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18 May 2022

Re: Saction 5 Declaration R705/22 Sarsfield Heights, Doughcloyne, Sarsfield Road, Cork

o Cork County Council PA Ref 174877/ An Bord Pleanala PL. 04.249184
o Cork County Council PA Ref 85275
e Cork City Council PA Ref 2140139/ An Bord Pleanala ABP-311519-21

Dear Sir or Madam,

This Referral is being made in respect of Cork City Council's Section 5 Declaration R705/22 Sarsfield Height,
Doughcloyne, Sarsfieid Road, Cork on 22/4/2022.

We submit our arguments in the following pages as to why we believe that the proposed use of Sarsfield
Heights i1s development and should be the subject of the public planning process. The following documentation
accompanies this submission:

(&) Cork City Council Declaration
{b) €220 Appeal Fee
{c) 2 no. copies of the Site Location Plan

We trust that the Board will see the merit in this appeal and | look forward to the decision in due course.

Yours sincerely,
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i J'%’/]J 7k =S8
William O'Brien
Treasurer

On behalf of Eagle Valley Association of Residents & Home Owners
Eagle Valley Assomatlon Of Resxdents & Home Owners

Email: =« ‘

Fhone: (021) 236 6033
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Eagle Valley Association of Residents & Home Owners

Section 5 Referral to An Bord Pleanala

Sarsfield Heights
18/5/2022
1. SUBIECT OF APPEAL cccecevvecirvrcnnenenns ST P T o PO T O E O P OO T O L e T AT e PP L e E e e R 4
2. EAGLE VALLEY ASSOCIATIONS SUBMISSION coitiirisistiscittniisiininttiams st trtbemssasastscotrans sresvansssnmsssesnsssses s somnmensssens 4
R 07 Nt o U -3 UG R rerarireres 5
2.1.1. Establishing the Permitted Use of the Development from the Planning Documentation ..eeeeeeevereovveeciin, 5
2.1.2. THE PROVISION OF COFC...eeiseeecieeee ettt et e et e ettt e ettt a e vt e s e s s easeeaaren s r sttt e e s sasesn st a1 eenesentneerrmees &
2.1.1.  Providing a different Service t0 G different User GIOUD .........oeveviveericireer v eseienvrssseeessimesseete e e e et rrnns 7
2.2 IVIATERIAL CHANGE OF LSE . 1iiturimiiiiiiiniieiiiiisiensitatartieciaetecanensssarss st ras s s annbesacnnesensansreees v ssssbeme e emes s assnessssss rmnrnnesanssaneon g
2,20, Planning ConSiderttioNS .ce.vuisieieisesisereiassesieeisssesasesieessssee s aeaaasssassesssasteresrass st sm st 1 eb et et ereereren e enee et eatesseens 8
22,20 PIAIAING POICY vttt ettt ettt e s st b bRt st e e e s e e e e epemtr e et aanenetateteeeee e L]
2.2.3. Impacts of the Change of Use of Sarsfield Helghts 10 the Are.... ..o icvveeesriovseiieseeeeies st et esn s 10
221, PUBIC CORSUMTTION PIOCESS oeivieveriirsieeeessiassiavessresseettseassinate s e e e te ettt tr et eteee s e e e aees s s et s ree st e ar e reansasestessensn 13
2.3, IS NOT EXEMPTED DIEVELOPMENT trviieeiurerctesimnariesenrsesmnresssressreersnesnasesearsscnnsssssesane connscansinssarenssnssssesiasassatesssnenreesessseans 13

3. EXTRACTS FROM PLANNING DOCUMENTS RELATING TO LISE AND TENURE .v.ivuvsmrcessrssnimasersisssiseseneesensese 2

3.1, PARENT PLANNING PERMISSION #174877 REFERENCES CORK COUNTY COUNCIL uunmceerivererersinisneesrascinses iasosossnesesneesssensns 14
3.1.1.  #174877 Application Completed FOrm 11M April 2017 .......o.cveivivroeireieiiitiveoreieeeeeeeeeereeer e reesseseesenes s 14
312 #174877 Application Design Statement, Statement of Housing Mix, Mixed Tenure, 11™ Aprif 2017............ 16

33 #174877 Application Map showing the proposed location of 7 Part VURIES ccovvvvveeeveeeeeeisveioeeieeeeevvin 17
3.1.4. #174877 Applicants Further Information Response, 18" July 2017, identifying focation of 6 x Part ¥ Units. 17

3.1.5 27/7/2017 Cork County Council Housing Officer’s Report on Part V Proposals ...ovveeeeeeeeceeeeoseeeeeeeeeeeeaan i8
3.1.6. 10/8/2617 Grant of Planning Permission & Condition L..........oeeeeeccviveceeeeeeiiseeeer e veeraenen e e i8
3.1.7. 2/2/2018 An Bord Pleandla Appeal PL 04.249194 CONAIEION 1 .....vevvveeeveeeraeeisserereeeevecreneassseeareeesaseseaeesiieans i8
3.2, PLanNiNG PERMISSION #185275 CORK COUNTY COUNCIL 1 vrurevirrrrareersrenrinsesreriesisiasmesssssinnstnressseasasssstntressssssineerssonrresas 19
3.2.1.  #185275 Application Completed Form 187 May 2018 .....oeeeeeeeeeeeeeeeveesreeeeeeassinese e eeeeseeer oo aeer e 19
3.2.1. #185275 Application Design Statement, 18% May 2008 ......ocveuivmvereeceieeseeseeeeeeeeeeeeeeee e e eeraesesssesenso 21
3.2.1. #185275 Application Map of Proposed Part V Housing, 18" May 2018.......coccooooeeeoeeceseoeeeeeeeeeeeeeras v 22
3.2.1. 7/6/2018 Housing Strategy Officer’s Report ot Part V PropoSals. .o ereerreveeeoeeeesresseeneaeseeee v 23
3.2.2.  19/6/2018 HoUSING ENGINEEIS REPOMT .....ocoteeeeeeeeeeeeeeeeeeeeeee e e et eaeetrer e s ereeseneestssrte st tmeassveesananeamsate s emres 23
3.23.  8/9/2018 Grant of Planning Permission & CONGItIoN L...ciciiveeueeeeceicoeeieeseieeie e s s eiessatssts s e eeere e es e senn 24
3.3.  PLANNING PERMISSION #2140139 CORK CITY COUNCIL tetrsversvesicnrarecntrmmnnesrcrcesenramirmncss iaerassenssssesson ssansss snsssseesernsessonns 25
3,31, #2140139 Application Completed Application Form 4% August 2021 .....ccuuevoveeeorsiveeereeeeescveeessesvreeeesanen 25
3.3.1. #2140139 Application Planning Report 19/8/2020 ..o e ara v entasrerane et vt 25
3.3.2. 2/9/2021 Grant of Planning Permission & CONGIEIONS .........ccccoeeeereeisieceerereearerseeraetevsmassontseseesanteseoneeerons 26
4,  APPENDICES..coviirsssmssmessmmirisinnersscmseniressessesses L U SN SR 27
4.1,  APPENDIX 1 SOURCES OF INFORMATION ON THE SCOPE OF SOCIAL HOUSING AT SARSFIELD HEIGHTS vuvrverrereriscmrersrsssereesererenans 27
4.1.1. 4% May 2022 — Cfir. Thomas Moloney Facebook post re 22 Units in Sarsfield Heights under Cork City
COUNCIS CBL SYSTEM ..ot eeeeesstvsems v reamnees et ae st et aetesaaaaaneanaeeasssiassssnrnasaer s e s sn s e st e s s tar s tansarsasssmmeerres 27
412 5 Octoher 2021 — Res i ia es at Sarsfield Road, ......ccceeveeeeveneviaeann, 28
4.2, APPENDIX 2 PLANNING APPLICATION HESTIRY 11 iutiessvoriseerasnsscuncoissie st s naunareseeencanrsrasamasassssessnsennisernsicanssssnnansassssarssssrmnes 29
4.3. APPENDIX 3 ABOUT RESPOND HOUSING ASSOCIATION cuvttuucisrenunensutmursuntnstsassssrnsmnntnrentnssenesstnecsmecassesnesyssmnniommnmesntseemmnses 30
4.4, APPENDIX 4 UNRESCLVED TRAFFIC & ACCESS ISSUES WITH EAGLE VALLEY ROAD vcuriiiiririeccimrisi e e e s e e e rvn s eneane s e e s s e 31
441, 2017 Planning Application #1748777 Third Party SUBIMUSSIONS (..ccoevoviviiviiesieecieceresvieeeeeeeeeeeervesne e 31
4.4.2. 2/2/2018 A0 BOId PIEANGIA ADIDEOL ..o vevent eiieeact st teeratanstsastsssras e smsasrsensseee e e neeeeaeene e rensnsss 32
4.4.3. 2018 Planning Application H#IB5Z75 ... eeeeee ettt et aia et e e s e e n st e neeneen e e et arsr e 31
4.5.  APPENDIX 5 CENSUS 2016 SMALL AREA DATA ON SARSFIELD ROAD AREA w1 viuiririieiesiiee s eeseseeseer e seseesaenssssnarantomeseeesssnnens 35
Page 2 of 37

(021) 236 6033 "2 Eagle Vallsy Association






. #

A

T
BB, A PPENDIE 6 P RECE D ENT CASE St ititeterirsrrarartensercriassnsntesssenerssssssiertansnestnness esssintbsbtissssssteitetntindssssseins aiassscontisiraneernstins 36
4.6.1. RF29N.RF1066 53 Hollybank Rd. DUDBIIN B.cc..coiiiiiieieeeer e et st 36
4.6.2. RLO3.307064 Westbrook House, Gort Road, Ennis, Co. Clare. (R209) .c...oviricoiiiieceeecieceecce e 35
4.6.3. RL3304 Carrickmines Manor, Glenamuck Road, Carrickmines, Dublin 18 ........cooveioiivniiiiiiireeee e 36
4.6.4. RL29N.308540 15/17, Lower Drumcondra Road, Dublin, 9 (i 0313/20) eooieceeiecraes e cereeesecreeseinesreetn e eras 356
4.6.5. RLO4.300805 Carrigaunroe, Shanballymore, Co. Cork (D/278/T7) ..o rtecane e sncareniae 37
466 RLO9.308306 Mylerstown, Naas, Co. Kildare. {(EDOD789) .......ooovroviiriii it et ce e 37
4.6,7. RL17.309642 Ledwidge Hall Green, Drogheda Road, Slane, Co. Meath (LBS52102)......ccoivivcvnivicriinicnnns 37
4.6.8, RL3502: Metro Apartments, Santry Cross/Ballymun Road, Dublin 8. (0260/16) ........ccooviiiiinniiiniiniinnnns 37

Page 3 of 37

Eagle Valiey Association

(021) 236 6033






__See Section Error! Reference source not found. Error! Reference source not found. where:

- On 14" February 2022, Eagle Valley Association sought a Section 5 declaration from Cork City
Council as to “Whether the use of development Sarsfield Heights PA Ref 174877/PL 04.249194, PA Ref
85275 & PA Ref 2140139/ABP-311519-21 for institutional purposes and as predominantly/exclusively Part
5, PDA, housing is or is not development or is or is not exempted development.”

The Section 5 Request did not include development through “works” as no information is available.

Further, there is a notable lack of information and transparency on the proposed use of the houses. No
houses have been advertised as available for sale to the public despite Developer's normally selling houses
off the plans. Over the last 3 years since construction commenced, people have called the Developer’s,
O'Brien and O'Flynn, enquiring about when the houses will be available for sale, the response was to take
their details to put on a waiting list for when the houses are advertised for sale.

- On 3rd April 2022, the Association sent a follow up letter to Cork City Council as no reply received
within the four week time period.

- On 22™ April 2022, Cork City Council issued a Section 5 Declaration R705/22 Sarsfield Helghts,
Doughcloyne, Sarsfield Road, Cork

“With reference to your request for a Section & Declaration at the above-named property, | wish to advise as
folfows:

In view of the above and having regard particularly to —

(a) sections 2, 3 and 4 of the Planning and Development Act, 2000, as amended,

(b} the planning history of the site

(c) Ministerial Planning Guidelines under Section 28 of the Planning and Development Act 2000 (as
amended), Regulation of Commercial Institutional Investment in Housing and Circular Letter NRUP 03/2621

The Planning Authority has concluded that —

(a) the permitted use or the development (permitted under planning register reference number, 174877 ABF
249194, 185275 and 2140139) is residential

(b} the proposed use of the dwelling units may be by an approved housing body, which is not considered to
come within the scope of a commercial institutional investment in housing

{c) the proposed use which may be by an approved housing body would remain in residential use and this
would not be material in planning terms and, therefore, is not development

(d) there is no evidence that the development will be used predominately/exclusively Part V, PDA housing.”

Eagle Valley Association now wishes to appeal the Declaration by Section 5 referral to An Bord Pleanala on the
basis that this Is Development and Is a Material Change of Use and Is Not Exempt.

merh o EFemiloswr 1% e g g L L g i=
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Eagle Valley Association believes that at least 65 of the 69 houses in Sarsfield Heights will be used for social
housing under the management of Respond Housing Association ( | TEs )y and will not he available for
sale to the private market. This belief is based on:

(1) 4th May 2022 - Cllr. Thomas Moloney posted on his Facebook page that 22 Units in Sarsfield Heights under
Cork City Council's Choice Based Letting System

é%ﬂ%ﬁ%%ﬁ%%gh%ﬁ%ﬁ%—f%ﬁ%&%ﬁ%—*
new social homes at Sarsfield Road.

See Section 4.1 Appendix 1 Scurces of Information on the scope of Social Housing at Sarsfield Heights
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Section 3(1) of the Planning and Development Act, 2000, as amended defines ‘development’ as follows: “In this
—— et “development means, except where the context otherwise requires, the carrying out of any works on, in,
over or under tand or the making of any material change in the use of any structures or other land.”

In PL29/8/279 McMahon v Dublin Corporation 1997 1 iLRM 227, Barron J held that: “in the absence of explicit
reference in the planning permission fo a permitted use, regard must be had to the use for which the structure is
designed, i.e, the use which was objectively intended for the structure having regard fo the relevant planning
documentation.” The use of the development is inferred, objectively, by reference to the submitted drawings and
documentation, as well as the terms of the permission itseif

Itis submitted that the permitted planned use and tenure nature of the units was clearly established during the
successive applications for the permissions (PA Ref 174877/PL 04.249194, PA Ref 85275, PA Ref
2140139/ABP-311519-21). All three planning applications presented the Sarsfield Heights development as a 69
unit mixed tenure deveiopment, combining social housing, affordable housing and residential units for saje to
individual purchasers of which:

- 6 of the residential dwellings were designated for use as Part V housing units
- 59 Units would be for sale to range of purchasers as private residential homes

- 4 Units No. 86-69 in PA Ref 2140139 were identified as Family Homes for use as the permanent private
residence of the Applicants, Finbarr, Tony and Patricia O'Flynn, O'Brien O'Flynn Construction Unlimited, for
the purposes of determining the level of Development Contribution payable. At the final grant of PA Ref
2140138 on 2/9/2021, Condition 8 was added relating to Part V requirements. However, unlike the previous
grants, there were no ptanning documents in the public file relating the location and number of these units.

Section 3 Extracts from Planning Documents relating to Use and Tenure highlight

(1) Question 17 in the Planning Application forms indicated that the houses would be for sale and not for use as
fong term or short-tarm rental.

o Section 3.1.1 #174877 Application Completed Form 11% April 2017
o Section 3.2.1 #185275 Application Completed Form 18" May 2018

(2) The Design Statements accompanying the Application forms described the Mixed Tenure nature of the
development

o Section 3.1.2 #174877 Application Design Statement, Statement of Housing Mix, Mixed Tenure,
111 April 2017

o Section 3.1.4 #174877 Applicants Further information Response, 18" July 2017, identifying location
of 6 x Part V Units

o Section 3.2.1 #185275 Application Design Statement, 18% May 2018

(3) The Part V Location Maps which were provided with the Application forms which clearly identified the Part v
Units

o Section 3.1.3 #174877 Application Map showing the proposed location of 7 Part V Units
o Section 3.2.1 #185275 Application Map of Proposed Part V Housing, 18" May 2018

(4) The Housing Officer Reports during the planning process on the distributed nature of the Part V units in
support of sustainable development objectives

—s ey WﬁmmmmRm%ﬁwms -
o Section 3.2.1 7/6/2018 Housing Strategy Officer's Report on Part V Proposals
o Section 3.2.2 19/6/2018 Housing Engineers Report

It would appear therefore appear that Sarsfield Heights was designed for, and intended for use as, private
residential accommodation, without any limitation as fo the type of accupant and was not intended for, nor
designed for use by, only one category of resident.
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"Approved Housing Bodies (AHBS) (also cailed housing associations or voluntary housing associations) are
independent, not-for-profit organisations. AHBs provide housing in response to a range of different nesds
including families on low incomes, households with special needs, such as older persons, people with
disabilities and homeless persons. AHBs work in partnership with Local Authorities and take nominations
from the Local Authority to fill available accommodatiion provided by an AHB. Approved Housing Bodies also
include housing co-operatives, which are housing organisations controlled by their membersftenants who
actively participate in setting their policies and making decisions.” From Cork City Council’

The stated primary objective of Respond Housing Association (|1 VY. | and
j ) Is to service the most vulnerable groups in society who are referred to Respond via
social service providers (See Section 4.3 Appendix 3 About Respond Housing Association)

“Respond is Ireland’s leading housing association. We seek to create o positive Juture for people by afleviating
poverly and creating vibrant, socially integrated communities, We do this by providing access io education,
childcare, community development programmes, housing and other suppoits. Respond was esiablished in 1982 and
has built more than 3,500 howmes nationwide. Respond has provided homes Jor traditional families, lone-parent
Jamilies, older persons, the homeless and people with disabilities. Respond aims fo:

o  Estoblish and maintain vibrant, socially integrated communities rather than simply providing fust
shelter or accommodation

o Advance education among residents of our estates

e Promote ather charitable purposes beneficial to the commuynity

o Prevent and relieve havdship and disiress amongst those who are homeless and amongst those in need
who are living in adverse housing conditions

Respond believes in providing housing for social investment rather than financial profii. Therefore, we provide
housing for some of the most vulnerable groups in society including those who have lived for long periods in hostels,
temporary and insecure accommodation.” /Wi ;

There are specific conditions to qualify to stay in a Respond dwelling. Tenant’s must nonmally be registered on
the focal authority housing waiting list in their area, their income must be below a prescribed level, and they
must be in genuine need of housing and unable to provide accommodation from their own resources. The real
rental cost is a combination of the Tenant’s rental payment and support by the Locatl Authority through financial
subsidy. The Tenant also must undertake to provide Respond with income details of all members of their
household each year and when requested to do so. As such, it is submitted that the fenancy arrangements are
not comparable to any private landlord tenant arrangements.

Respond describes itself as providing nof only housing but an array of services providing access to
education, childcare, community development programmes, housing and other supports “The need for
housing and community-based services has never been greater. What we in Respond do is all about people and the
communities around them. It is vital that new housing developments, so badly needed, also have vital COmnTUmnILy
infrastructure such as those that Respond provide — Early Childhood Care and Education Sewvices, Day Care

Centres for Older People, Family Homeless Services, Refugee Resettlement Services and F: amily Support. We work to
promote social inclusion, integration and self-sufficiency. Local services such as these can be the glue that creates
and binds a community together.” |10/ servi

Respond’s personnel team has a clear role as “care workers” in seeking to meet the social nesds of the
residents of the dwellings. For example, Tenant Relations Officers spend a large proportion of their time on
estates and go beyond standard property management & maintenance services in their provision of support to
the social needs of Tenants in accessing services, addressing financial hardship cases, and organising
community events. The Respond housing units and estate also become a place of work for the Tenant
Relations Officers. It is submitted that such management services go beyond the property maintenance &
_management services in private estates where there is more self-management by residents. Indeed the 2018

Rebuilding Irish Neighbourhoods reported the repeated emphasis on estate management by Local Authority
Officials, including Cork City Council,

The Association submits that the provision of the support described above falls within the scope of “care” as
defined at Article 5 of the Pianning and Development Regulations 2001, as amended, namely ‘personal care,
including help with.. social needs”, The use for social housing by AHB's is an institutional type of use. While a
dwelling becomes a place of residence, it also has acquired a use direcily associated with the provision of care
to meet the social needs of its Residents.
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o Section 3.1.2 #174877 Application Design Statement, Statement of Housing Mix, Mixed Tenure, 11th
April 2017 is-quite clear in its design description including its mixed tenure nature in cafering for mixed
communities with a range of house types and tenures and saleability to meet different housing needs in the
focal market and to appeal to a broad range of purchasers, providing affordable homes for both
individuals and families alike.

o Section 3.1.4 #174877 Applicants Further Information Response, 18th July 2017, identifying location
of 6 x Part V Units in magenta on a map illustrating how they would be pepper potted through the Estate as
per Guidelines for Sustainable Communities

o Section 3.2.1 #185275 Application Design Staternent, 18th May 2018 emphasises its full regard in its
Design Approach to support Sustainable Residential Communities i.e. promoting social integration and
provide for a diverse range of household types, age groups and mix of housing tenures.

With at least 85 units, Respond’s ownership of virtually the entire development limits the development to a
single type of purchaser, a corporate entity (notwithstanding it's not for profit mission), and excludes access by
individual purchasers, including First Time Buyers.

It is understood that at least 65 of the 69 units will be transferred into the ownership of Respond to be used
exclusively to house tenants of Respond and thus a change of use has ocecurred whereby the dwellings have
been constructed under a permission allowing for permanent residential use without specifying a type of
resident, to now limiting occupation to a specific type of resident i.e., those on the local authority housing list.

Moreover, the current government policy is that Respond tenants cannot buy their Respond property. While
these units are in the ownership of Respond, they cannot be sold to either the Tenants or on the open market.
Indeed, uniike the 100% rental tenure terms of Housing Association Tenants, Local Authority Tenants have a
right under their tenure to purchase. This confradicts the mixed tenure character that was proposed in the
application process and contradicts the answers o Question 17 in the original Planning Application Forms for
the use of the Sarsfield Heights Scheme where the use of the House/Site was for sale rather than a short term
let, long term let, use as a second.holiday home, or other.

o Section 3.1.1 #174877 Application Completed Form 11" April 2017
o Section 3.2.1 #185275 Application Completed Form 18" May 2018

Further, the original planning applications were assessed wholly on suitability for permanent residsntial housing
where the residents had no support or care requirements. No consideration was given to the appropriateness of
the design to accommodate a considerable number of people with social needs or to facilitate visits from care
staff, social services or health professionals.

It is submitted that due to the significant number of units to which the change of use would apply, the use of the
proposed dsvelopment may be more of the character of a sheltered housing scheme containing supported
housing and that these needs were not considered within the grants of planning permission. As such, it is
considered that the proposed uss is different to that assessed by the Planning Authority and therefore a change
of use has occurred.
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In the case of Galway County Council v. Lackagh Rock Justice Barron held

“that it was not sufficient for the council to establish an intensification of use had taken place. It had to prove that
the intensification of activity amounted fo a change of use which was material i.e. had given rise fo fresh
planning considerations.

To test whether or not the use are materially different it seems to me that what should be looked at are the
matters which the planning authority would take into account in the event of a planning application being made
either for the use on the appointed day or for the present use. If they are materially different, then the nature of
use must be equally materially different.”

A material change of use is a change of use which is material from the point of view of planning, i.e., involving
something which raises issues that would be considered under “proper planning and development” as statutorily
used in section 26 of the 1963 Act.

-
§

95

Although a residential use is common to both the existing permitted use and the intended use of the dweliings of
Sarsfield Heights, it does not mean that the two uses are the same. The new use is not identical to the previous
use and its character and effects, in term of scale, care & support services, and restriction to a single category
of user, brings a range of new planning considerations that are materially different and did not arise in the
context of the original permitted use of Sarsfield Heights solely as dwellings. The proposed tenure nature of
Sarsfield Heights and scale gives rise to different planning considerations from the mixed tenure development
that was permitted.

Such issues wouid relate to how the proposed non-residential use wouid impact upon established residential
amenities e.g., how additional care and social support services wouid be facilitated, the potential increased
vehicular traffic and parking associated with the provision of such services, becoming a place of employment,
the nature and activity level required in the estate management programme, the need for a resident caretaker,
the need to manage the operation and security of the properties as a care facility (including numbers of persons,
the rate of turnover of residents, the management of anti-social issues etc.).

In proposed uses for social housing, the availability and access to local community, heaith and educational
services: the ease of access by foot and public transport to local services for tenants who may not have access
to private transport e.g., shops, financial instifutions, etc., addressing social exclusion and social integration
issues considered e.g. communal spaces, community buiiding etc.

The external context of the development would also be planning considerations - the prevailing tenure mix in the
neighbourhood and the provision of an adequate supply of houses to meet the variety of housing needs in the
lacality particularly in light of the location of Sarsfield Heights in a Rent Pressure Zone and is made explicit
under part V and section 84(1)a) of the Planning act. The change of use of Sarsfield Heights would unduly
restrict the supply of housing under the proper planning and sustainable development of the area. The
concentration of social housing in the area would also be a planning consideration.

The variety in demographic and socio-economic backgrounds and the degree of integration of the new
development with the neighbourhood are planning considerations. In its housing strategy under the Planning
Act, the Local Authority is required to take account of ‘the need to counteract undue segregation in housing
between persons of different social backgrounds.” (Planning and Development Act 2000, section 94 (3} (d))
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The proposed change of use of Sarsfield Heights to a mono tenure, social housing estate represents a material
cantravention of Planning Policy and the planning considerations that the proposed use would raceive from a
planning perspective i an application for the new proposal was made specifically:

1.

The 2015 Cork City Development Plan

Objective 6.7 Private Sector: The City Council will support the further expansion of the private owner occupier and
private rented sectors to ensure the continuation of a range of housing choices in the city.

Obijective 6.8 Housing Mix: To encourage the establishment of sustainable residential communities by ensuring a mix
of housing and apartment types, sizes and tenures is provided. Planning applications for multipte housing units shall
submit a Statement of Housing bMix detailing the proposed mix and why it is considered appropriate. The needs of
special groups such as the elderly and disabled shall also be considered as part of this process.

Cork County Development Plan Objectives 2014

Principle '1: To provide for a diverse range of housing needs to suit varying income levels and social
circumstances

o 1.1 The Requirement for Social Housing under Part V will reflect the conclusions of this study in each housing
market area. Each application will be considered on an individual basis and the actual mechanism used to safisfy
the Part V requirement will be the one that best facilitates the development of strong, vibrant, mixed tenure
comrmmunities.

Principle 2: To promote a socially balanced and inclusive society in all housing areas within Cork City and
County.

s 2.1 The Cork Local Authorities will ensure a mix of house iypes and sizes within individual developments and within
communities to promote a socially balanced and inclusive socisty.

e  Planning Applications for multipie housing units will be required to submit a Statement of Housing Mix delailing the
proposed housing mix and why it is considered appropriate. The statement should set out the established mix
in the area, design, lecation, market considerations and recent societal trends. The needs of special groups
such as the elderly and disabled should be considered as part of this process. Development Plans and f or Local
Area Plans will be required to inciude specific poficies to secure housing mix.

4.

Cork Planning Authorities Joint Housing Strategy 2021

Principle 1: To provide for a diverse range of housing needs to suit varying income levels and social
circumstances

Principle 2: To promote a socially balanced and inclusive society in ail housing areas within Cork City and
County

a) Planning Applications for multiple housing units will be required to submit a Statement of Housing Mix
detailing the proposed housing mix and why it is considered appropriate. The statement should set out
the established mix in the area, design, location, market considerations and recent societal trends.
The needs of special groups such as the elderly and disabled should be considered as part of this process.
Development Plans and/or Local Area Plans will be required to include specific policies to secure housing
mix.

Department of Housing, Planning & Local Government Housing Circular 31/2019, Arrangements for
the Provision by local authorities of Social Housing through Turnkey Projects, 4th October 2018:

For the attention of each Director of Sarvice (Housing) Arrangements for the Provision by local authorities of
Social Housing through Turnkey Projects - Housing provision via Turnkeys can be a good source for new
Social Housing deiivery when appropriately located and mesting local housing need ... LAs should satisfy
themselves that any turnkey acquisition by them, is not removing housing from the market that would

otherwise be available to private purchasers, in particular to first-time buyers. Turnkeys are particularly

appropriate when the housing would otherwise not be delivered but for the assurance of LA purchase to unlock
the development.
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The proposed use of Sarsfieid Heights development as predominantly/exclusively for social housing creates
~potential impacts on the adjoining area and the proper planning and sustainable development of same.

1. Traffic Impact

It is submitted that the planning applications were assessed wholly on their siitability for permanent residentiai
housing and no consideration was given to the developments appropriateness 1o potentially house and servica
a considerable number of people with social care needs or to facilitate visits from professional staff, including
care or health professionals. No information is availabie on the nature, volume and frequency of support
services to be provided in the Sarsfield Heights Development. Compared to permanent residential
accommodation, the proposed change of use may represent an intensification of use with the support services
associated with such use and a potential increase in traffic movements and parking over those arising from
private residential development.

Use of the Development as supported housing on this scale and the potential material impact on the wider
environment are the kind of considerations that the Planning Authority would identify and consider in terms of

the proper planning and sustainable development of the area, in the event of an application for permission for
such use.

Throughouit the previous planning applications for the Development, the public made submissions as the
existing issues with Traffic at the Eagle Road Junction with Sarsfield Road (See Section 4.4 Appendix 4
Unresolved Traffic & Access Issues with Eagle Valley Road)

Issues of parking, traffic congestion and traffic hazards arise from events at the Funeral Home and the Church
that are irregular in pattern but frequent in occurrence and compoundsd with commercial HGV vehicles. The
impact is that traffic is often brought to a standstill for long periods of time at peak hours in the greater Sarsfield
Road area preventing access and egress on the Eagle Valley road at the Sarsfield Road junction. With the
removal of the COVID restrictions of the last two years, it can be expected that this issue will resurface in the
coming months particularly in the Autumn as people return to workplaces etc. Any potential increase in service
provider traffic movements over those arising from private residential development in Sarsfield Heights may add
to the issue.

In the event of an application for use as supported housing, the impact of such traffic issues in terms of risk
hazards and providing timely access to support the special needs of potential residents would have been
considered by the Planning Authority as well the effect of parking in Sarsfield Heights during such events as well
as the issues of egress for Residents wishing to exit Sarsfield Heights during such evenis,

It was extremely disappointing in previous applications for Sarsfield Heights that the submissions on traffic by
ihe public, both commercial and residential users in the area, were not recognised {See Section 4.4 Appendix 4
Unresolved Traffic & Access Issues with Eagle Valley Road)

The Developer's applications and responses throughout the development of Sarsfield Heights have relied on an
April 2017 Traffic & Transport Assessment (TTA) Report. The Baseline was a single day, Thursday 2/3/2017,
for a morning peak of 8:00 — 9:00 and an evening peak of 17:00 - 18:00. There was no reference in the TTA (o
Funeral or Church Event fraffic which is a regular occurrence. The Developer’s also relied on a statement by the
An Bord Pleanala Inspector in their response:

The entrance to the site has been approved and addressed in the original application 17/4877 (ABP Ref.
PL.04.249194). In this context, we would like the Planning Authority to note the Inspectors comments in
relation to traffic, "the proposed development would not result in a significant traffic hazard for existing
residents in the area, would not contribute significantly to traffic congestion within the local road network and
would not adversely affect the existing residential amenities of the wider Eagle Valley area and the carrying
—capacity of either the Eagle Valley Road ar Sarsfield Road by reqson of the additional traffic resulting from the

proposed development

The Inspector's Report notes that the Inspector undertook a visit io the site on Tuesday 24th October, 2017 but
did not say the time of day or whether any event was in progress at the Funera!l Home or Church which was the
main focus of the Appellants. The Appellants were not appraised of the Developer's response which relied on
the April 2017 TTA and were afforded no opportunity to further comment.
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In the subsequent 18/5/2018 Planning Application #185275, the Access & Traffic Impact section of the
McGutcheon & Halley 2018 Planning & Design Statement states that “Considering the reduction in proposed
units and following a discussion with the Traffic & Transport Section of Cork County Council, it was agreed that
revising the TTA would be unnecessary. Two Third Party Submissions were submitted by O'Connor Funeral
Homes and Eagle Valley Association of Residents and Home Owners, with specific concems detailed on the
‘traffic and Parking Issues. in the Engineering Report, Further Information 29/8/2018, Martin McCormick
recommended refusal as the Applicants hadm’t addressed the issue of event traffic access to the Eagle Valley
Road. On 5/9/2018, Cork City Councis Senior Executive Planners Report, Greg Simpson, over ruled the Area
Engineer’s recommendation to refuse permission on the basis of the An Bord Pleanéla [nspector's opinion.

As a result, no new Traffic & Transport Assessment (TTA) Report was undertaken to assess the impact of such
events nor has any been undertaken to assess the impact of support service traffic to Sarsfield Heights.

2. The Opportunity to address Home Ownership Needs in the Area is Lost

The proposed use of the Sarsfield Heights development takes no account of the housing needs, nature and
composition of the immediately surrcunding neighbourhoods which are predominantly rental or an older
population in owner occupied homes. According to the Smalt Area Census Data (2018), over 64% of
households are rental occupants in the greater Sarsfield Road neighbourhood around Sarsfield Heights. Here in
Eagle Valley, over 73% of the 301 houses are rented (Section 4.5 Appendix 5 Census 2016 Smalf Area Data on
Sarsfield Road Area)

Many people in the area, particularly long-term tenant families and would be first time buyers, are renting here in
Eagle Valley and desperately seeking homes. We have many long-term rental households in the greater
Sarsfield Road area whose families are going to school and embedded in the local community. We have
numerous instances of private Landlords putting houses up for sale and tenant families desperate to try and
rent/buy another house in the area to maintain stability for their children.

Sarsfield Heights represented the first new development opportunity in the area in many years for people with
roots in the greater Bishopstown, Wilton, and Doughcloyne and Togher areas. They report calling the
Developer’s, O'Brien and O'Flynn, over the last 3 years since construction commenced, enquiring about when
the Sarsfield Heights houses will be availabie for sale. The Receptionist’'s response was to take their details to
put on a waiting list for when the housas are advertised for sale.

The proposed use of the Sarsfield Heights development as exclusively for social housing works against the
principle of Home Ownership and choice. It is taking away the opporiunity for Downsizers and iong term Renters
in the area, the majority of whomn are First Time Buyers. Many have been approved under the affordable
housing schemes. They are severely challenged in achieving ownership and the associated security in a market
of rapidly rising prices. The potential opportunity to buy a house in Sarsfield Heights and secure their home is
now gons for them,

The feeling amongst our community is that Cork City Council, as the paying long-term client, is bypassing the
planning and public consultation process to meet its housing targets and enabling the Approved Housing Body
to finance the purchase of houses en bloc for rent to one class of user. The impact is effectively driving up
rmarket prices rather than ensuring that an adequate choice and supply of housing, including affordable housing,
is available for the common public good. Approved Housing Bodies are corporate bodies and effectively acting
with the same impact on the market as the commercial institutional investors or Vulturs fund investors in bulk
buying houses en bloc.

3. The Opportunity to meet the Area Need for more Owner Occupiers is Lost

The opportunity to strengthen and balance the community in the greater Sarsfield Road neighbourhood with the
acknowledged stability that & higher proportion of Owner Occupiers would offer to the Community is significantly
undermined by the proposed use of Sarsfield Heights.

According to the Small Area Census Data (2016), over 64% of households are rental occupants in the greater

Sarstiefd Road neighbourhood around Sarsfield Heights. Here in Eagle Vdlley, over 73% of the 30t ousesare ———
rented (Section 4.5 Appendix & Census 2016 Small Area Data on Sarsfield Road Area)

Landlords acknowledge the reliance on Owner Occupiers for proactive maintenance and improvement of Eagle
Valley. Rental Tenants predominantly do not have the same stakeholder interest in the community as Owner
Occupiers who have a significant financial investment in their property and the neighbouring community.

The nature of Housing Association Tenure is 100% Rental. Indeed, unlike the typical tenure terms of Housing
Association Tenants, Local Authority Tenants have a right under their tenure to purchase. Here in Eagle Valley,
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Cork City Councii owns 11 of the 301 Eagle Valley houses (as well as 2 leaseholds) and their tenants will
eventually have the opportunity to purchase the properties.

4. The Potential Impact of Increased Crime and Anti Social Behaviour

Existing residents in the area, tenants and owner occupiers, are very concernad at the potential increase in
incidences of crime and anti-social behaviour that an over-concentration of social housing in Sarsfield Heights
may present. “Crime and anti-social behaviour are more closely linked with social housing than with other
tenures. Some social housing estates are offen seen as ‘no go’ areas due the prevalence or perceived
incidence of crime and criminaf activity, which may receive considerable media attention” Rebuilding the Irish
Neighbourhood, 2018, Cork City Council).

Resident's concerns are based on their very real experiences. Many of the Estates in the Sarsfield Road Area
are mixed tenure in nature where Cork City Council has bought individual houses in a “pepper potting” fashion
for social housing over the years. While predominantly successful, there have been sustained periods of crime
and anti-social behaviour associated with a few of the Social Housing Units that have placed a considerable
burden of fear and nuisance on the neighbouring households. Residents experienced a very poor response
from the authorities and a considerable onus was placed on naighbours to get the issues addressed,

The multiplier risk factor that the proposed concentration of social housing in Sarsfield Heights represents is
consequently extremely alarming for existing residents — both owner occupiers, renters and social housing
tenants.

5. The Loss of Tenure Mixing solutions and Risk of Social Segregation and Stigmatisation of future
Sarsfield Heights Tenants

The proposed use of Sarsfield Heights for Social Housing represents a major change that is antithetical o the
objectives of the Government’s Mixed Tenure policy by reverting to the mono tenure Social Housing estate with
the associated stigmatisation and historical experience in the concentration of social problems associated with
local authority estates. Indeed, the study ‘Social Housing in Mixed Tenure Communities’, 31st March 2022, from
the Irish Council for Social Housing and the Housing Agency says that large concentrations of low income
households have been found to result to a number of effects including higher unemployment, stigmatised
neighbourhood reputations and extra pressurs on social services. The emphasis now is supposed to be an
"mixed tenure” projects with homes divided between social housing for local authority teriants, affordable
housing for people on low incomes and private housing, all in one development (See Rebuilding The Irish
Neighbourhood 2018, The Housing Agency

).

Just before the launch of Rebuilding Ireland, then Minister for Housing Simon Coveney toid Pat Kenny that
“Building new social housing estates is not the answer fo solving the current homeless crisis”. This was because
concentrated areas of social housing “create areas of deprivation and disadvantage”. Coveney committed not to
make “the same mistake” but instead to create “integrated communitiss” to encourage social mobility (From “Are
we right to fear the ‘gheito’?”, focusi etto/ )
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S.L No. 600/2001 - Planning and Development Regulations, 2001, PART 8 lays out the requirements in respect

—of Specified Development By, on Behalf of, or ifi Partnership with Local Authorities where the construction
or erection of a house is a prescribed class of development. Respond is undertaking this develocpment in
partnership with Cork City Council.

itis the Association’s submission that if a planning application for the proposed use of the development as
Social Housing, the Planning Authority would take into account materially different planning matters, including
the contribution of citizens, and the public consultation process known as Part 8 would be employed and the
public would have an opportunity to make submissions or observations. The benefits of the Part 8 process is

that the Council is seen to be open and transparent in its business and the public are given the cpportunity to
voice their opinions

The Association points to a recent 2021 Part 8 Application Process for a development of 67 social housing units
in Bishopstown which nsighbours Sarsfield Road. The public consultation process received over 900
submissions on planning considerations. The developrment was consequently reduced to 64 units and these
units were redesignated to a mix of social housing, private affordable housing, and beth social and private
downsizing housing — with 35 Units now designated as Affordable Housing. In addition, the Council also took an
board the publics concerns on road traffic and stated that the operations directorate interd o review the existing
urban freight study in 2021 with a view to possibly excluding HGV's from using the road.

Indeed there is a notable absence of transparency and information on the propased use of the units by
Respond, the number of tenants likely to occupy each unit and the iikely duration of their occupancy, the likely
level of support services required by each tenant and the overall level of engagement required for each unit (i.e.
frequency of visits, times of visits, duration of visits etc), and whether any works were necessitated ‘o facilitate
their use as support housing. As a stakeholder and partner in the Sarsfield Heights development, Cork City
Council has a conflict of interest in making this declaration.

Finally, in the case of RL3502: Metro Apartments, Santry Cross/Ballymun Road, Dublin 9
{ ), the Inspector noted:

‘It may welfl be that the particular circumstances of the site and the surrounding area mean that a change of use
... would not injure the amenities of the area or unduly restrict the supply of housing so that the proposal was
actually in keeping with the proper planning and sustainable development of the area. Or it might not be. These
are planning matters which would need to be considered by the planning authority in the course of an
application for permission upon which the public would have the opportunity to comment. Once it has been
determined that such questions could reasonably be held to arise, it would be inappropriate to try and determine
them in the course of a section 5 application which does not provide for any public consultation or the imposition
by condition of any detaifed or technical requirements that might be necessitated b y the change of use.”

i §

With respect to the Planning and Development Act, 2000 as amended (Sections 2, 3 and 4) and the Planning
and Development Regulations 2001 as amended (Articles 5, 8, 9 and 10 and Schedule 2}, It is submitted that
there is no exemption provided for the proposed development which may allow for the change of use of multiple
dwellings to a supported housing scheme.

Class 9 Use specifically excludes the use of a House from exemption “or the provision of residential
accommodation and care to people in need of care (but not the use of a house for that purpose)”

The exemption set out in Class 14(f} of Schedule 2 Part 1 does not apply to Sarsfield Heights as it specificaily

refers to "a house” rather than “houses”, a scheme of houses/dwellings. Further It is a specific exempiion for

persons with an intellectual or physical disability. It is not a general exemption for persons requiring personal
__care, including help with social needs. As Sarsfield Heights has at least 55 properties and shared services and

support will be provided to all residents within these properties, an exemption cannot apply due to the
established concept of the intensification of a use as summarised in Butler V Dublin Corporation “that a
particular use could be so altered in character by the volume of activities or operations being carried on that the
original use must be regarded as having been materially changed”
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- éﬁ threeﬁpiarnning appljcations presented the Sarsfield Heights development as a mixed tenure development
combining social housing, affordable housing afd residential units for sale to individual purchasers.

(1) Question 9 clearly describes the development as Residsntial

9, {lescription of Proposed Development:
i 1
| H

{ The censtruction of 73 no. residential units and all assaoctated anciflary development works |
inciuding access roads, parking, foatpaths, landscaping, drainage 2nd amenity areas. Access
to the proposed devetopment will be via the existing enfrance and access on te the Eagle Valley |

| Road, ) |

(2) ngstio_n 10 confirms that the proposed development is not a ‘Strategic Infrastruciure Development” as
defined in the Planning and Development Acts 2000-2010?

1, Are you satisfied that the proposed development does not constitufe & *‘Strategic
hrifrasteucture Development’ as defined In the Planding and Development Acls 2000-20107

{Please ticl}
YES. e

{3) Question 17 selects the intention to sell the houses as distinct from other options to let the houses
long-term or shori-term

37. If Permission is granted do you intend to: Please tick ¥ 2= appropriate:

{ Self the houselsiie ! v
Use the hpuse as your psmmanent }
hauss for year round ccocupalion:

Let ih# houss long-tenm

|
Let s hotise shorl-term |

Ues as a second homeiholiday homa I

Other : (Please siale inlended usa)

Hate: Ii the use i3 Tor Short TernvHeliday Letting, this must ba stated Tn the Press Notice and
Site Notlce

(4) Cl.l_.lestion 18 affirms that the application is for a residential development with a breakdown of the residential
mix

48, In the case of & residential davelopmant pleass provide the breaicdown of the residential mba
You are advised thal applizations for residential developmants shiould be accompanisd by a
deskgn staternent in ordar fo facilltzte the proper evalustisn of the proposal relative to key

jactives of the Develop t Ptan with regaid 1o the creatien 'of pustainable tesidential
cammitEiics. i

Nurbes of © Studic | 1 Bed | 2 Bed | 4 Bed H‘@scf-_‘-‘__} 4¥Bed | Tomal B
tlousas 55 '8 [ 54
14 i f 14
Apartments ] i ! d R
furnber of car parking Existing: @ Fropasad. b Total: #48
. spacas i be provided | 139 \1 %

(5} Question.21 afﬁrms Social & Affordable Housing element where Part V of the Planning & Development Act
2020 applies with the Part V Costs & Methodology attached to the completed application form.

21. Sacial and Affurdabic Rovstng:

Plagse fick app

P E iYes e
: Is ine 2pphiation an apslmatan for gty !
| tise Plancung zn D sioeman: Aet 2040 2pphe Py !
: i !
g i
; T
i o spvwres hlihn BEAITS BROSROR 1S YRS N0 LB dedbpmen ie nal sxeaises Batry. felf:f; the !
52 FIGHR, 78 DIN O YOUF SDFabr, Selt 15 33 fa Kot v e romply i itk
i e e el ]
¥ kg

lang which Is subject 0 e a5 raport & '
IS "
| Par v Costs &

Mathedotuyy

3 14 b o
iand o eleahss:

e and eltnado'oqy o eskadsbinyg vsteas of isod, 5ie ooan
Wl divelpnmien: cosis and prodd on (hose #o51% ane olhae

a€ an g shate @i ety dosl 1 wonies e
i e preeinng o Pard Vool fie e

i su
2286 o camply

: U 2 srgver to the Abder ouas) 27 13 per’ bus 2

(s 2 450w G : you consdar Uk devringans 9 be euemet

| By v ef seton &7 of bt Pranewy aau Davelopment Acl 2600, pama suemd 2 cony ef | !
wne Gartcate o Esspiion vadar section 27 o, whits an apabentice has 2060 mese tg

has nol v beee decloed o Lo s ehpy 2 g appheation).

i ton i ae Uy v of 3eckon 96 112) of 1hz Planarg 40
AT 205, Bents sabune s RS ating e basis 8 v Secen BB 119t |
15 5pak 0 the avsina g . |

R —— R
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(6) Application Form Attachment: Part V Costs & Methodology calculations under Cork County Council
Planning Register Reference 174877. Marketing Costs for the future sale of a House in the Development
are included based on the report prepared on behalf of the Irish Home Builders Association in July 2014 by
————Walsh & Associates in the eontext of selling to-individual house buyers “When sefling houses fees are
required for sales agents and solicifors. A show house is constructed to assist sales in conjunction with
marketing and advertising campaign.” rals { /WOr

b {

Sarsfield Road Part V Costs fMethodology
farch 2017

Heuse Cost Summary - House Type €2

sqm/ ha
House Cost Summaries
Unit Size 90
Nao. of Unifs 4
Totgl Mo, of Units on site 73
Tolal SHe Ares 2.5
Assumed Costs
Construction Cos! (per sq mj {1} 1175
Bite Warks & Indirecl Site Cost {per sq m) [} 528.75
Exisling Use Valus of land (per ray [31 48,400

€

Construction Gosts (excluging Gonstruction Profity
Estimaled Construction Cost par unit 105,750
Estinated Extemnal Works; Site Works & indirect Stie Costs per und 47,588
Bub Tatal 153,138
Attributable Development Coste @ 22.5% of House Constuslion Costs (4] g
Desian Team Feey
iegal & Eslals Agents Feas
Markating Cosis
Assigned Certifier - Building conlsal
Other Caosls {specihy
Sub-toal ex-VAT 177,431
Profit on construotion costs, but nod atiribuiabie cevalopmend cosis §15% Bt
Housa (ex VAT 200,132
VATER 13.5% 27.018
Totat Cosl {inc VAT) but exciuding Development Conisibutions / Local Authority 227 450
Bonds [51 mE—=
Average site Existing Use Valug per unit (ELN {B] SBae Arpa f Totsd gy 1,682
VAT on Land @13 5% 228
Overall House Cosl, with VAT & FLV of Lang ggﬁ;ﬂ.?@

{T] This 1 imed on cost rarge of Bruce Snaw dverage insh Gonstiuchon Sasts 2015 Cagt ramge for oslate hanse faversge 100ag
hin €1,050 0 €1, 300 pat ag m. Cost g G apanimeatts m €1 100 16 €7 050 sy m

{2} Busesd on an asg ot of 45% of honse conguuction ws costz  inlarmet By repnn prepared on BbErmlf f the insh Hemg
Bulfilers Assotustion, July 2014, R &U By YWaish Aszocis 9 Externst YWekis, Sile Davelopmen YWors and Indiract
Sen Gosts {sealfolding: mite seourity ety & buliding confngeiny of « 3 8% fof unfomseen liems)

{3} Busedd on assumpdion of €200 por acee | ELEAO0 pur Ba fr agnoultyeal land., o sebrnitied ensling use valie for brovnheid lsng

a3 Sased o0 an Aumplion of 27 5% of consireetion dint casls tntormed By repnd prapared on tanall of Hiz Irish Homs Budders
Kip s

—— - sty 28 preeret by Vet Rssoniates oo T Ty Tege & SalE Tens, 56 & Bliony Fnance I

cosalh, ared Assigned Cerlfist Bliy Comesl Regs, Excludes: Financial Contnn neng LA Bonds & Panl V Conlribuiion)
15] Devaiopment Contribulions & LA Botd witl k2 25 fevied by Une Bianmng fudhority s VAT

18] Ta be informed by site specifc mizrmation - sxarnpie based or sgrroiirei Land Valee

Harch 27
McCutcheon Hatley Chartered Planning Consultants
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Figure 1 exfracts the Statement of Housing Mix from trie 2017 McCutcheon & Hailey Planning & Design
Statement from Planning Application #170487. It is quite clear in its design description including its mixed
tenure nature in catering for mixed communities with 2 range of house types and tenures and saleability 0
meet different housing needs in the focal market and to appealto a broad range of purchasers, providing
affordable homes for hoth individuals and famities afike.

Figurs 1 14t April 2017 McCutcheon & Halley Planning & Desi
Application 174877

Haw homes need tg meot iha aspralions of & range of pRonie i diferant
rogLisments Hmahoids naonaly and n ik are getting gmatier and
w @ nesd iOF unils apprrzpriale 1o the SIZ0 o househol To e
chsnging e and sizas of nousehoids, B 1S imperative El tig &
ensuras the qevelapmant of @ greaiel M of house bype qig an NGIRsE i
of smaiter unile smndam with lges Fanuly hOmEs Trhe Lousing
H prﬂr_vases;:‘- davelopmant ESpoNas 2ty naricat damants

censily &
oy supplylng & e i Rouse ypes and sizas oY housahoids o diffesrent

ngeds

Balicy rigciive HOEY 3-30 Houseg A of the Corit Counly Deveianment PieT
airns f0 AMprove tae range and chatce of Fupilzpie housing Wraughout Geutty
ok by @nsuning devekpers SEOUE 2 e i house yaes and 3izes 10 et
ha peals of the likaly hulure poiilsﬂaiion. In response 10 s, the aroposed M
of howse tymes bas been wilsonced by & rangs of [acioes wcihing.

. The desi=bEly of providing jor mized © arnunides and & Fange

notse ied oo lEnureE!
. The nature o anisling Fiock N the aiga

o Devzlapmenl

Rty

planning and Destgn Staterment
. The sxisting secial [ lre aras and the need 1 czlar for roups sffordshie homes for Buth individuals and famiies alike Detass of te
sych as the eilerly and disanled, BN proposed housing mix e et in Tabiz | below

. The saleabitty of ditferant tyas of heusing haviag regard 1o 12 ol . . - . . .
The varioys housing bypes z0d to the choite availapls in ihe ared ensurng e

provision of homas el wil meet e nesds of the future residenis of the
Souily Envirens. Thie closg propimity 10 Wilon Disteiot Guire will elsa snsdre
that the future rasidents wil nengfit from the shops faclfiies and servicas
already avalable i e ares promoting @ synergy petaesn the retail hub and

housing market.

the development.

| 2 Slomey
| Semi- Detached

i T - - i
4 2 Sorey
sermi-Dretached

T Sorey
Townhouse

2 Sloray
Duplan

Figure 120 The u
s il wil EppS

oul CORSIEE of a rangs &

y 3 1, -
¢ of DUrChe s s Ground Flood

" . Apartmant
The proposed tayoul of 73 no owaling vniis wdll gonsiat of 8 rangezdi' differ&nt

house types and slyms that wil appeal 102 wroad range of DU[Ch‘éF;EISV e }'{a i
§ ggss_LgMuj_eimix of shle. sue and ype of hous‘n[{g. and o l ! i
consists specificaty of 8 10 Aoed BENTO0 smmied-swslings, B 00, a-had 7 5
semi-detached dwezllings. 20 no. 3.ped ownhouses, 14 ra. Fbed duple il S TEE FrorEsETHoTRA A
and 14 no. 2-bed apariments. Ranging in &ize from 30 sqm apeiments 17 = e SR
140.3 sqmm semi-detached awedlings, the houging Mot Wil focus on providing o o

i sigl Duveiopment - Sashseld Road. Wiltn | gl 2917 1

ey
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The 11/4/2017 Application was accompanied with a Map showing in Magenta the proposed location of 7 Ne. 80

SQM =968 SOFT (3 Bed) Townhouses allocated for Part V.

a map was submitted on
968 SQFT (3 Bed) Townhouses allocated for Part V is

pepper potted through the Estate as per Guidelines for Sustainable Communities

el

In respanse to the Planning Departments 2/6/2017 request for further information
181712017 of the proposed location of 8 No. 90 SQM

highlighted in magenta

TIWmDL
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On 271712017, Cork County Councif's Housing Officer, Keith Jones, reported that his concerns in his
recommendation of deferral {16/5/2017) en the location and need to pepper pet the unite-to keep with the
Guidsfines for Sustainable Communities had been addressed with the FI Response and he had no objection to
planning being granted.

$re i Fi1Y F srant o IENNIINe Yeraussion & analiion i

On 10/8/2017, a Grant of Planning Permission for 67 Units in accordance with plans and particulars lodged by
the applicant on 11/04/2017 and 18/07/2017 and subject to the conditions (51 no.) set out in the Second
Schedule aftached hereto.

Condition 1: “The development shall be carried out in accordance with the plans and particulars lodged with
the application as amended by the documents/drawings received by the Planning Authority on the 18/07/2017
axcept as may otherwise be required in order fo comply with the conditions herein. Reason: In the interests of
cfarity.”

Following the appeal to An Bord Pleandla and its Order PL 04.249194 2/2/2018, Condition 1 was attached
Condition 1 “The development shall be carried out and completed in accordance with the plans and particulars
fodged with the application, as amended by the further plans and particulars submitted to the planning authority
on the 18th day of July, 2017, except as may otherwise be required in order to comply with the following
conditions. Where such conditions require details fo be agreed with the planning authority, the developer shall
agree such detaifs in writing with the planning authorify prior fo commencement of development and the

dgevelopment shall be carried out and completed in accordance with the agreed particulars. Reason: In the
interest of clarity.”
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1. Question 8 clearly describes the development as Residential

The censtruction of 27 no. residential units comprising 12 no. additional apartments, 12 no.
additional duplex apartments znd change of design to 3 no, previously permitied townhouses
and all sssociated andllary developrett works fncluding sceess roads, parking, Tootpaths,
landscaping, 2 oo, bin stores, drainage and amenity areas. Access 1o the proposed
development witi be via the existing eniranca and access on {o the Eagle Valley Road, The
proposed development will include medifications and parfial change of layowd to residential
development permitied under An Bord Pioanils Rag. PL04.248194 and Cork County Councit
Reg. 174877,

2. Question 10 confirms that the proposed development is not a ‘Strategic Infrastructure Development” as
defined in the Planning and Development Acts 2000-20107

10. Are you sufisfied that the proposed development does n&iﬁﬁ'“‘ﬁlﬁfﬁé%ﬁrateglc ook
veld] ¥

tilent Acts 200020107 |
i

Infrastructure Development’ as defined in ti Flanning and
{Plzase ticl)

YES! v

1 oY 208

e

3. Question 17 selects the intention to sell the houses as distinct from other oplions to let the houses
long-term or short-term

7. i Permission is grented do you infead to: Please tiek ¥ 65 appropriate;

Seli the house/site o

Use the housa as your permanent
houss for year mund ocoupation
Ll e havsa loog-tenm

Lei e housa shor-term
Use as 2 second homedholiday home

N

Ciher: (Please stals intgnded use)

flote: IF the use is for Short Termibcliday LetGng, this must be sketsd in the Prass Notics ang
Site Hotica

4. Question 18 affirms that the application is for a residential development with a breakdown of the residential
mix
1B. In the cose of a rasidential Jov T plsase provide ths br of the rasidaniial mixx
You ave sdvised thet applieations for residential davalop should ba vied by a

design staternert i ordar {o facilitate tha proper evalvaiion of the propogal refative to Eey
objectives of the Development Plan with regard 1o the creation of sustainable rasidential

communities.
: Humber of © Stidle tBed!2Bed | 35ed | 4Bed |4+ Bed | Total
t Houses T 2 | 3
= T - - F
Aparl;nenis H
Mumber of car parking | Existing: © TPioposed: 81 Total: 51
spacas o be provided j i e o

5. Question 21 affirms Social & Affordable Housing element where Part V of the Planning & Development Act
2020 applies with the Part VV Costs & Methodology attached to the completed application form.

21, Sociat and Affardable Housing: "
| Pleasa fick appropriate box, - [Yes ‘o |
H i /
! 15 the applieation an appiicalion for permission {or development te which PartVof | ¢
the Planning 2nd Develepmenl Act 2000 applies? g

1 1
i

|
i . i
; ) . Please |
i H the answer Io [he abeve question is yes” and the development is nut exempt {see below), { yefer totha
i ¥ou must pwovide, as part of your applization, delall £ to how wou propose 6 comply with | gppmitted
+ sechion 83 of Part V of the Ret indluding, for example,  planning
! (i} Delsis of such part or paris of tha tend which is subject fo the applicstion for raport & H

Fermission of is or are spaciiac by the Psar V agroement, of housss situated on such Part V Costs & |

alorementioned land or elsewhers In the planning asthorty’s lunctional area Tathodology !
proposed fo be ansfemed to the planning autharity, or detsils of houses sduated nn i Y
stich sforsmentined iand or elsewhere in the plarning authority's funcional areg
proposed to be leased 0 the planing authority, or dejails of eny combinaton of the
fregoing, and
Deaids of he caloulations and methedology for calcolzling values of land, site cosls,
r‘c:nrl_adi eon'smseg_on and tevelopment ‘_s.asls_?m peofiton thosae a'usl.s and other
Felatng-oosls-Sush 5 Sy RORRIGT

raquired to coreply with ihe provisions in Parl V b Ihe Act,

=
=

£ Rty

e ensiver 1o the above uestion 18 “ves™ but you consider the develonmert 1o be exampt
By vitue of seclion 97 of the Planning =nd Davelapment Act 2006, please submit s copy of
the Certificate of Exempllon undsr sestion ST {or, where an applivelion has beert mads but
has nof yel been decided, please submil 2 copy of lhe spplitation) o

i tne 2rswan Lo the abava question is =no” Dy virtire of saction 95 (14) of the: Plz.v;mng and
Devalapment Acl 2000, pleasa submit detalls \ndissEing the basis anwiich seclicn 96 (14) s
considerad to apply to the: developmenL. L
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6. Application Form Attachment: Part V Costs & Methodology calculations under Cork County Council
Planning Register Reference #185275. Marketing Costs for the future sale of a House in the Development
are included based on the repart prepared on behalf of the Irish Home Builders Association in July 2014 by

—Walsh & Associates in fhe contex%o#selﬁn&_te&ndivmm -heuse -buyers “When seifing houses fees-are
required for sales agents and scficifors. A show house is constructed to assist sales in conjunction with
marketing and advemsmg campargn i ass

Part V Costs Methodology
15th Way 2018

Sarsfield Road House Cost Surnmaries « House Type G2

sq wf ha
House Cost Summaries
Uit Size Yo
Mo, of Unifs 2
Tota No of Units on site [55]
Toial Sie Arca
Assuried Costs
Construction Cost (per sq mj [l 1,100
Site Works & Indirect Sie Cost {per sq m) [2] 45650
Existing Use Valne of land (perha} 13] 49,400

€
Gonstruction Costs {excluding Construciinn Frofit)
Eshmnated Construction Cost per unit 99,800
Estimated External Works, Sile Works & Indirert Siie Cozts per bl 41,083
Sub Total TaoBEs T e
Atiribufable Developmend Costs @ 25 5% ol House Construction Cosis {4] 25,245
Design Team Faeg
Legal & Estate Agenls Foes e
Marketing Costs aro RS T
Besigned Cerlifier - Bullding conirc ; '
Othar Costs {speciy) r
Sub-iotal ex-VAT % $85,330
3 i

Profil on eonstruction sosts, but nol atribuistie developmant cosls £315% T 24843
House {ex VAT) 186,343
VATE) 13.5% 25,1556
Total Cost {inc. VAT) but excluding Development Contrinutions / Local Authority
Bonds {5] 211,489
Averans site Exisling Use Vatue per unil (EUV [8] Ste Arss / Talal Units o
VAT on Land (@43 5% 4
Crazrolf House Gost, with VAT & ELN ol Land gj j_ﬁgg

{11 Thog iz rgsed o costrange of Brucs Shew Averase Insn Contrruction Cosis 2018, Cost range lor 6stalo hotse (average
15050 ) is €1,100 lo €1,400 per sq n; Cost ranpe Ry epartments 5 €1,500 1o €2,100 g m,
{2} Basud on i assumplion of 41 55 of house eamstruclon bl costs eformead by ropost srasared on behed of the Insh Home

Buildars Assaembon May 2012, prepared by Watsh Assoantss including Extemat Works, Sas Developmsat Viorks and Indirect
Site Cowls {zeaflotding: site scenifty ete. & huilding canbngeroy of £ 3 8% for unfomsesn duois)

13 Bused on assuinption of €208 par suie f 49,400 per ha for agricultues) land, of subimitted sxisting use volue for brovntield lang

{al Based o &0 zssvumpion of 25.5'% of constistion unil eosts ideerned by ropod prepensd on Dihal of the Tneh Mome Buiiders
Aszndglion key 2012, preperst by Walsh Avsocstes. dncledes) Barkstng Custs: Lagel & $sle fees; Site & Building Finzrns
Louts: Al inciurdes m,lﬂur al effosance for Assg sl Cpmiu PH« c:amme Aege, Excluden Finapod chlmhuil-. ns, LA Bonds &

—Fat-Contiboiory s = e ——
{5} Devalopriera Conlitifions & LA Dond will be 55 Sved by the Planmng Muthodty, plus YaT.

6] To b Inforrmed by site specilic informetion - exampe based on Sroultest Land Value

F.aiii}";gr

Cork

pMeCutcheor Halley
' 15/05/7016
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(1) The Design Statement emphasises its full regard in its Design Approach to support Sustainable Residential
Communities i.e. promoting social integration and provide for a diverse rangs of household types, age
groups and mix of housing tenures,

5 Design Appreath
imtroauction

This section has been prepared by McCutcheon Hallay In conjunction with
Deady Gahan Architecis and the landscape leam, il has been prepared in
sccordance  with the requirements of Objective HOU  3-7 {c) of ihe Curk
County Davelopment Plan 2014 which specifies thsl it = an ohisclive of the
Covpcil o

"Reduire the submizscon of design statements with &l
appfications for  residential devalopmeni in order to
facififale the proper evalualion of e propesal refalive to
the key obfectives of the Development Pisn with regard to
the criation of susiainable residentiat commuiities”

The Design Statement has fulf regard 1o advice provided in Objecﬁve Hou 3~
2 ang the rafevant supooding faxt of the Cork County Development Pian 2014
inrefation {o the content end detail of the recurad Degign Statement and also
to the Urban Design Manual — A bes! practice guide, the Planning Guidelines
on Sustainabla Residential Development in Urban Areas ang Susiainable
Urban Housing: Design Siendards for Mew Aparimenis Guudelings for
Planring Authorfies 2018, Regard has also been given lo Cork Counly
Couneil's Design Guide for Rosidenfial Fsiale Development 2011, which
supplements these governmentsd guldance dosuments and gives additionat
aractical puidance on fiow the oalicies on Developing Sustsineble Residentisl

Planning and Design Statemeni

Communities 1 seclion 3.3 of the Counly Development Plan can be realised
ty gehivve the optimun layout and dasign for residential estates.

Thase documents require 5 descriplion of the site conlmd and tha planning
pelicy context, which has besn coversd in delalt in Sections 2 and 3 of this
report. This siatemeni summarises fhe reasoning and design principles that
hiave lad o the proposed arrangament. i desoribes the site and i3 immediate
atd wider conteod, asd the constraints imposad by the site conditisns, it
demonsirates how the design rosponss addresses theee o provide an
appropriate, sustalable and site-specilic response.

{2} The Design Statement is specific as te the guantity and location of Pari V Uniis

The 18/5/2018 McCutcheon & Halley Planning & Design Statement that accompanied the Application
#185275 was specific as to the Part V units in terms of number — 8 no. unitg consisting of Type ‘C2', ‘'C¥
and ‘C4’ houses — and their location in the Estate on site layout plan no. 16118-P-010.

part V Proposal

Sart V, 8.88 of the Planiing and Development Act 2000 {as amendad} applies
to ihis application. New provisions relating fo Part V under the Urban
Regeneration and Housing Act 2015 were formally enacted on 15t September
2015. Az highfighted above the proposed planning application will result in an
overall development of 65 no. residential units and the applicant prapases to
meet the Part V obligations thraugh the transfer of G ne. units consisling of Type
‘€2 'C3 and 'C4' houses permilted in accordance with he 10% regquirermnent.
The location of Lpits to be rensferred are detailed uh the site layout olan {refer
o drawing no. 168118-P-010). As all the proposed units are locaiad within the
presiously permitied scheme granted by An Bord Plsandia under ABP Ref,
TPL.O. 249194, ihe spplicant can agrae the pravision of e Part V.hg;‘&smﬁ wilh
fre Planning Authonty as part of the compliance submission of 5 e

o
% el

A Parl V Costs & Methodology Pro-forma accompanies this application; sl

identified construction costs are basaed on average estimates and additional

costs mBy arise during datailed site investigation works or ag a condition of ™

planning.
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{3) The‘ Statement of Housing Mix proposed was stated as being influenced by a range of factors including the
desirability of providing mixed communities and a range of house types and tenures.

Accempanying the #185275 Application was site I3

_HOUSSTISESCHEDULE
New homes need to meet the aspiralions of a rarge of peaple wilh different 5. SRAEGE Tan wmar

requirements. Households rationally and in Cork are gelting smaller and lhers
s @ need for unils appropriste (o the size of househalds. Te mest e changing
needs and sizes of householids, It is imperative thal the markel ensures tha
davefopment of 2 greales mix of house 1ype and an increase in the delvery of
smalfler units in wndem with larger larsty komes. The fousing density and grain
ofihe proposed development tespends 1o market demands by supplying a mbx
of house types and sizes for haustholds of different neade

Pakoy objectiva HOU 3-3: Housing Mix of the Cork County Develosment Flan
gitns lo improve the 2ange and choice of availabls housing tiveeghout County
Cark by ensuring developers secure @ mix of holse lypes ang sizes 1 mest
the nzeds of ihg likely fulure population I response f e, the prapesed mix
of house types has been influenced by a rengs of laclors intiuging:

»  Tha desirabiliy of providing for miked communiiiss and 2 rengs house
tpes and femures:
= The nature of existing slock in te ares;
@ The existing social it in the area and the need & taler for groups
such as the elderly and disasled, and;
+  The szleatilty of different types of housing having regard ta the local
housing narket W
The prapased layoul includes 27 no. unils, which wii resull in a total of 66 no.
units in the overall scheme, with a dersity of 26 dwalings per hectare. The
oroposed urils speeiicalty comprise 3 no townhousss, 12 na?{i;p!exas, s
12 no. aparimanls. Ranging in size from 79.6m? aparimants ’103.:]3;.5 dupi@x
apasimenis. the housing mix will {ecys on providing aferdable homes for both o

individuals and familles afike. Dalzils of the proposed nausing"‘mm &re given in

Table 1 below.

Planning and Design Statement

A

Tatie 1 - Propeean iousiag &,

The ovarall development pravides 4 mix of siyle, size and type of housing,
arranged 10 provide & selection of units in varying configurations, Tha orevioualy
parmitled semi-delached unils are single lrortsd white the detached units ars
double franted, all with wids gable shde. The iayout ot these mived units il
expioit views wiiun the ske end also provide passive surveillance over tha
sregis and spaces. The oropnsed dasign will provide a pleasact snvirorment
for familizs (o live ang will include & play area whers chitdren can play.

The various housing iypes sde e e choice evailable in the oreg ensurng the
provision of homes thal will mee! he needs of the fliurs rasidents of the Soum
Envirans, The close prownity to Wilon Dislric! Canlre will 2lso ensure that the
fulure residenis will benefit from the shops, Taciliies end services already
avafiable in the stea pramoting & synergy belwesn the rala kul end the
cevelopmant,

TN

locations of the 6 proposed Part V Housing units.

yout pian no. 16118-P-010 illustrating in yellow the specific

S
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On 7/8/2018, Barry Owens, Cork County Council, confirmed that the Application Part V proposal 18/5276 may
be validated.

Part V Repart = B. Owen

_‘(_f_,_;i‘-arad Daly

From: Barry Owens

Sent: 07 June 2018 09:30

To: Conrad Daly

Suhjeet: RE: Parl V proposal 18/5278

352557 BB /2R 18- Part, v Repor

Fronn: Conrad Daly

Sernils Wednesday, June 08, 2018 5:57 PM
Ta: Bamy Qwens

Subjects Part V proposal 1875276

Hi Barry,

Is the atrached proposal acceptable for Housing Strategy {Part V)7
Regards,

Courad Dafy

Plunniag Deparvnent
Cark Connty Councif

(G760 2018 1 g Engineers Repoi

On 19/6/2018, Keith Jones, Housing Engineer, Cork County Council, reported he was satisfied with the Part V
proposal 18/5276.

Housing Engineers Report

Site Location: Doughcloyne, Togher

Date: 19/06/18

Assessment

The site is well located and is well suited for Social Housing, The Council bas significant demand for
housing in this area and would have a need for the two bed unis proposad to be purchased under the davelopers
Part V obligation.

Tha praposed sife layout plan is cohesive and sustainable and the Units are kaid out in such 2 manner that
they are wel disiributed throughout the estate. which will hetp to foster a sense of community and integration. The
units proposed for Social use are designed and laid out in accordance with the Guidelines on Guality housing for

_ Suslainable Communities, whilst the flocr areas proposed are in keeping with these quidelines. The units themselves

are well iaid out with separate living and dining areas, adequate utility & storage and reasonable sized garden and
parking areas.

I am satisfied that these proposed units are suitable for social housing purposes and as such, | have no
ehjection to planning being granted for this development.
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6/8/ 2018 Grant of Planning Permission & §
On 6/9/2018, a Grant of Planning Permission for 67 Units in accordance with plans and particulars lodged by

_the applicant an 18/5/2018 and 10/08/2018 and subject to the conditions (38 no.) set out-in the Second

Condition 1: “The proposed development shall comply with the terms and conditions of Planning Permission

Schedule attached hereto.
Reg. No. 17/4877 (Fl.04.249194) which governs the overall development of the lands of which the site forms

part, save where amended by the terms and conditions herein. Reason: In the interests of clarify.”
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In#2140139, the 4/8/2021 Completed Application Form for 4 Units No. 66-69 were identified as ramily Homes
and the permanent private residence of the Applicants, Finbarr, Tony and Patricia O’Flynn, O’Brien O’'Flynn
Construction Unlimited, for the purposes of determining the level of Development Contribution payable. At the
final grant of PA Ref 2140139 on 2/9/2021, Condition 9 was added retating to Part V requirements. However,
unlike the previous grants, there were no planning documents in the public file relating the location and number
of these units.

A Name of Applicant: Crw s = i
{Address to bs supplied &t Question L1 at the fronl of the'application form)
Memo(s) | Finbar O'Flynm - 1: = SR
Tony OFlynn 77 " 07 LT
i Yajricia O0'Fynn - Al
&. Where Applicant is a Camp;'m::,{zrcgistered unger (Ia;(fmlnpﬂnies Acts 1963 to 2017): (Address and

Contact denils to be supglied at quesiion 1.4 atthe frént of the application fonn}

Namefs} of company | O;Biien O Flyrn Congtcugtion, Unlimited
direcior(s) seoa RN T

yorr

Company S IEEGINT
Registration No, . .

El - = 5

= oa oMoz

Cork City Council Combhairle Cathrach Chorcal

SUPPLEMENTARY APPLICATION FORM

Pleasc answer ali questions fully

Inits 19/4/2021 Planning Report which accompanied the 4/8/2021 App!

Is this application in respect of 8 redevelopment to the family home: Yes [¥] No[ ]

.
N.B —The forify home sbove must be your permanent private residence. i
Your response will determine the level of Development Coniributibn payable. ¥
B v
B AR S
. sEmoEy w

T E &R RFE I

H the response to Question 1 15 Yes and if the Applicarit's address sipplidd & Question
23 is not the location of the proposed development, flbdsd clarity why thisig the caser

® o otom ¥ .
No.66 - 69, v B
Sarsfield Road, wiE R
Doughcloyae, L_'
Wilton, g
Cork, I
o % cation Fanmng F4) 2857

ication #2140139, the Applicant’s

Engineer O’Shea Leader Consulting Engineers, stated that Part V of the Planning Act 2000 (as amended)
did not apply as it is providing 4 one bedroom units which is less that the 9 housing unit standard for Part V.

Davolopment Standards

Theres w o

# clear peed for resaiontal stormradalion vedhin tha atea In
T e —

Whil QRonTh wihal the K Oty srea. e s — S—

Fart V of the planming Act 2000 {as Arerded] doss not zpply o s apph
2wl W provalng ANG one berdoorn unils fess tha tine Doty unith wh
rans {doos mt form Port

With the housing and popektien growth B & nesd of exparacn o cover he
sering npecs 2f the coimmunty roar st passiog.
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On 2/9/2021, a Grant of Planning Permission:

“for the construction of 4 no. residential units at Doughcloyne, Sarsfield Road, Wiffon, Cork. To comprising 2
no.additional apartments, 2 no. additional duplex apartments and all associated ancillary development works
including access roads, parking, footpaths, landsca ping, 1 no. bin stores relocation of £SB substation and alf
ancillary site works. Access to the proposed development will be via the existing enfrance and access on fo the
Eagle Valley Road. The development will include modifications and partial change of layout t o residential
devefopment permitted under An Bord Pleanéla Reg. PL04.249194 and Cork County Council Reg. 18/05275.”

10 Conditions were attached including:

Condition 1: The development shall be carried out in accordance with the plans and particulars submitted to
the Planning Authority on 28.04.202, and the Further Information plans and partictiars submitted to the
Planning Authority on 06.08.2021 except where otherwise required by the conditions in this schedule.

Condition 2: The proposed development shall comply with the terms and conditions of Planning Pemmission
No. 17/4877 (P1.04.249194) and 18/5275 which governs the overall development of the lands of which the site
forms part, save where amended by the terms and conditions herein.
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4" May Post re 22 Umts in Sarsﬂeld nghts Wlton avanable on Cork C;ty Councnl s Choice Based Letting

System 1

- 4 x4 Bed Semi-Detached House
- 18 x 3 Bed Terrace House

- Property Manager: Respond! Housing Association

& facebockcomote- Mo Thomas Licioney-6599426907 20162 2 o2 oy @

@ Vate Kod Themes Malorey
=

Abmr

5 Tama cundile: for the Com Soeth
e Wai Tophe A Slasheen By
ashicen 3 Glaihern €, BIhopsINm A
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Ehoprtoun ., S0 mare

L drncaarntlon | UpseILadiL & make
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i Mvikide.

4 bed Sechaebaud Hes
Proparty Msreye femond] mousing Afiostad

Sarsfield Buughls, Sasivd Gosd, Wiltan Corx. (10 p20g eetfes)
Soliuside

2 bed Termer Houne
Fiopenyhanages Rupaad Hovang Asastion

2 lre L3 Tevean

Sarstield Heights, Sarsfield Road, Wilton Cork. (4 properties)

Southside

4 bed Semi-detached House
Property Manager: Respond! Housing Association

Sarstield Heights, Sarsfleld Road, Witton, Cork. (18 properties)

Southside

3 bed Terrace House
Property Manager. Respond! Housing Association
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< Tweet
" Respond Houslng
# Boplore " @ResporkiHousing
& Settings It was raining down but there were smiles all around
as we welcomed Minister - to our

site in Cork yesterday. Sarsfield Road will deliver 65
new social homes for people who need them in
partnership with and
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2017 August 8th —~ Cork County Council Planning Permission Decision Ref # 174877

o Cork County Council Planning Register Reference 174877 for 73 No. residential units by George
Maloney Joint Statutory Receiver of O'Brien & O'Flynn Unlimited Company (In receivership and
fiquidation) which was granted by Cork County Council

o Cork County Council granted permission for 67 units.

o Objections were recaived from
o Eagle Valley Association of Residents & Home Owners
o Mainline Place
o South Coast Sales
o Siobhan Lydon
2018 February 2"%: An Bord Pleanala Appeal PL 04.249194

s/ | , - An Bord Pleandla downscaled the development to grant
permission for 41 number units only for the site and permission was refused for 32 na. units following an
appeal by Eagle Valley Association of Residents & Home Owners and other appellants,

o The Association took the appeal because of its concerns of the density of the housing units and no
provision for alternative access to the main Sarsfield Road given the traffic issues with the funeral
home. The Developers were relying on a Traffic Report which measured traffic on a single day and dfid
not reflect the regular bottleneck issues associated with the Eagle Valley road

o Appellants & Observations were received from
Eagle Valley Association of Residents & Home Owners
= Clir. Seamus McGrath
o Mainline Group
*  Bonnchadh O'l.aoghaire, TD
= Garrane Darra Management Company Ltd
2018 September 9™: Cork County Council Planning Decision Ref # 185275

Cork County Council granted Planning Permission for an additional 27 No. residential units further to
Planning Register Application 185275 by George Maloney Joint Statutory Receiver of Q'Brien & O'F iynn
Unlimited Company (In receivership and liquidation) which was granted by Cork County Council

Q

O

According to the Planners Primary Report 6/7/2018, Susan Hurley, Executive Planner, 24 new housing units
were proposed and a change of use to 3 previous permitted units were included coming to the 27 total in the
development description.

- —#%fmmmwmm%wwwm%wﬁml
total development of 65 units. The development description mentions 27 as it includes a change of
design fo 3 previous permitted units but these are not adding to the overall total. In terms of new
housing units, the 12 apartments and 12 duplex apartments (24 in total) are proposed.”
Planners Primary Report 6/7/2018, Susan Hurley, Executive Planner

Objections from
»  (O'Connor Funeral Homes
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o Eagle Valley Association of Residents & Home Owners
4. 2021 September 2™ - Cork County Council Planning Decision Ref # 2140139

Gork City Council granted permission for an additional 4 No. residential units under Planning Register
# 2140139 by O'Brien O'Flynn Construction Unlimited — 2 additional apartments and 2 additional duplex
apartments

Q
No objections
2021 September 27" — Eagle Valley Association Leave to Appeal Request to An Bord Pleanéla
27" October 2021 An Bord Pleanala’s Refuses Leave to Appeal

On 14" February 2022, Eagle Valley Association sought a Section 5 declaration from Cork City
Council as to “Whether the use of development Sarsfield Heights PA Ref 174877/PL 04.249194, PA Ref
85275 & PA Ref 2140139/ABP-311519-21 for institutional purposes and as predominantly/exclusively Part
5, PDA, housing is or is not development or is or is not exempted development.”

e 3rd April 2022 — Follow Up letter to Cork City Council as no reply received within the four week time
period

o 22™ April 2022 — Cork City Council Section 5 Declaration R705/22 Sarsfield Heights, Doughcloyne,
Sarsfield Road, Cork

ne fAicear
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Respond is Ireland’s leading housing association. We seek to create a positive future for people by
alleviating poverty and creating vibrant, socially integrated communities. We do this by providing access fo
education, childcare, community development programmes, housing and other supports.

Respond was established in 1982 and has built more than 5,500 homes nationwide. Respond has provided
homes for fraditional famifies, lone-parent famifies, older persons, the homeless and people with disabiities.

Respond aims fo:

- Establish and maintain vibrant, socially integrated communities rather than simply providing just shelter or
accommodation

- Advance education among residents of our estates

- Promote other charitable purposes beneficial to the community

- Prevent and refieve hardship and distress amongst those who are homeless and armongst those in need
who are living in adverse housing conditions

Respond believes in providing housing for social investment rather than financial profit. Therefore, we provide
housing for some of the most vuinerable groups in society including those who have lived for long periods in
hostels, temporary and insecure accommodation.

From Respond Housing Association’s About Us website page

Respond Support is a leading provider of local community services in Ireland. We seek to empower
individuals, families and communities and to help create vibrant, social integrated and inclusive communities,

We do this by providing quality Day Care services for older people, Early Education, Childcare, Family Support
and Resettlemant services.

The objectives for Respond SUPPORT was established io:
Prevent and relieve hardship and distress amongst those who are homeless and amongst those in need

who are fiving in adverse housing conditions for the benefit of the community as a whole.

Provide care, support and services for those in housing promoted or provided by voluntary housing
associations and charntable bodies.

Advance education, to refieve poverty and to further other charitable purposes beneficial to the community
and in furtherance of the foregoing objects where appropriate.

From Respond Support’s About Us website page [ g-ak
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Nene of the Third Party submissions in relation to Access & Traffic appeared to have been addressed in the
publicly available internal Cork County Council planning reports.

Third Party Submissions were made by commercial and residential interests in the area, all of which related to
the Access & Traffic Issues on Eagle Valley Road related to the very heavy traffic at the junction when there are
Funerals and events in the adjacent Church.

(1} Eagle Valley Association of Residents & Home Owners
(2) Mainline Place

(3) Siobhan Lydon

{4) South Coast

Fef LUEB AN BOTS Fleansia Anpasl

The Inspector's Report notes that the Inspector undertook a visit to the site on Tuesday 24th October, 2017 but
did not say the time of day or whether any event was in progress at the Funeral Home or Church which was the
main focus of the Appellants.

On 27/10/2017, the Respondents made a response to An Bord Pleanala’s request for further information, relying
on the Aprit 2017 Traffic & Transport Assessment (TTA) Report from MHL & Associates, Consulting Engineers.
The Baseline was a single day, Thursday 2/3/2017, for a morning peak of 8:00 — 9:00 and an evening peak of
17:00 - 18:00. There was no reference in the TTA to Funeral or Church Event traffic which is a regular
oCTurrance.

The Appellants were not appraised of the Respondents response and were afforded no opportunity to further
commeni.

The Inspector’s Report made no comment or specific evajuation of Funeral and Ghurch traffic and access
issues saying:

In terms of general roads and traffic issues, and acknowiedging the third party submissions in this regard, |
am satisfied, based on the information submitted to date, the details of the reporis of the City Councils roads
engineers, the requirements of the Design Manual for Urban Roads and Streefs, the existing residential
developments in the area and the potential impact of the proposed development and the traffic generated by
Same on the local road network, that the proposed development would nof result in a significant traffic
hazard for existing residents in the area, would not confribute significantly to iraffic congestion within the
local road network and would not adversely affect the existing residential amenities of the wider Eagle

Valley area and the carrying capacity of either the Eagle Valley Road or Sarsfield Road by reason of the
additional fraffic resulting from the proposed development.

Z.4,3,

ey

In the 18/5/2018 Planning Application #185275, the Access & Traffic Impact section of the McCutcheon & Halley

2018 Plapning & Design Statement states that “Considering the reduchon-in proposed units-and follewing &
discussion with the Traffic & Transport Section of Cork County Council, it was agreed that revising the TTA
would be unnecessary.

PR e, | hira P'-_:;: Y SUDITUHSSIGNnS

Two Third Party Submissions were submitted by O'Connor Funeral Homes and Eagle Valley Association of
Residents and Home Owners, with specific concerns detailed on the Traffic and Parking Issues
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- The proposed development will have a negative future impact on the existing, established businesses in
the area

- Future residents are likely to complain or object to certain nonresidential activities in the long run and

this particular proposal immediately adjoins light industrial uses in the BPoughcloyne Industrial Estate,

- The proposed development will significantly increase the number of cars using the already very busy
existing junction at Sarsfield Rd particularly at peak times and especially when there are removals at the
adjacent Church,

In his 3/7/2018 Area Engineer's Report, Martin McCormack’s overall assessment was that further information on
aceess was required:

1.1 External access

Traffic modelling as submitted with the previous application has been undertaken which indicates that the
Eagle Valley/Sarsfield’s Road tunction will operate within capacity with the proposed development in place.
Since the last application was made, a number of concerns have been highlighted by the Residents of Eagle
Valley and local businesses in relation to traffic generated by the Funeral Home at Funeral times. This hlocks
access to and from the estate. it is considered that the proposed development may increase this problem.
Applicant shail review the site layout with a view to dealing with problems Jfrom Funeral Traffic. Applicants
could investigate providing an additional direct access onto the Sarsfield's Road or the provision of additional
set Down within the development. Also restrictions on parking near the entrance should be addressed.
Proposals shall include a Road Safety Audit.

Sightlines at the proposed access on to the Fagle Valley Road are adequate but could be impeded by funerai
traffic.

A 4m wide pedestrian and cycle path along the perimeter boundary with the public road was provided for in
the previous application.

It is proposed to provide pedestrian accesses onto Sarsfield's Road. Alf footpath accesses onto Sarsfield's road
should alfow for disabled access and have barriers to prevent children from running on to the public road.

In the 6/7/2018 Planners Report, Susan Hurley, Executive Planner, noted the LAP requirement for a Traffic
Impact Assessment and the need to address road and junctian improvements in the vicinity.

8. Palicy Context

The site is zoned SE-R-12 in the Buollincollig Carrigaline Municipal District Local Area Plan 2017, It has
the following objective:

“Medium A density residential development. Any proposals for this site will include a detailed traffic
impact assessment and will address the need for road and junction improvements in the vicinity, "

Other policy objectives of the Cork County Development Plan 2014 apply.

The 6/7/2018 Planners Report concluded to defer permission subject to further information being received on a
__number of issues, including the Area Engineers recommendations on the Funeral Traffic. A Eurther Information

Request to the Developers followed on 9/7/2018
Conclusion: Defer

1. (a) Review the site layout with a view to dealing with problems from Funeral Traffic and in this
regard you osked to investigate the possibility of providing an additional direct access onto the
Sarsfield’s Road or the provision of additional Set Down within the development. Also restrictions on
parking near the entrance should be addressed. Proposals shall include a Road Safety Audit,
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On 10/8/2018, MHL Consulting Engineers, for the Developers, made the following response to the Further
— . Information Reguest:

As requested by the Planning Authority, MHL Consulting Engineers reviewed the site layout and examined
the above proposals to deal with problems from funeral traffic generated by the nearby funeral home. MHL
concluded that it is not feasible to provide an additional direct access ento the Sarsfield's Road or an
additional set down within the proposed residential development for the following reasons:

1. Anadditional entrance/exit via Sarsfield Rd would create a rat run through the estate;

2. This would cause an unsafe level of traffic travelling through the estate, leading to road safety issues
for the residents;

3. The entrance would require an additional signalised junction on Sarsfield Road — o key public
transport link, teading to delays along this route;

4. Anadditional set-down would encourage excessive parking within the proposed development, which
would lead to a road safety issues as well as create conflicts with the residents;

5. In light of the foregoing a Road Safety Audit is deemed unnecessary as we are not proposing to provide
an additionaf entrance; and

6. The entrance to the site has been approved and addressed in the original application 17/4877 (ABP
Ref. PL.04.249194). In this context, we would like the Planning Authority to note the Inspectors
comments in relation to traffic, "the proposed development would not result in a significant traffic
hazard for existing residents in the area, would not contribute significantly to traffic congestion within
the local road network and would not adversely affect the existing residential amenities of the wider
Eagle Valley area and the carrying capacity of either the Eagle Valley Road or Sarsfield Road by reason
of the additional traffic resuliting from the proposed development "

SEOVE, FUfinay inrgnnmasion
D=L NS oMY L, ¥ Eav=b FodsdriFrige sl

In the Engineering Report, Further Information 29/8/2018, Martin McCorimick recommended refusal as
follows:

bl o o g
ROCaOs:

il

Applicants wers askad o address the difficulties with Funeral Traffic at the
access fram Eagie Valley, Applicants have not done anvthing to address this
issue which has become an increasing concern for residents of Eagle Valiay
wihe regularly get blocked trying to enter or leave the esiate.

Applicants have confirmed tha provision of a 4m wids pedestrian & oycle
path,

Safety barriers would be provided as requested,

raffic calming is proposed, should be agreed prior to commencement of
construction.,

Concluston:

Astwepritant oS oo onabiE to propese any remstiaTieEssyres 1o deal
with the issue of trafflc congestion at the entrance from Eagle Valley causad
by Funeral Traffic, i is felt that the additional traffic from the development
wolld increase the traffic hazard on the estate road,

Conclusion
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No. Reason

1 'l'hé'b:"’dijﬁséafdé\}eiopment would endanger public safety by reasan of trafic
hazard because of the pedestrian and vehicular confitct which it wouid generaie
on the adjoining road.

2 The oroposed develapment would endanger public safety by reason of traffic
hazard because it would generate traffic onto a roadway which is inadequate to
cater for the additionat traffic.

e, s Lo 2

Martin MeCormick

29/08/2018

£ S P A e POL o g St - . o
W PO S SF AUAG SRR sXefutive Flanners Bao Iy, Giel ssinpsan

On 5/9/2018, the Senior Executive Planners Report, Greg Simpson, aver ruled the Area Engineer's
recommendation to refuse permission on the basis of the An Bord Pleanala Inspector's opinion,

The major outstanding issue relates to the concerns highlighted by the Area Engineer in
relation to traffic issues and the recommendation that permission be Refused. | would
not agree with the recommendation of the Area Engineer. In reaching this conclusion |
note that the overall development (17/4877) was assessed by the Planning Authority
and resulted in a decision to grant permission. While this decision was not upheld by An
Bord Pleandla there is no evidence that concerns about traffic were a factar in the final
decision. Indeed the Inspector concluded that; “the proposed development would not
result in a significant traffic hazard for existing residents in the area, would not
contribute significantly to traffic congestion within the local road netwark and would
not adversely affect the existing residential amenities of the wider Eagle Valley area and
the carrying capacity of either the Eagle Valley Road or Sarsfield Road by reason of the
additional traffic resulting from the proposed development.” 1 have also discussed the
matter with the Senior Planner who agrees that the refusal recommendation is not
appropriate in this instance.
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Date 30/08/2002

Link

Description Whether the use of dwelling house for womens resettlement project supported by the probation
& welfare service is or is not exempt development.

Decision Is development and is not exempted development

Parties

PACE (Landowner)

The Hollybank Road Residants Against the PACE Development {Appellant)

Bate 25/09/2020
Link
Deseription Whether the changs of use of Westbrook House from a commercial guesthouse to a homeless

hostel run by an approved housing body at Westbrook House, Gort Road, Ennis, Co. Clare is or is not
development and is or is not exempted develepment

Degision s development and is not exempted development
arties

Aughanteeroe Residents' Association (3rd party Referrer)

Date: 04/02/2015
Link: https://archive.pleanala.iefen-ie/case/R1L3304

Description Whether the change of use of 19 residential units to use as a support housing scheme is or is
not development, or is or is not exempted development.

Decision s not development

Participanis

Housing Association for Integrated Living {Party)

Housing Association for Integrated Living (H.A.1.L) (Party)

Carmanor Management Limited (Referrer)

Bate 19/04/2021
Link

Description Whether the change of use from residential o hostel, is or is not development or is or is not exampted
developmeni.

Decision |s development and 1 not exempied developmant
Parties

Dublin City Council

Anthony Corbett (1st party Referrer)

Residents of Lower Drumcondra Road {1st party Referrer) {Active)
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Date 12/11/2018
 linkLip

Description Whether conversion of attic space and change of use from residential to use for residentia! care is or is not
development or is or is not exempied development

Decision s development and is exempted development
Parties

Cork County Council

Tony Galiagher and Thomas O'Flynn (1st party Referrer)

Fi

o MiYigrsiown, daas, Lo, Hiinare,

Bate 17/02/2021
iink

Description Whether a development comprising the change of use from a house fo use as residence by personswith.
an inteflectual or physical disability or mental illness at Mylerstown, Naas, Co. Kildare is or is not development and is or
is not exampted development.

Decision Is development and is exempted development
Partias
Kildare County Council

New Beginnings Childcare & Residential Services Ltd (1st party Referrer) (Active)

4.5.7 RLL7.3089647 Ledwidge Hall Green, Drogi
Date signed 15/10/2021
Link
Description

Whether the imminent use of development LB160659, LB180519 & LB190293 as exclusively Part 5, PDA,
housing is or is not development or is or is not exempted development

Decision Is not development
Parties
Mairead Phelan and Others (3rd party Referrer)

50 ANarniiments

Date SBigned: 23/03/2017
Link:

Description: Whether the use of permitted residential apartments as serviced apartments constitutes g
material change of use.

Decision: Is development and is not exempted development
Parties:

—Metro-Santry Hospitality Ltd (Owner/Oeeupiery — = =
Metro Santry Hospitality Ltd (Referrer)
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