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Planning Policy Context

National Planning Policy

Housing for All - A New Housing Plan for Ireland

The government guidance identifies 4 no. key
pathways for achieving housing for all:
= Supporting home ownership and increasing
affordability.
= Eradicating homelessness, increasing social
housing delivery and supporting social
inclusion.
= [ncreasing new housing supply and
= Addressing vacancy and efficient use of
existing stock.

The proposed development will contribute an
additional 95 no. social and affordable residential units
to the existing housing stock in Cork City.

The proposed development will positively contribute
to housing delivery targets set out in ‘Housing for All’
which seeks to provide a significant increase in the
output of all forms of housing, and particularly social
and affordable accommodation delivered by Local
Authorities.

Project Ireland 2040: National Planning Framework (NPF)

The proposed development is consistent with all
strategic aims and objectives contained in the NPF.
The development is in accordance with National
Policy Objectives 2a, 3b, 3¢ and 8 which aim to
increase Cork City and suburbs to a minimum
population of 314,000 by 2040 and which will
require a growth rate of 50-60%. The proposed
development will contribute to an attractive and




Table 4.1 Ireland 2040: Targeted Pattem of City Population Growth

diverse settlement as enshrined in NPO 4. The
proposed development represents the initial phase
of the delivery of the wider masterplan lands,
providing new housing in the northern city environs.

The subject site is located within walking distance
of an existing District Centre in Blackpool which
includes Blackpool Shopping Centre and retail
parks, employment and recreational opportunities.

The proposed development is consistent with NPO
11 by contributing to an increased local population
which will support existing local businesses and
provide opportunities for future businesses and
employment opportunities locally.

Objective 33 of the NPF emphasises the
importance of providing homes in locations that
can support sustainable development. The Key
Future Growth Enablers for Cork include the
sustainable development of appropriately located
greenfield sites for new housing, particularly on
public transport corridors. The subject lands are
situated within walking distance to bus stops on the
Old Mallow Road which the 215 Cloghroe to
Mahon Point, the 243 Parnell Place to Newmarket,
and the 248 Parnell Place to Glenville bus routes.
30 services operate during weekdays with a
frequency of circa 30 minutes.

The publication of the Cork Metropolitan Area
Transport Strategy (CMATS) and BusConnects
Cork indicates the area will benefit from further rail
and bus service improvements in the future. The
subject site is situated within walking distance of
Blackpool District Centre, where one of twelve New
Sustainable Transport Corridors (STCs) for Cork
have been identified through BusConnects (STC-C).
These STCs have been introduced with the aim of
making transport more efficient, which will likely
increase reliability and frequency of services
servicing the Blackpool/Kilbarry Area. A new
suburban rail station is also proposed within
walking distance of the site under CMATS, further
improving access to sustainable public transport in
the area.



The proposal will form a positive contribution to the
planned consolidation of the Blackpool/Kilbarry city
expansion area, creating new homes in a well-
connected, sustainable location. It will contribute
directly to the realisation of compact growth and
will provide a critical mass of population to
underpin the viability of the enhanced public
transport and promote sustainable mobility in the

area.

Section 28 Ministerial Guidelines & Urban Design Manual

Sustainable Residential Development and Compact Settlements Guidelines for Planning
Authorities 2024 (CSG's).

As detailed in the site layout plan prepared by Deady

Gahan Architects this initial phase of the Masterplan
represents a development of 35 units per hectare.
However as detailed in the wider site Masterplan
prepared by Deady Gahan Architects, this phase
represents only an initial phase of development at the
lands with higher density development to be provided
at future phases to the east, which are more proximate
to Blackpool District Centre than the proposed
development site. The creation of areas with varying
densities/house types within the wider masterplan will
contribute house to a greater variety of
accommodation within the development a more
diverse scheme generally.

The density and layout of the proposed development is
reflective and responsive to the existing and evolving
development contexts along the Old Mallow Road.




As detailed in the enclosed site and building plans,
and Housing Quality Assessment prepared by Deady
Gahan Architects, the proposed developmentis in
accordance with SPPR 1.




As detailed in the enclosed Housing Quality
Assessment prepared by Deady Gahan Architects the
proposed dwelling houses are designed in
accordance with SPPR 2.

The proposed development provides for 10% of usable
public open space within the developable site area.
This does not include the area of the site situated
within the ZO 17 ‘Landscape Preservation Zone'
zoning objective in the Cork City Development Plan
2022. As detailed in the site masterplan prepared by
Deady Gahan the masterplan provides for a public
open space strategy for the wider lands represents an
integrated and cohesive approach to the delivery of
public open spaces to serve future residents and the
protection of the landscape preservation areas to the
north of the lands.



As detailed in the enclosed site and Housing Quality
Assessment prepared by Deady Gahan Architects, the
proposed development is in accordance with SPPR 1.
No individual dwelling house will have in excess of 2
no. private car parking spaces. EV ducting will be
provided to ensure that future residents can charge E-
vehicles.

The proposed development provides for 28 no. bicycle
parking spaces across the entire scheme and is in
accordance with the Apartment Guidelines. Drawing
no.21051/P/010, prepared by Deady Gahan
Architects details the full breakdown of the bicycle
parking allocations across the site.




Sustainable Urban Housing Design Standards for New Apartments 2023

As confirmed in the enclosed Housing Quality Assessment prepared by Deady Gahan
Architects, all proposed apartment and duplex units are in accordance with the provisions in

the Apartment Guidelines.
Consistency of Scheme

The proposed development provides for 8
apartment/duplex units of which 4 no. (50%) are 1 bed
units in accordance with SPPR 1.

As confirmed in the accompanying Housing Quality
Assessment prepared by Deady Gahan Architects, the
majority of proposed apartment/duplex units exceed

minimum floor areas by more than 10%.




All apartments are in excess of the minimum required
floor areas. as outlined in the accompanying Housing
Quality Assessment and floor plan drawings prepared
by Deady Gahan Architects.

As outlined in the accompanying Housing Quality
Assessment, all apartment units enjoy at least dual
aspect.

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

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

The proposed development provides for 28 no. bicycle
parking spaces across the entire scheme and is in
accordance with the Apartment Guidelines. Drawing
no. 21051/P/010, prepared by Deady Gahan




Architects details the full breakdown of the bicycle
parking allocations across the site.

Private amenity space provision for each unit is
outlined in the accompanying Housing Quality
Assessment prepared by Deady Gahan Architects and
consistent with the Apartment Guidelines.

The Planning System and Flood Risk Management Guidelines 2009 (Flood Risk Guidelines)

Consistency of Scheme

The subject site is not situated within an area liable
or at risk from flooding. A Site-Specific Flood Risk
Assessment (SSFRA) in accordance with the 2009
Flood Risk Guidelines has been prepared by DOSA

Consulting Engineers and accompanies this
submission.




Regional Planning Policy

Southern Regional Assembly: Regional Spatial and Economic Strategy (RSES)

Policy Consistency of Scheme

The proposed development is in accordance with all
relevant core objectives of the RSES. The proposed
development will contribute to a more compact
urban settlement pattern by delivering residential
development on an infill/greenfield residential site in
the northern areas of the city. The proposed
development will contribute to the consolidation of
the northern ‘edge’ of Cork City, through the
creation of a new community in an appropriate
urban location.

The proposed development is consistent in the
overall context for population growth and
sustainable development in the Southern Region.
The ambitious population growth outlined in the
NPF and the RSES will be difficult to achieve without
residential schemes of scale at appropriate
locations close to existing urban centres and
services such as the proposed development at Old
Whitechurch Road.

The proposed development is located within an
evolving urban context and within walking or cycling
distance of a variety of local employment,
educational and recreational opportunities in the
area. The proposed development represents an
appropriate use of zoned residential land in a
sustainable urban location. development in the
wider context of the area with the proposed layout
has evolved having considered the environmental
constraints of the site.

The proposed development will provide for
increased population growth in an area that is well
served by existing and planned public transport
linkages and will promote non- car modes of
transport. The proposed development and strategy




represent the optimum approach in achieving the
timely delivery of residential development, justifying
the significant capital investment in servicing the
lands in recent years.

The proposed development incorporates
Sustainable Urban Drainage Systems (SUDS) and
green infrastructure as part of the wider surface
water drainage strategy for the lands.

The proposed development is consistent with RPO
10 by providing housing and within an area which is
contiguous to the existing footprint of Cork City and
the proposed development is within sustainable and
safe walking and cycling distance to neighbouring
employment, recreation and economic opportunities
namely Blackpool District Centre to the south.

A core principle of the proposed development has
been to design a scheme reflective of its setting in a
sustainable urban area and positively contribute to
the sites natural setting near the Bride River Valley,
realising Green Infrastructure Objectives. The
northern area of the site is identified as ZO17
Landscape Preservation Zone within the 2022 City
Development Plan and provides an opportunity to
deliver a section of useable and public green
infrastructure for future residents at the site.

A Drainage Impact Assessment and all SUDs details
proposed are detailed in the accompanying
submission prepared by DOSA Consulting
Engineers.

The proposed development satisfies all of the
criteria outlined in RPO 151. The majority of the site
is zoned ZO 02 New Residential Neighbourhoods
2022 City Development Plan.

The proposed development will be well positioned
to benefit from existing and future upgrades to the
public transport network as identified in CMATS and
BusConnects, in particular the planned new rail
station at Blackpool. The completion of the central



“spine” road, funded through LIHAF is a major asset
for the site.

The subject site is ideally located to capitalise on its
sustainable urban location within walking/cycling
distance of Blackpool District Centre to the south
where future residents will have access to local
retailing outlets, grocery stores (Dunnes Stores), a
pharmacy, gym and a number of restaurants and
other amenities. As detailed in the site masterplan
prepared by Deady Gahan Architects, a future
school is to be provided within the ZO 12 ‘Education’
zoned lands to the east of the landholding to serve
the wider area.

In accordance with RPO 200 and the objectives of
the City Development Plan, the proposed
development utilises one of the subject sites most
unique aspects, its setting adjacent to the Bride
River and valley /Landscape Preservation Zone as
core element of the site design and recreational
strategy. This results in a coordinated approach
between green infrastructure/ recreational features
and future residents’ enjoyment of these aspects.

A collaborative approach between the sites
engineering and landscaping strategies has been
adopted to incorporate SUDS and natural drainage
features. A Drainage Impact Assessment and all
SUDs details proposed are detailed in the
accompanying submission prepared by DOSA
Consulting Engineers.



The proposed development is fully consistent with
the guiding principles and core objectives for the
Cork MASP. The proposed development will assist
in delivering future housing growth and positively
contribute to northern city area role in the Cork
MASP as an area of population growth and
regeneration.

As referenced previously, the proposed
development represents an opportunity to provide
for the compact and sustainable expansion of the
area. The subject site will be poised to benefit from
future upgrades to the local public transport
network identified in CMATS/BusConnects
representing an integrated approach to the delivery
of sustainable new residential neighbourhoods with
public transport opportunities.

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



The proposed development is in accordance with
Cork MASP Objective 7. Future residential
development at the lands will be accessible via
walking, cycling and public transport to all major
employment centres in the northside of city as well
as access to the centre and other amenities in the
areas of Blackpool/Kilbarry.

The proposed development will be well positioned
to benefit from existing and future upgrades to the
public transport network as identified in CMATS and
BusConnects.

The proposed development will positively contribute
95 no. additional residential units to the
consolidation and regeneration of the ‘City
Suburban Area’ of Cork. This will also continue the
recent momentum of the expansion of this area of
the city with 2 no. other SHD's permitted in the area.

Cork Metropolitan Area Transport Strategy 2040 (CMATS)

Consistency of Scheme

The subject site is an area already served by existing

Policy

public transport opportunities and poised to benefit
from notable improved bus and rail services in the



"Route C - ‘Blackpool to Cork City

future, as identified in CMATS/BusConnects Cork
New Network.

At present the subject lands are located nearby bus
stops of the 215 Cloghroe to Mahon Point route,
located on the Old Mallow Road running circa 30 no.
services daily with a frequency of circa 30 minutes.
The 248 Parnell Place to Glenville is also served by
these bus stops, which operates three times daily.

The area is also set to benefit from future bus service
improvements with Blackpool identified as one of
twelve ‘New Sustainable Transport Corridors’ (STCs)
for Cork in BusConnects', with the Old Mallow Road to
the west of the site identified as an ‘Inter-Urban’
cycleway in the Cork Metropolitan Area Cycle Plan in
CMATS. The proposed layout has considered the
delivery of these infrastructural upgrades by providing
higher density residential development, in the
southern areas of the site, most accessible to these
future improvements.The proposal will provide a
critical mass of population to underpin the viability of
the enhanced public transport and promote
sustainable mobility in the area.

The proposed development is consistent with all land-
use priorities identified in CMATS. The development
site’s location, which is proximate to existing and
future public transport upgrades is consistent with
Public Orientated Transport Development (PTOD) as
promoted in CMATS. The site’s beneficial location
within waking/cycling distance of amenities in the
Blackpool/Kilbarry area will also promote increased
levels of walking and cycling in the area.

The proposed development has been designed with a
key focus on walkability and pedestrian connectivity.
The layout allows for optimum permeability through
the site from all locations. Pedestrian entrances have
been proposed to allow for efficient access to nearby
retail services and employment centres. This
pedestrian routes also provide for optimum access to
public transport services, thereby facilitating linked
trips.



Internal roads will consist of a series of shared surface
spaces, which will be clearly defined with a change in
surface finishes and reduced widths to encourage low
traffic speeds and a safer pedestrian friendly
environment.

Local Planning Policy

Cork City Development Plan 2022-2028 (CDP)

The proposed development is in accordance with the
sites ZO 02, and ZO 17 zoning objectives. A wooded
area towards the north of the site, zoned as a
landscape preservation zone, is being retained as a
space of high amenity value. The residential element
of the scheme sees higher density housing form a
spine through the site along the existing access road.

A school campus, creche and local shop will also be
delivered in future phases in eastern areas of the
landholding to serve future residents and the
surrounding area.




The subject site represents an infill urban site within
walking/cycling distance of various employment, retail,
educational, recreational and public transport
opportunities in the north-eastern city suburbs. The
proposed development will positively contribute to
achieving a 15-minute city of scale by delivering new
residential development at a location already served
by amenities and services promoted by SO’s 1 and 2.

The proposed development is in accordance with SO3
by positively contributing to the activation of
underutlised urban lands with existing and future
public transport services identified in CMATS.

The proposed development will create access to a
wooded area, located within a landscape preservation
zone. This is a significant opportunity to create and
provide public access to an invaluable green
infrastructure asset.

The provision of useable amenity paths/crossings
within this area will not only result in enhanced human
interactions with the natural environment but also
assist biodiversity and water management for the area.



The regeneration of underutilised sites in existing
neighbourhoods such as Blackpool/Kilbarry is
identified as a key objective for growth in the CDP. The
proposed layout and site location within the identified
City Expansion Area reflects the site’s suitability,
relative to its surrounding context and the emerging
pattern of development within the wider area.

The proposed development represents the realisation
of a long-term underutilised urban greenfield site.
Objective 2.24 confirms that the City Council will
encourage and facilitate the redevelopment of such
sites.

The provision of 95 no. residential units at the site will
contribute to achieving the target set out in Objective
2.31 seeking to deliver 65% of all new homes in Cork
City on lands within the existing built footprint of the
city.

The proposed development represents a Council led
Social and Affordable Housing Scheme reflecting a
significant positive step in delivering secure and high-
quality social/affordable housing stock during the
lifetime of plan.



As detailed in the enclosed HQA prepared by Deady
Gahan Architects, the proposed development provides
for broad range of house/apartment types which will
not only contribute to the addressing the current
housing shortage in the city, but also a diverse and
sustainable neighbourhood. The proposed
development is in accordance with the HNDA
prepared by Cork City Council.

As referenced above, the proposed development is in
accordance with the general and specific objectives
identified in CMATS; in particular, the proposed rail
station at Blackpool/Kilbarry which will be within




walking/cycling distance of the site. The proposed
development will also integrate positively with future
upgrades identified in BusConnects and the future
preferred route of Cork Northern Distributor Road.

The proposed development is in accordance with CDP
Objective 4.3 which aims to concentrate
strategic/large scale development in areas accessible
by existing and planned public transport upgrades.
The subject site is ideally placed to benefit from
existing and future public transport links while also
facilitating greater permeability in the area, improving
the publics access to these services.

The proposed development will positively contribute to
active recreation and human interaction with the
natural environment by facilitating public access to the
existing wooded area to the north of the site, in the
form of amenity walks and useable amenity space.

The landscaping measures proposed will contribute to
high quality public realm and provide new and
improved opportunities for biodiversity and wildlife.

The provision of a residential development which
maximises efficiencies is a core principle of the
advancing with this proposal. An Operational Waste
Management Plan, Construction & Waste
Management Plan and Climate Action & Energy
Statement, both prepared by DOSA Consulting
Engineers accompany this submission, which
describe in detail all building techniques/materials



and operational methods to maximise energy
efficiencies during both construction and operational
phases of the project.

The proposed development succeeds in integrating
the 15-minute concept through its pedestrian paths
and connectivity with the planned Blackpool/Kilbarry
Rail Station, as well as BusConnects Cork bus routes
which will provide accessible and high frequency
access with Cork City Centre.

As previously mentioned, the northern area of the site
is situated within an area identified as a Landscape
Preservation Zone within the CDP. Table 6.5 of the
CDP identifies key assets within this area. The
proposed layout responds to the areas of the site with
higher landscape sensitivity by not proposing any
residential works.



Assets Categol

Reference

Topography - ridges, escarpments, slopes

Water / River Corridors - rivers, estuary, harbour, The Lough, Atlantic Pond,
Docklands, Port of Cork

Tree Canopy - Areas with existing woodlands or significant tree groups,
or areas with potential for new woodlands.

Ecology - areas which provide a habitat for wild flora and fauna.

Visually Important Land (including Views and Prospects of Special Amenity Ve
Potential Vantage Points and Locally Important Views)

Landscape Landscape Site Specific Objectives
Preservation Zone Assets to be
(General Name) protected

* To re-establish the River as a key element of
the valley floor by providing a linear park with
publicly accessible riverside treed walk.

* To re-establish the River as a key element
of the valley floor by providing as linear park
with publicly accessible riverside treed walk.

 To re-establish the River as a key element of
the valley floor by providing a linear park with
publicly accessible riverside walk with new
tree coverage and linked spaces.




The proposed development seeks to prioritise as
much as possible, the implementation of SUDs within
the scheme design and minimise the use of
underground attenuation infrastructure. A Drainage
Impact Assessment and all SUDs details proposed are
detailed in the accompanying submission prepared by
DOSA Consulting Engineers.

A Confirmation of Feasibility from Irish Water/Uisce
Eireann is included in the accompanying
Infrastructure Report prepared by DOSA Consulting
Engineers.



The subject lands are located within the
Blackpool/Kilbarry City Regeneration and Expansion
Areas (BKUEA), one of seven such areas throughout
the city.

The delivery of large-scale residential development
within the seven strategic consolidation and
expansion areas is not only critical for the city to meet
its ambitious growth targets within the lifetime of the
CDP, but also to reach longer term targets for Cork set
out in the Regional Spatial & Economic Strategy
(RSES) for the Southern Region (RSES) and the
National Planning Framework 2040.

The BKUEA differs from the other identified city
regeneration and expansion areas, in that it's the only
one to benefit from its position adjacent to the existing
suburban and national rail network. The delivery of a
new train station at Blackpool/Kilbarry, is identified as
a key element in achieving the strategic objectives of
CMATS, with the subject lands at the Old Whitechurch
Road, specifically referenced in Section 10.304 as
being in a position to benefit from these infrastructure
upgrades.

’'10.304 - The Cork Metropolitan Area Transport
Strategy (CMATS) proposes a train station at
Blackpool/ Kilbarry with easy access to Blackpool
shopping centre. This will support the regeneration
of Blackpool and the proposed residential
development along Old Whitechurch Road and new
mixed-use development to the north of Kilbarry
Business Park.’

The proposed development is also in accordance with
placemaking, and development objectives identified in
the CDP. This first phase provides for development of



Studios / PBSA (at
LRT Stops / Urban
Centre / HEI
Campus Only)

1 Bedroom

2-3 storeys which is appropriate given the sites
existing surrounding context. As detailed in the Site
Masterplan prepared by Deady Gahan Architects
future phases to the east of the landholding (which are
more accessible to Blackpool District Centre) and
future rail station will provide for higher
density/apartment development more conducive with
an urban context. The proposed masterplan provides
for building heights, a density and mix of
accommodation is compatible with achieving higher
densities at such locations, while also appropriately
reflecting the existing pattern of residential
developmentin the area.

The proposed development provides for generous
public open space and amenity areas including the
landscape preservation zone to the north, linear park
to the south of the site and large open spaces located
throughout the layout.

The proposed development is consistent with all
principles identified in Objective 11.1 of the CDP. The
proposed development will facilitate enhanced
permeability in the area positively contributing to the
15-minute concept The proposed development will
not only contribute 95 no. social and affordable
residential units to the existing housing stock in Cork
City but improve provide social integration, biodiversity
and recreational/amenity opportunities for the wider
area.

The proposed development will contribute positively to
needs arising from local household composition and
respond directly to current housing market demands.
The proposed development and wider masterplan will
provides for broad range of house/apartment types
which will not only contribute to the addressing the
current housing shortage in the city, but also a diverse
and sustainable neighbourhood.. As sated previously,
future phases of the masterplan will provide more
opportunities for further diversification of
house/apartment types and particularly 1-2 bedroom
dwelling house/apartment units.

The design of units also complies with Technical
Guidelines Document M to cater for access and use
by people with disabilities, and the elderly.



250/0
-
4 Bedroom/Larger 5%

As confirmed in the accompanying site layout plan
prepared by Deady Gahan Architects, the proposed

development provides for 10% of usable public open
Public Open space within the developable site area.
Space Provision

Greenfield Sites/Areas for
which a local area plan is
appropriate

General Provision




