m
wide, which coun be lntkr+datIng for rrnre vulnerable pedutddru. It b umfer5tcxxi tInt CCC
has dwetoped xl u[xtated layout at the junctbn as part of the NTA Active Trawl Prqnmnn,
wAch when lmplemalted, WIll inprove facIIItIes for tytksts md pHlutrnns

3.2.6 A signaIIsed pedestrian crossIng IS located around 31Im to the USE at the StatIon Road
junctIon_ ThIS is sR3wn h F18ue 13

Good evenIng

I WISh to locate a bIo that WIll show the plans to upgrade the JunctIon between the R617 and StatIon RcxI BUrney as outIIned in 8 recently granted plannIng d8vek>pment applicatIon at Rtngwcx>d
Blarney ThIS IS an Important r8quest as it forms part of an appeal to ABP whICh IS due next week Could you help me with thIS phaseS) The a8nsport assessment report stated tho fOllOWIng in ro'at©n

to these upgrades

It IS understoaI that CCC has developed an updated layout at the JunctIon as part of the NTA ActIve Travel Prwramme WhICh when lmplem8nte(i will Improve fa£tl+tIes for CyCIIStS and pedestrians

Regards

planning
tone +0 1: ljP\1 8 n&r', ago\ O O h

Your query '.vas for\'/aIded to Infrastructure Development who advised that - We are stIll at an early stage in this project, the Options Selection Stage and \bill not be in a position to discuss the
details of the proposals at thIS bme

We are IOOkIng to hold public consultanons thIS year to discuss the proposals and get feedback from the public. This will be the opportunity for the public to have a say and for us to f\nallse the
desi8

Reply a
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