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Dear Sir f Madam
R Longview Estates - LRD 47-25

1.0 Cliant Response to Section 32 Opinien

Below is a response Lo the Section 32 Opinion. The response can be read in conjunction with all
Design Team Reports which also address issues raised in the Section 32 Opinion.

Mote in addressing the architectural issues / design opinions that were raised in the Section 32
Opinien a number of layout changes weare made which hava resulted in the overall nember of
naw homes proposed falling to 262; this is a minor change which primarity of occurs by the
omission of one Ground Floor Apt in Block Ain favour of a Bin Store area that can be accessed
from the Car Park Area. This allows for an area that is clearly detined for pedestrian mosamant
to the west of Block A. Also, in arder ta improve the visual relationship of the Creche to the
lecal gnvironmient the originally proposed elevation has been alterad which has allowed for a
small increase in the creche area.

item 1 Placemaking, Overall Design and Layout
Itam 1 {a) Visibility Edges and Landscape Struciure

Enhanced landscape details are provided of tha western boundary. Landscape boundary
treatment are enhanced as per the request of the Parks Department and local views of tha
proposal are also provided as per modela prepared by Wilson Architectune. Boundary
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treatments are intended and designed to be permeable while also seeking to be “stock proof”
(prevent trespassing horse movement). WA Dwgs are also provided that illustrate the western
elevation to the proposalin long format along with an additional montage (to accompany those
previousty submitted) to illustrate relationship to consented and TLi Yard).

Item 1({b) Block Layout within the scheme

Please see attached response document{s) by Wilson Architecture.

House types with relatively blank gables have been revised to include more windows to provide
more passive supervision. Each “block” of houses now has a uniton the corner which has
windows looking in two directions enhancing passive observation of spaces.

Item 1{c) Block A and Block B prominent exposed corners and balcony strategy

Block A and B's balconies have been revised. They now feature inset balconies onthe facades
onthe outside of the northern square. These changes have given the western fagade of block A,
a continuous building line which turns the corner both north and south. Block A also has a
sethack at its top level to further reduce the mass of this block when viewed from the approach
to the site along the distributor road. Block B has been given a similar treatment but does not
feature a sethack as itis deeper in the scheme and does not have the same prominence as
Block A.

Item 1 (d) Duplex blocks C&D, aspect, ground level and northern square

Blocks C & D have been revised to have living spaces which are orientated both north and
south, improving the residents access to natural light and alsc providing mere passive
supervision to the northern square and distributor road. The balconies have been moved to the
southern side to improve their aspect. The entrances to ground and first floor duplexes are both
now set at ground floor, this will require building up from the road level to negotiate the level
change, the resulting embankment will be softened with planting.

Stairs and service areas have been concentrated along the party wall of each duplex unit. This
has freed up the layout to allow for living spaces to take advantage of the southern aspect of
these blocks. The regularised entry level has allowed the facades to be rationalised with full
scale elavations along the northern edge of the square. The entrances to all duplexes will help
to activate this public space.

The northern squares layout has been revised to provide a better-quality green space at the
centre. This revised layout has broken up the parking spaces and has reduced the quantum of
road surface. Block A has also moved eastward closer to Block B which gives the square a
better sense of enclosure.

Item 1 {e) Block E and N.W. urban space

The parking to the south of block A has been removed. The pedestrian connection now runs
continuously from east to west allowing for a more defined streetedge.

Block E has undergone similar design changes to blocks C & D. lt now features living spaces
which span from the north to the south, stairs and service areas concentrated along the party
wall, more regular window openings and south facing balconies.



Itern 1 (f) Active Travel Spine and Southern Boulevard

The active travel spine (east west) has been moved northwards as suggested. SUDS / Swales
have been introduced where necessary so as to allow for effective application and effective
management of open spaces by either public or private entities {subject to taking in charge
options).

Item 1(g) Southeast green space over attenuation tank and street edge to Distributor
Rd

The space in question has been amended to enhance the sense of enclosure and the increase
the “frontage effect” as it presents to the Distributor Rd. The area must remain however as itis
part of the surface water drainage infrastructure of an operational housing area and is located
at a transition to undeveloped rural areas.

Item 1 (h}) Perimeter presence, materials and robustness

The house types have been revised to be better integrated with the apartments/ duplexes and
the adjacent scheme. All elements of this proposal now include buff brick to match the

proposal to the north and east.

Some units have been revised to have brick ground floor to better address the entrances to the
site and nodal peints with the adjacent development.

Item 1 (i) Connectivity

Connectivity exists between the scheme and the adjacent consent. Note, the adjacent consent
was permitted with the connectivity that exists (is under construction) so there is no deficiency
in connectivity for the existing. The current proposal introduces new/ additional connectivity

options, firstly for itself and secondly, once developed, they can be availed of by third parties /
other sites.

Item 1 (j) Phasing

Phasing has been revised to prioritise the eastern and northern boundaries of the site, Block E
and associated plaza is now within this phase.

Iterm 2 Transport and infrastructure
A TIA is now included that addressed the issued asked.
Active Travel Accessibility

The Taking in Charge areas have been amended to include all of the pedestrian/ shared surface
routes necessary to achieve linkage.

Additional information is provided on pedestrian crossings to the north and west of the site.
Please refer to Architectural and Engineering Drawings.

Shared surfaces in the scheme will be finished in atarmac finish.



The proposed linkage through the park lands will be finished as a Ballylusk {or similar)
compacted gravel finish with concrete steps Part M compliant steps where necessary.
Provision will be made for future public lighting once the parkland is transferred the City
Council.

Additional internal traffic calming in the site is provided for.
Vehicular Accessibility / Car Parking

Car Parking arrangements have been amended to ensure that there is a footpath between the
spaces and the public road.

It is noted that the preference is to remove the car parking spaces to the south of the scheme
adjacent to the sub station location. This cannot be done as it will remove the car parking
spaces for nearby houses that are accessed via a pedestrian route; i.e. remove the car parking
spaces and they, and guests, will have nowhere to park. The scheme is already below Council
targets and we respectfully suggest that omitting these spaces would either need an additional
access road (not desirable), or amend the architectural layout, While we understand that the
issue may not be seen as ideal, its is one of a number of compromises that are needed to
accommodate the range of competing design mandates.

Transportation Assessment

Please see TIA prepared by MHL.

Urban Roads and Street Design

Additional Traffic Calming Measures are provided in accordance with DMURS.

Additional Pedestrian Crossings / cycle crossings are provided. Tactile paving will be provided.
Itis noted that all spaces provided are either allocated to housing / duplexes or allocated to the
Creche.

it is noted that there was query as to the bus turning circle permitted and constructed as part of
the adjacent Distributor Rd. This was consented as measure to allow any bus that entered the
site to turn without entering the adjacent residential estates. Once the DistributorRd is
completed and extends to further lands this will no longer be needed. It currently serves an end

point where buses can turn,

itis expected that the Distributor Rd will service adjacent lands. At this point the feature will be
incorporated into the landscaped areas.

Drainage And Stormwater
Pease see attached DIA for engineering responses to issues raised.

Allissues have been responded to. Please see table helow.



Table1:

Storm Water

Ask / Quastion

Response

A clear drainage strategy for tha site
(Brainage Impact Assessment), detailed in
In accordance with the Cﬂ[kéll}r _______
Devalopment Plan 2022-2028, proposals
should integrate green and blue
infrastructure moedsures to ollset peak fNood
flowes. This includas the incorporation of
Subs, with a particular facus on Matune-
Based Solutions, 1o lmit run-off from existing
and new devalopment.

This iz provided in the DIA and Engineering
Report,

Graen Roofs are provided as par of the
proposal, Suds measures are also provided
for by way of Swales and Tree Pits.

The proposaed surfaca watar drainage
network is to be designed in accordance with
Sustainable Urban Dreinage Systems (SUDS)
principles. Surface water is & valuable
resource, and itis intended to incorporate
various nature-based SUDS systams n the
soheme, particulary within the various
amenity aregs. Appropriate nature-based
SUDS tools will be employed to enhance
biodiviersity, heauty, tranguillity and the
natural agsthatic of buildings, places and
landscapes and it can help make them more
resilient to the changing climmate.

A& full DA Assessment i provided as part of
the submizsion,

The: Applicant should also refer 1o the
following documents: Mature Based
Management of Urban Raimwatar and Urban
Surface Water Discharges -issued by the
Department of Houwsing, Local Gowernrméant
and Haritage. Implementation of Urban
Mature-Based Solutions Guidance Document
for Planners, Developers and Devaelopar
Agants issued by LAWPRO.

Green Roofs are provided in part of the
proposal. Suds maasuras are also provided
for by woy of Swales and Trea Pits,

Thie proposed surface water drainage
network is 1o be designed in accordance with
Sustainable Urban Drainage Systermns (SUDS)
principles, Surfaca water is @ valuable
resource, and it is intendad to incorporate
various nature-based S5LDS systems in tha
schemae, particularly within the various
amanity areas. Appropriate nature-based
SUDS tools will be employed to enhance
biodiversity, beauty, tranguillity and the
natural aesthetic of buildings, places and
landscapes and it can help make them more
resilient 1o the changing climate.

A full DA Assessmient is provided as part of
the submission,

Itis acknowledgad that this is the Latest
phase within a larger residential
development which included an overall
drainage design. This latest phase will not

This iz a stand alone scheme that connects
to the existing surface watar infrastructura
constructed (and operational) under the
adjacent permission. The site was originally




increase flow rates from the overall
development as downstream infrastructure
was designed with consideration to this
latest phase.

identified as a school site but that zoning was
changed for another school location outside
of the site in the 2022 City Development
Plan. This scheme will not increase flow
rates from the overall development as
downstream infrastructure was designed
with considerationto this latest phase.

Please refer to the attached drainage
requirements. In particular, please note that
the maximum permitted depth of manholes
is 5m. A number of the manholes shown on
the storm sewer long sections exceed a
depth of 5m. Any deviation from these
requirements shall be subject to the approval
of the Drainage Section.

A number of Manholes are overthe 5 m
depth. These have been addressed and this
issue corrected.

All sewers shall be laid with a minimum cover
of 1.2min roads and footpaths immediately
adjacent to roads and 0.9m in all other areas.

Thisis so.

Detail how surface water will be managed on
site for the 1%AEP (1-in-100-year) rainfall
event with 20% allowance for climate
change. This shall include drawings and
calculations.

In accordance with the granted permission
into whose infrastructure this scheme
discharges, the existing drainage network is
sized with flow rates less than QBar and
attenuation tanks designed for 100-year
storm events and 20% climate change.

The permitted discharge rate shall be limited
to the 1-in-1-year greenfield runoff rate for
the effective drained area within the site (i.e.
the developed area) and not the total site
area.

In accordance with the granted permission
into whose infrastructure this scheme
discharges, the existing drainage network is
sized with flow rates less than QBar and
attenuation tanks designed for 100-year
storm events and 20% climate change.

Adedicated storm water drainage drawing,
showing the complete drainage network
including all the contributing SUDS features
(green roofs, rainwater harvesting, swales,
tree pits etc.} and discharge location.

These are as described on submitted
Engineering Drawings and DIA Report / Suds
Statement,

Full designs and calculations for the drainage
network, including each of the SuDS
features, detailing their infiltration, storage or
attenuation contribution to limiting site run-
off

Please refer to attached / enclosed
Engineering Reports.

Justification and references for any
coefficients or infiltration rates used,
including G1/ Sl reports.

Sl documentation is included as part of the
submitted DIA Report / Suds Statement

Please refer to attached / enclosed
Engineering Reports.

Allowances for the reduction in effectiveness
of any SuDS / NBS features over time

Provided for.

Please refer to attached / enclosed
Engineering Reports.




All storm sewers shall be designed not to
surcharge when conveying all flows arising
within a return period of 5years. All storm
sewers shall be designed not to cause
flooding when conveying all flows arising
within a return period of 30 years

Agreed.

Please refer to attached / enclosed
Engineering Reports.

All pipes with a nominal diameter of 225mm
or greater shall have a minimum gradient of 1
in 200. Any gradients less than 1in 200 shall
be subject to the approval of the Drainage
Section. This approval will be based on
achieving a minimum velocity of 0.75m/s at
design flow,

Agreed.

Please refer to attached / enclosed
Engineering Reports.

in relation to attenuation tanks / cellular
storage tanks, it should be noted that within
the Strategic Flood Risk Assessment
included as an Appendix to the City
Development Plan, Section 3.5 deals with
Sustainable Drainage Systems. Section 3.5
outlines a hierarchy of SuDS features, and
states that Attenuation Tanks are only to be
used in exceptional cases, at the discretion
of the Council and willonly be considered as
alastresort.

No Cellular Attenuation Tanks are proposed
to be used. Fullrationale forthe drainage
solution proposed is offered in the submitted
DIA / Suds Statement.

Where the use of attenuation tanks is
justified and approved, the use of geo-
cellular attenuation tanks is not permitted in
developments to be taken in charge. Where a
development is to be taken in charge, all
attenuation tanks must be concrete tanks.

Concrete Tanks are to be used.

Access to attenuation tanks to be provided
on both the upstream and downstream sides
of the tank. Final access arrangements to be
agreed and approved by the Drainage
Section.

This is provided.

Attenuation / detention basins shall have a
maximum water depth of 1m, with side
slopes of 1:4, and a maximum length to width
ratio of 2:1. The slope towards the outlet
shall be 1:100.

Swales will not exceed the specified Limits.

All soakaways shall be designed in
accordance with BRE Digest 365 or similar as
approved by the Drainage Section of the
Planning Authority. Soakaways are to be
located a minimum of 5m away from
buildings and 3m from property boundaries

Noted. No Soakaways are proposed at this
point.

All spakaways shall be designed in
accordance with BRE Digest 365 or similar as
approved by the Drainage Section of the
Planning Authority. Soakaways are to he

Noted.




located a minimum of 5m away from
buildings and 3m from property boundaries.

Permeable paving is not permitted in public Noted. No permeable paving is proposed in
areas to be taken in charge. |t can be areas to be taken in charge.

included within private properties but its
contribution to reducing the storm water run-
off should not he considered.

The drainage strategy for the site must also Noted.
consider and outline how the drainage
network will be operated and maintained. In
particular, how SuDS features will be
accessed and maintained safely (i.e.
attenuation tanks).

Upon completion, the Applicant shall submit | Noted.
a SuDS Assessment Report based on the as-
constructed development. This report shall
include drainage layouts, drawings, details,
calculations and confirm the discharge rate
from the development

Placemaking, Accessibility, Connectivity & Permeability
Please see attached Architects Design Statement.
Details On Existing & Proposed Levels

Site plans and sections illustrate the manner in which the site will interact with adjacent areas
(housing and Park Lands). Site /land regrading will occur as part of the works so as to comply
with road gradients mandated by DMURS and Cork City Council. Allroad gradients internally
and other general spaces will comply with design gradients; including Part M access
requirements, UE and City Council drainage requirements, cover level and max manhole
chamber depths.

Schedule Of Accommodation
Please see attached from Wilson Architecture.

Density Rationale

Residential densities are set outin Table 11.2 of the Development Ptan, The proposed
development is located inthe Outer Suburbs area. Densities are expressed in terms of
minimums and maximums for the constituent areas of the city.

The development as proposed will provide an indicative net density of 42 dph which isin
compliance with the Development Plan. While this is on the lower end of the

target density for the area, we would highlight the need to balance other requirements on site,
including the provision of open space, as well as design considerations to ensure the most
efficient layout of the site.

The proposed density has also had regard to the Sustainable and Compact Settlements
Guidelines for Ptanning Authorities. There is a focus in the Guidelines on the regeneration and



consolidation of existing settlements and on the interaction between residential density,
housing standards and guality design and placemaking to support sustainable and compact
growth,

Chapter 3 ‘Settlemant, Place amd Dansily” sets out policy and guidance in relation to the key
growth priorities for settlements at each tier in the national settlement hiararchy and in relation
to residential dansity.

The subject lands can be described as a City - Suburban/Urban Extension which is described
ko

*Suburban afeas are the lower density car-orientated residential subirbs
canstructed at the edge of cities in the latter half of the 200h and early 2150 century,
while urban extension refers to the greenfleld lands at the edge of the existing built
up footprint that are zoned for residential or mived-use fincluding residaniial)
davelopment. It is a policy and objective of these Guidelines that

residential densitles in the range 40 dph to 80 dph (net) shall ganerally ba applied at
suhurban and urban extension locations in Dublin and Cork, and thal donsifies of uwp
to 150 dph fnet) shall be apen for consideration at “accessite” suburban S urban
extension locations. ™

[] o oL - e
~ Desaity L Heighis
fiA e L ] ool

Htights Sirntegy PO ot Peoty  Dpe sy Tee
Lpesr Wgpet  Lower Upped  Lower Lo
COEF- R I R R T

ORI R R A A

G:43 M WA | i 4 ]
b1 e WA 2 4 & o

et MW i L A r

Hed W e @ 4 & ?

wew W ow 2 & 4 &

aods e F § 4 [

weE oM om 2 4 E] ¥

Inadsr Ursan Subsrts w-eam @& e 2 1 1 E
L Tha L Rarly Wi 0 e 2 1 3 4
L Tl e 8 e 2 4 . 5'
1 Rabiniescls & Buchrpek WA ® W 2 4 ¥ E
L Dy N W e 2 a 3 4
U oot Lo ad e -0 W e @ a 3 *
L Bt Wil Corridor new ® e # a 3 4
L Erhmnl . wE B W i k3 2 &
L e ko . [ 10 - ST ] 3 4 3 i
1. Cpetral Dalinexdig BE M 2 1 3 L]
; Gl B @ [ ST A |
[ - T T 1 Bl IR ]

L-1
=2
&
B
-
Tt
b
i

Figure 1: Cork City Density and Building Height Standards.

Again, the proposal achieves the appropriate density for the site in ling with the
abovementioned objectives. Furthar ta this, Wilsan Architecture have prepared the enclosed



Urban Design Statement setting out compliance with the Design Checklist contained within the
Compact Settlement Guidelines.

With regards additional national guidance documents, we would refer to the enclosed
Statement of Consistency which sets out in detail compliance with all relevant guidance
documents, policies and objectives.

Traffic Calming Measures
Alterations have been introduced to address the concern re extended, straight road segments.
Pedestrian Crossing Points

Further details of pedestrian and cyclist crossing points have been introduced into the
application drawings.

Cycle facilities and Crossing Points on Main Distributor Rd

Further details of pedestrian and cyclist crossing points have been introduced into the
application drawings to allow for the proposal to connect to existing shared surface routes
constructed in the Longview scheme. Cyclists will have the opportunity to use the existing
cycle facilities or shared surface facilities developed on that site along with facilities that are
preposed on the scheme site itself. Shared Cycle and Pedestrian facilities are present on the
Distributor Rd by way of 3 m wide shared surface spaces.

Unallocated Parking Spaces
Unallocated car parking spaces have been removed.
Turning Circle

This is part of the adjacent Longview consent. It was permitted by Cork City Council and An
Bord Pleandla. We note that the City Council has now identified reservations with it. The intent
of the turning area was to allow an opportunity for busses to turn rather than do three point
turns into residential estates. The scheme is intended to support multi modaltransport so a
bus turning facilities are needed. In particular, they are needed in advance of the completion of
any Distributor Rd; right now it terminates at the adjacent neighbourhood currently under
construction.

We have autotracked a bus route through the adjacent neighbourhood thatis under
construction and the auto track works {with some compromises). However, we submit that it is
less than desirable to encourage a bus to enter into estates that are designed on the basis of
DMURS; where bus drivers may be less than aware of circulation routes.

10



Image 1: Autotrack though W5 - Ardan View

The stop as it stands is essentially 8 "dead end” and the traffic f conflict circumstance that the
Council has flagged will only occur whian the road has higher velumes when the Distributor Rd
axtands 1o the south to third party lands. In this raspect, the Council concam is
understandable but we submit it only occurs when future roads are eotended,

Whan the consent was issued the lands to the south ware zonad for development an expocied
to be deliverad by third parties. These lands were de = zoned in 2022 but maybe rezoned in
2026 under tha variation currently being prepared 10 address the Saction 28 Guidelinas NPF
Irmplementation: Housing Growth Requirements published on 25" luly 2025,

In this respect we submit that this area, which will be taken in charge, will be cmitted in the
future whien adjacent lands are developed that extend tha Distributor Road. Wa have provided
a drawing illustrating how this will occur.

1



Irmage 2: Turning Gircle Removal

i
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Parks and Recreation
The cycle route referred (o has been maoved further narth,

Post and Rail Timber fencing will be located to the western boundary to the park land area along
with nathve planting 50 as to secure it. This fencing is typically used in a number of locations in
thie City including, locally along the Ballyhooley Rd to secure the Pedestrian £ Gycle Ways and
also in the Marina, by Cork City Council, to secure the Maria Walk / River Lee boundary
interface: its use has been well established and acceptad and it is consistent with the rural
rature of the area and the use of renewable / low carbon materials whare possible,

NBS drainage solutiong are incorporated into the scheme and additional drawings showing
interfaces to the adjacent areas are included.

Naoise And Air Impact Assessment

Appendix C of the LRD Opinion asks for "Noise Management Details, primarily in relation ta the
construction phase in this nstance ",

We note that other LRD housing applications locally have not provided Noise Impact
Aszgsamenis, The scheme is not a noise generating development; itis a residential schama.

L



Emails were exchanged with Patrick Murphy (Environment CCC) regarding an item raised but
not recorded in the minute of the 215 October meeting. The matter related to pre construction
noise surveys. Pre Construction Noise Surveys were asked to be carried out. They will be
carried out and are referred to in the Draft CEMP. The Draft CEMP states that:

“A baseline noise monitoring program will be completed prior to construction works
commencing. Attended noise monitoring will be carried out at a number of locations
vet to be determined. Survey details, procedures and results of this aspect of the
baseline noise monitoring program will be in general in accordance with 1ISO 1996:
Part 2: 2007 2.”

The Contractor shall comply with the general recommendations set outin the Code of Practice
BS 5228: “Noise Control on Construction and Open Sites” together with the specific
requirements described below.

The Contractor shall employ the “best practicable means” to minimise noise and vibration from
the site and compound and shall pay particular attention to the selection of the most
appropriate available plant to ensure that neighbourhood noise (as definedin BS 5228 Part |,
Section 3) is kept to a minimum.

All vehicles and mechanical ptant used for the purpose of the Works shall be fitted with
effective exhaust silencers and shall be maintained in good and efficient working order. In
addition, all diesel engine powered plant shall be fitted with effective airintake silences.
The noise level limits within the Site shall be as per Table 2 following.

All compressors shall be “sound reduced” models fitted with properly lined and sealed
acoustic overs which shall be kept closed whenever the machines are in use. All ancillary
pheumatic percussive tools shall be fitted with mufflers or silencers of the type recommended
by the manufacturers, and where commercially available, dampened tools and accessories
shall be used.

Machines in intermittent use shall be shut down in the intervening periods between work.

All ancillary plant, such as generators and pumps, shall be positioned so as to cause minimum
noise disturbance. If operating outside the normal working week, acoustic enclosures shall be
provided.



Table 2: Construction Noise Management

Night-Time
{23:00 to 07:0Chrs) 45 50 55
Evenings & Weekends ° _ 55 &0 65
Daylime (07.00 - 19.00) & Saturdays

(0700 - 13:00) 65 70 75

A)  Category A Whreshold values to use when ambient noise levels (when rounded to the
nearest 5dB) are less than these values.

B) Category B: threshold values to use when ambient noise lavels (when rounded to the
nearest 5d8) are the same as category A values.

C) Category C: threshold values to use when ambient noise levels (when rounded to the
nearest 5dB) are higher than category B values.

D)  19.00 - 23:00 weekdays, 13:00 - 23:00 Saturdays and 07:00 - 23:00 Sundays.

As outlined in the preliminary site investigation report rock encountered on-site is ‘rip-able’.
This will ensure that rock breaking will be kept to a minimal. Blasting of rock is not anticipated.
Times and noise levels at noise sensitive areas resulting from any operation by the Contractor
or any Sub-Contractor, on or off the site and concerned in any with the Contractor, shallnot
exceed those listed in the Table above.

A Construction Noise Management Plan will be put in place for the construction process, a
third-party consultant will be engaged to prepare this report and monitor activity and noise
levels generated. The Noise Management Plan will address the foltowing areas;

+ Abaseline noise monitoring program will be completed prior to construction works
commencing.

+ Attended noise monitoring will be carried out at a number of locations yet to be
determined. Survey details, procedures and results of this aspect of the baseline noise
monitoring program will be in general in accordance with ISO 1996: Part 2: 2007 2,

+ Consideration will also be given to advise in relation to establishing significant
construction neise effects as set outin BS5228. During the construction phase, the
development shall comply with British Standard 5228 ‘Noise Control on Construction
and open sites Part 1. Code of practice for basic information and procedures for noise
control.

B5 5228 include guidance on the various aspects of construction site noise mitigation,
including, but not limited to:

s Liaison with neighbours
+» Noise monitoring

e Hours of works

¢ Selection of quiet plant



» Control of noise sources and screening

Noise control audits will be conducted at regular intervals through the construction phase of
the development. In the first instance it is envisaged that such audits will take place monthly.
This is subject to review and the frequency of audits may be increased if deemed necessary.
The purpose of the audits will be to ensure that all appropriate steps are being taken to control
construction noise emissions. Ta this end, consideration will be given to issues such as the
following:

» Hours of operation being correctly observed

s Opportunities for noise control ‘at source’

s Optimum siting of plant items

s Plantitems being left to run unnecessarily

e Correctuse of proprietary noise control measures

e Materials handling

e Poormaintenance

e Correct use of screening provided and opportunities for provision of additionat
screening

Construction Plan

Draft Plan submitted. This will be updated to account for any design changes / planning
conditions & submitted for compliance.

Operational Waste Management Plan

Draft Plan submitted. This will be updated to account for any design changes / planning
conditions & submitted for compliance.

Energy Usage Proposals

Climate Resilience Report & Scheme Sustainability Statement Submitted and Climate Energy
Action Statement submitted.

Irish Water Information

The overall site has been developed and delivered in part due to a partnership with Uisce
Eireann on wider scale infrastructure delivery. The applicant will continue liaise and deliver
Irish Water requests on site with respect to compliance with their design standards and
requirements for connections.

The initial COF and SoDA has / will be altered by the Section 247 and Section 32 responses {i.e.
the change in units numbers to reflect additional design asks for more units/ higher densities).
A revised COF is attached along with Confirmation from UE the alterations are acceptable.

The site is a greenfield site which is subject to a live connection agreement with Irish Water and
a SoDA for the current proposal. The applicant / design team are very aware of UE requirements
having worked closely with them over the least few years. The UE team have been very
important in successfully delivering infrastructure in the area either by way of direct works or
supervising Self Lay works.

15



In total, thare have bean a PWSA and six Connections Agreamant with LE, the PWSA 5
complete and the first Connection offer has reached a Cert of Conformance / Ceart of
Completion (snagging sign off stage) leading to release of suraty.

All parties, the applicant, Dasign Team and Sanior Dasign Enginear - Enginearing Sanices -
Ceonnections and Developer Services, CDS Legal and Develop Services are aware of tha works
in place and in progress on asite; UE have an active prasance on site and in the area due 1o the
warks underway. Notwithstanding the above, we will respond tothe items ralsed.

Ask f Question

Response

There shall be no build ever of public
infrastructura from these proposals,
Separation distances as per Ulsce Eireann's
Standards Codes & Practices shall ba
achieved whore public infrastructure is in
situ within andéor adjacent to site
boundaries

This is provided for.

L e —

drinking water sources and/or abstraction
poeintis) andfor abstraction infrastructura.
Protection of drinking wated source(s) frem
potentially adverse impacts is a priority for
Uisce Eireann. It is Uisce Eireann's current
policy to maintain safe and secure drinking
water supplies and ensure that
development will not gne rise to any
detanicration inwater quality. Developmant
proposals shall not impact public drinking
water sources andior abstraction point(s).
Itis also a requirement of the Water
Framawork Directive that waters usad for
tha

abstraction of drinking water are protected
to avoid detericration in quality. Where a
development proposal has the potential o
impact an Uisce Eireann Drinking Water
Source(s), the applicant shall provida
details of measures 1o be token 10 ensune
that

thare will be no negative impact to Uisce
Eireann’s Drinking Water Source(s) during
the construction, operational and
daecommissioning phases of the
development,

It won't. The scheme is served off the
weabermain provided as part of the existing
schame which is at Cert of Completion /
Snagging Stage,

Hydrological ! hydrogeological pathways
between the applicant’s site and receiving
waters should be identified as part of an
EIAR andfor the planning application.

Surface water is capturad by way a drainagsa
gystam thal seas connection:s to existing
drainage networks that witimately discharge to
a local watercoursa on Ballyhooley Rd.

Where the development proposes the
backfilling of materials, the applicant is

Mo backfilling is proposad.
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requested to include breakdown of the
chemical components of the materials
Proposed.

Where the development proposes the
backfilling of materials, the applicant is
requested to include details of best
practice monitoring regime(s) to inform
protection of ground waters, aquifers and
drinking water source abstractions

All material will meet UE Spec as per
requirements of the Field Engineer —
Connections & Developer Services and as per

Link to Irish Water Technical Guidance
Documents:

hitps://www.water.ie/connections/developer-

Link to Irish Water Tool-box talks:

https://www.water.ie/connections/developer-
services/on-site-guidance/

View guide to Irish Water site QA process:

https://www.youtube.com/watch?v=d8jxsfl7¢
t=

Potential impacts of the development on
the capacity of water services (i.e. do
existing water services have the capacity to
cater for the new development) - If your
proposals require a connection(s) to either
a public water supply or sewage

collection system, you are advised to
submit a Pre-Connection Enquiry (PCE)
enguiry

to Uisce Eireann to determine the feasibility
of connection to the Uisce Eireann

network ahead of lodging your planning
application. The PCE should be submitted
to

Uisce Eireann well in advance of lodging
your planning application. Lodging a COF
with your planning application helps avoids
delays in the consenting process.

A SODA and PCE have issued.

The PCE Issued inJune 2025. On foot of
receipt of the PCE and following a response to
the design queries of the Council a Statement
of Design Acceptance was submitted to UE for
the layout / quantum now sought. This SODA
was also issued.

Arevision to the COF was requested and is
now included (May 2026) as part of this
response so as to reflect an increase in unit
numbers brought about by design alterations.

In retation to a devetopment that would
discharge trade effluent, any upstream
treatment or attenuation of discharges
required prior to discharging to an Uisce
Eireann collection network.

Noted.

In relation to the management of surface
water; the potential impact of surface water
discharges to combined sewer networks
and potential measures to stop surface
waters from combined sewers. Uisce
Eireann does not permit surface waters into
our sewer network.

The “Longview area” discharges foul effluent
to the Pumping Station consented under ABP-
306325-20. There isno dischargetoa
combined sewer.

The applicant is required to consider, and
mitigate, any physical impact(s) on Uisce
Eireann assets — reservoir, drinking water
source, treatment works, pipes, pumping

The scheme is subject to an approved SODA
that has been issued following review by a
Design Engineer- UE Customer Operations
Design Enginesr - Customer Operations and
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stations, discharges outfalls etc. including
any relocation of assets

the Senior Design Engineer - UE Engineering
Services - Connections and Developer
Services.

When considering a development proposal,
the applicant is advised to determine the
location of public water services assets,
possible connection points from the
applicant’s site / lands to the public
network and any drinking water abstraction
catchments to ensure these are included
and fully assessed in any pre-planning
proposals. Details, where known, can be
obtained by emailing an Ordnance Survey
map identifying the proposed location of
the applicant’s intended development to
datarequests@water.ie

The scheme is subject to an approved SODA
that has been issued following review by a
Design Engineer - UE Customer Operations
Design Engineer - Customer Operations and
the Senior Design Engineer - UE Engineering
Services — Connections and Developer
Services.

Other indicators or methodologies for
identifying infrastructure located within the
applicant’s lands are the presence of
registered wayleave agreements, visible
manholes, vent stacks, valve chambers,
marker posts etc. within the proposed site

The Applicant engages regularly with CDS
Legat on Wayleaves,

The scheme is subject to anapproved SODA
that has been issued following review by a
Design Engineer - UE Customer Operations
Design Engineer - Customer Operations and
the Senior Design Engineer - UE Engineering
Services — Connections and Developer
Services.

Any potential impacts on the assimilative
capacity of receiving waters in relation to
Uisce Eireann discharge outfalls including
changes in dispersion/ circulation
characterises. Hydrological /
hydrogeological pathways between the
applicant’s site

and receiving waters should be identified
within the report.

Not applicable. The scheme dischargesto a
Foul Brainage Network,

Any potential impact on the contributing
catchment of water sources either in terms
of water abstraction for the development
{and resultant potential impact on the
capacity of the source) or the potential of
the developmentto influence / present a
risk to the quality of the water abstracted by
Uisce Eireann for public supply should

be identified within the report.

Not applicable. There is no local UE
Abstraction.

Where a development proposes to connect
to an Uisce Eireann network and that
network either abstracts water from or
discharges wastewater to a “protected”/
sensitive area, consideration as to whether
the integrity of the site / conservation

There is no impact. This has been assessed by

a AA and EIA Screening.




objectives of the site would be
compromised should be identified within
the report.

Uisce Eireann does not permit build over of
its assets. Separation distances from
public infrastructure, as per Uisce Eireann’s
Standards, Codes and Practices must

be achieved and clearly demonstrated
within the plans & particulars. It is the
applicant’s responsibility to submit a
diversion enquiry to Uisce Eireann
Diversions

Section (diversions@water.ie) priorto
todging a planning application where a
potential build over of public assetsisin
question and/or where the applicants
proposals cannot demonstrate separation
distances from public infrastructure as

per UE Standards & Codes of Practice

The scheme is subject to an approved SODA
that has been issued following review by a
Design Engineer - UE Customer Operations
Design Engineer - Customer Operations and
the Senior Design Engineer- UE Engineering
Services — Connections and Developer
Services.

Where an existing connection is in place
and/or an intensification of an existing
connectionis proposed, the applicant may
be required to enter intc a new and/or
revised water/wastewater connection
agreement(s) with Uisce Eireann prior to the
commencement of this development. The
applicant is advised to engage with Uisce
Eireann’s PCE process in this regard.

The scheme is subject to an approved SODA
that has been issued following review by a
Design Engineer - UE Customer Operations
Design Engineer - Customer Operations and
the Senior Design Engineer - UE Engineering
Services - Connections and Developer
Services.

A Connection will offer and will be paid on foot
of an approved design; i.e. if there are changes
as a result of planning a revised SODA will
have to issue by way of a Connection
Application being made.

The applicant is happy to make a Connection
Application

Any person discharging trade effluent**to a
sewer, must have a Trade Effluent

License issued pursuant to section 16 of
the Local Government (Water Pollution)
Act,

1977 (as amended). More information and
an application form for a Trade Effluent
License can be found at the following link:
https://www.water.ie/business/tradeefflue
nt/about/ . Trade effluentis defined in the
Local Government (Water Pollution)

Act, 1977 (as amended}.

N/A. Notrade Effluent.

Subject to the appropriate consent being in
place, where an applicant seeks a
connection to the public network, the
applicant shall enter into a connection

Noted.

19



agreement with Uisce Eireann prior to the
commencement of the development and
adhere to the standards and conditions set
out in that agreement.

The design and construction of the water & | This has been done.
wastewater pipes and related

infrastructure to be installed in a A revision to the COF was requested and is
development site shall comply with the now included (May 2028) as part of this
Uisce Eireann Connections and Developer response so as to reflect anincrease in unit
Services Standard Details and Codes of numbers brought about by design alterations

Practice. Uisce Eireann recommends the
applicant(s) request a Statement of Design
Acceptance

Hedges

The hedgerow assessment identifies that approximately 175 metres of existing hedgerow will be
removed to facilitate the proposed development, with 127 metres retained in situ.

To mitigate this loss, approximately 245 metres of new hedgerow planting is proposed. This
represents a net increase of approximately 70 metres in hedgerow length compared to that

removed. As such, the total extent of hedgerow on the site following completion of the
development will exceed the existing baseline.

The proposed mitigation planting will comprise native species, selected to reflect the local
landscape character, enhance biodiversity value, and ensure sase of long-term maintenance.

Accordingly, the development will deliver an overall improvement in guantity of hedgerows
across the site.

Climate Resilience

Climate Resilience Report & Scheme Sustainability Statement Submitted and Climate Energy
Action Statement submitted.

Culverting / Bridging / IFl Guidance
There is no culverting / bridging proposed of any adjacent river or watarcourse.
Climate Resilience / Scheme Sustainability Statement

Climate Resilience Report & Scheme Sustainability Statement Submitted and Climate Energy
Action Statement submitted.

Invasive Species Plan
Submitted as part of the planning pack.
Wayleave identification

Identified. Note, further wayleaves will be registered in favour of both the ESB and UE subject to
planning approval. Wayleaves will follow UE and ESB network routes.



Quality Housing For Sustainable Communities Guidance
Please see attached Architects Statement.

EiA Screening

Please see attached Screening Report.

AA Screening

Please see attached Screening Report.

1.1 Wider Zoning & Context

The site is adjacent to an under construction SHD Consent for 753 Homes and associated uses.
The site connects to the infrastructure delivered by that consent, the services for which are now
under control of Irish Water. The connectivity works on Ballyhooley Rd are completed and the
Taking In Charge / Snagging Reviews for vesting of the works in Cork City Council’s remit has
commenced. Access roads and services are bonded with Bonds held, by the City Council, in
their favour.

The overall layout of the landholding was dictated by the SHD consent. This sought the delivery
of a “Spine Road (a Distributor Rd)” to serve the area; this will be complete, butnot “in charge”
attime of any decision on this proposal.

This road, services and all associated infrastructure works were delivered by HISCo under a
Development Agreement with Longview Estates Ltd; HISCo is the Cork County Council / ISIF
fund for infrastructure delivery. This is a package designed to service lands in advance of
housing following on so as to attow large land banks to be delivered by Private (and State)
Developers. In this instance, HISCo supported the initial groundworks/ earthworks and
excavation, infrastructure and road delivery programme with works carried out by Sorenson
Civil Engineering Contractors.

Other enabling works for the development have been carried out, including works to the
Ballyhooly Road and other foul services and watermain extensions being developed by Irish
Water under the Capital Investment Plan and a Private Works Service Agreement (PWS3A)
between Longview Estates and Irish Water.

These works, carried out by Screnson Civil Engineering for Longview Estates (and funded by the
Housing Infrastructure Services Company (HISCo), a Cork County Council company) and GEDA
(on behalf of Irish Water), include the construction of the Sub Regional Pumping Station as
consented under the LRD permission. This Pumping Station also provided for load diversion far
existing Council areas whereby older foul and surface networks were diverted to this new
network and away from discharges in the Glen / Blackpool networks.
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Image 3: Official Sod Turing of HISCo supported project attended by AnTanaiste, Michaal Martin
T and Minster for Financea, Mr Michaal MeGrath TD, Asst Chief Exec, Hr Brian Geaney
and City and County Council Representatives
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Other works by the City Council are awaited including enhancaments under tha Ballyvolane
Strategic Transport Corridor Scheme-Morth Ring Road to Mervue; currently undar construction,
The lands that are now the subject of a planning application were, prior o 2022, 2oned as a
potential school area, The zoning was changed in 2022 to residantizl as part of a "swop” that
saw the school zone moved southwards to a location that provided amone centeal Location o]

a  The Residential Lands to the south,
o The Cork Multh Modal Distribution Corridor,

The site is and always was, a stand alone block of land in the area,

To the immediate wast is a site baing davaloped by the City Council under & Part 8 procedurs
for 170 residantial units, with @ further site to the north linked to this development also being
progressed for housing.

To the south of the site, O'Flynn Construction is developing 275 houses and associated usas,
Longview is allowing the Council Part 8 to connect to padestrian routes in the Longview Schamea
to aid connactivity far the Cowncil site.

A Primary Care Centra is also parmitted to the west of the Baltyhooley Rd; generally opposite
the junction of the new distributor read and the Ballyhooley Rd.

This is an area in transition, with several schemes recently permitted and under construction on
githar side of the Ballyhooly Road. Additionally, Cork City Council is progressing the Baltyvolane
Strategic Transport Corridor Scheme-Morth Ring Road to Mervue {Bord Pleandla Case
Raefarence: CH28.314306).

Significant Lands on either side of the Ballyhooly Road, including the Longwview Estates Lid
landholding, are identified in the Cork City Development Plan as a Strategic City Consolidation
and Expansion Area for future growth, incorporating residential, employment, local senvices,
and open space, Ballywolane District Cantra, located Turther south on the Ballyhooly Road



within walking distance, includes Ballyvolane Shopping Centre with a Dunnes Stores, butchers,
pharmacy, and a Lidl,

The proposed scheme connects to this established infrastructure of roads, paths and services
providing for pedestrians, cyclists and foul and surface water services.

The established consent also allows for park tands and other open spaces to be delivered and
retained for use by the Council (when needed / required / acquired) so that a wider regional park
ohjective can be fulfilled by the Council.

This consent seeks to “complete” the planning of a block of land that is bounded on the east by
the Distributor Rd and the west by the future park land boundary as set by the established SHD
Consent.

1.2 Delivery and Adjoining Lands

The site is a stand alone site to the adjoining consent which is under construction SHD Consent
for 753 Homes and associated uses.

Figure 1 following gives a general description of progress to date on the adjoining lands.
To the south west of “park” zoned lands are “Industry” and “School” zoned lands.

There has been extensive communication and correspondence with the Department of
Education to seek their engagement on school’s provision in this area (see Appendix A). The
school lands ultimate form (vertical and horizontal alignment & cut / works areas) will depend
on the exact alignment of the Cork Northern Multi Modal Corridor which is currently progressing
through consultation phases.

In addition to setting out the school land areas, the detailed design of the southern area of park
lands by the Council is most likely deliverable once the detailed design of the Cork Northern
Multi Modal Corridor is released.

1.3 Linkages

This proposal seeks to work with existing permissions to foster and delivery a network of good
connectivity hetween neighbouring properties and the wider infrastructure under delivery. In
the wider context, the following should he noted.

Cork City Council are in the process of delivering transport corridor improvements from the
North Ring Road to the point at which the “Longview Scheme” has already delivered shared
cycle and pedestrian corridors adjacent to the Ballyhooley Rd. This, is essentially from the Irish
Water Pumping Station north into the site while also allowing for linkage to the adjacent TLi Yard
{at Section 247 / Sec 32) stage for 100+ Apts; the Coppinger’s Fields sites.
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This scheme seeks to address the adjacent Longvew development. The connections to and
from the site are designed to knit into the paths and routeways within the adjacent developrmant
to the north and east of the site. Provision has also been made for potential future access
points along the wastarn and southem boundaries (o connect to the future park or a fulure
development to the south,

Strong linkages exist and are possible through the existing under construction Longview
Scheme and permissions and applications. The adjacent connections diagram demonstrates
strong connectivity to adjacent araas.

The park area will ultimately be deliverad by Cork City Council onca lands are acquired by tha
City Hall; part of the park to the west is to ba delivered as part of the Lomgview scheme and the
residual Park Lands are retained as available to the City Council for their use. In this manner
the area will contribute to the long term range of amenity resources in the North East Ward.,



Figurae 2: General Inter Site Connactivity
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1.4 Servicos

Senvicas works were delivered by Longview Estates and HISCO (the [SIF, Cork County Council
finance company) and also by UE; under a PWSA with UE and then as part of an Assat Delivery
programme by UE. This package of infrastructure has to date delivered approx. 2.2 km of
pedastrian and cyclist connectivity routes and 1.2 km of distributor road in addition to similar
lengths of Irish Water Foul and Water Mains works under an agreement with lrish Water and a
Sub Regional Pumping Station that diverts existing loading from Council areas and senies
3000+ new homes in the local and wider araa.

1.5 Transport

The anticipated BusConnacts upgrades will significantly improve sendce reliability, frequency,
and journay times for local residents. The design of the site ensuras that future connectivity
improvements can be absorbad with minimal disruption, The Bus Connects Proposal now
shows a Bus Route No. 39 servicing the Longview site,



Figure 3; Bus Connects
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1.5.1 Active Travel Measuras

Shared cycle ways have been extended to encircle the entire proposal and to integrates with the
permitted Distributor Rd and connections to adjacent housing areas under construction,
Conmectivity 1o the areas south of Block A # Block B across the “public open space’ zonad lands
{tothe west) o connect the proposed development with the planned public open space
included as part of the granted Strategic Housing Developmeant under construction is allowed
for via at grade links. Immediate connectivity s allowed far to the distributor road which create
a link to the northem junction of the park land with the Distributor Bd. The ultimate connectivity
through the Park will be at the design discretion of the Council once the lands are acquired by
the Council under existing agreemeants.

Connectivity to the areas south of Block A # Block B across to the lands to the weast is also
provided Tor by way of raised crossings.

The activa travel connaction travelling to the South of Block A + Block B has also been created
to provide dedicated access acroas the parmitted Langveee Distributor Road.,

1.6 Ecology

Greenleaf Ecology have completed an Appropriate Assessment Screening Raport! Appropriate
Assessmont [AA) and Ecological Impact Assessmant (ECIA) for the proposed Large-scale
Residential Development at Ballywolana.

These are attached,



1.7 Design and Design Approach

The design approach of the proposed development has been informed by the need to create
and a high quality, well designed neighbourhoods which are informed by the outcome of
preliminary studies (ecological, movement, nature based solutions etc) is required.

The overall architectural design is addressed the Architects Design Statement. The previous
section addressing ecology indicates that the overall site is not of significant ecological
importance.

The proposed Green Blue Infrastructure and Bio — Diversity solutions proposed, are an
enhancement on the commercial agricultural use that has dominated this area for a long period
of time.

Having regard to the need to respect and balance each series of objectives the layout has been
developed to:

¢ Deliver homes and the density proposed / recommended.

e Maximise the use of lands that form services corridors, i.e. wayleaves, ESB lines,
existing ditch lines (by using them not simply for their zoned use - residential) but by
integrating them with positive uses such as landscaping, drainage swales, setvices
provision. This also involves working with the topography to use that to function best
with services (i.e. gravity drainage).

e Workwith boundary constraints; i.e. parkland to the west and distributor road to the
east, and delivery boundary detailing and design that functionally addressed Council
operational need; i.e. well defined boundary treatments.

1.8 PartV

Documents are submitted now in relation to Part V compliance that allows for either 10% or
20% compliance depending on when a decision issues.

Inline with Part V of the Planning and Development Act 2000, as amended, the provision of
social housing is under consideration and will be discussed and agreed upon with the Housing
Department in Cork City Council in advance of lodgement of the planning application.

The Housing Department (Kieran O’Keeffe) has advised that their preference is for 1-2 Bed
Homes in this area.

The proposal will allow for 10% Part V housing as the lands were purchased between 1*
September 2015 and 31 July 2021. Should consentissue after 31 July 2026 the proposal will
have to provide for 20% Part V.

The submitted Part V calculations provide for an updated house type calculations for properties
proposed to satisfy 10 and 20% needs. The original 10% submission house types have been
updated with area and name changes to the duplex units proposed.

27



Figura 4: Part V Guidanca
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Appendix A - Dept of Education Correspondence
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John Crean

Frome Hanly, Murty < Murly_Hanly@educationgovie>

Sent 15 August 2024 1555

Ta: Joha Cramn

G Joha Craas; Handan, Aling Mahad, Deirdee; Brivenan, Lommhng
Subject: Fe: Ballyvolane, Cork City

B Vigilan: This emadl originated from owside your arganisation, think twice befane you alick on
ary binks or files attached,

Thandk you, bohn.

Pledse pass on tha detnils ond wo willl rirdaw,

Rliegards,
g el
Moy Harly

by Princip al Ddfcer
Forsard Planang £ Sne Aguasms

=

#n Rainn Qideas hak
Dapanimasl of Edutaton

Bathar Phoi Laotss, An Telach Mhésr, Co. Uik Fhall, R3S ¥aRE,
Pormisoas Aosd, Telsmons, Go Oftaly, B38 YIRS
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Froma bohn Crean <lobn Crean tempa e

Sentr 15 August D034 1:39 PM

Toe Hanhy, Murty <hturty_Hanly@ education pov. e
Cicr jaben Crean <hoban.Crean@lonpd e le>
Subject: &E: Ralhywolane, Cork Ciry

(o don't odten get email froen john.crean @emporis o, Learn why Whis is imeoriant

Hopo oll's vwoll.

W'l by submilting @ plansing application sharly toaliow for Bn Sct0ss 10dd 10 Sendil The Benbd School
Lands thal wo hove en site, This w4l bo tocated ta the west of the ast of the school lends.



U baravard sami 1o you whisn s dvallablbe ard B you want Lo discuss maro 81 Lhal st v ore hopgy o
o gD,

Jahn Craan
Hesd ol Peaniag
Farnpiin Fioparisen, Ursd T8 Pancoas Witael, Faronoes Quay, Cork, 133 HFLN

Mok +J51 B0 BT2IEM | Tel =252 T BT7EN
ek ESTTEEe 0E g5 IR e

TEMPORIS

Fram; leha Crean

Sawt: Fridey, Fabeuary 16, 3024 2:03 P

Tt Handy, Mty <Murly_Hanby education gov e
€2 pohn Creas <bohn. Crean@ionpedew >
Subjeck: Ballyvoline, Cork Clky

Murty
Hope all B vwell
Yoo may recall Uhat e spoke Auguad List yeir bs felelien i Ballyvaline [n Cork.

Buit ko let you bnow the City Council is thortly 10 go to a Ko Statutery Consultation on the kocatlon of the Infer

Madthern Dittribuler R, My underslanding is that thay ane to renama il something along the lines af the lener
Nesthern hull Modal Transpon Corridor oo such like biat proba bly won'e o public until afes ihe Lecal Elections,

Eithiy weay, ke alignenent will pass though the land bank that we have I Baltyvolase and will most lkely define
where gducalion roned boondary's extend to.

We hawe also had distussions with the E38 on foot of communication frgen ibam, Thay have sdvised that ibey e
to uprate the 110k lines i the area. Irondcally, this means that the corfidars thad (ke D58 wasted pel smallse Uhan

what wa kad orl girally provided for; it appedrs that 23 m olf the cenbne line wid 800 Wings snd now thasy enly want
15mi of Lhe “outside Ane®™.

Our Diutributor Bd in wte will B near comgfation in Bay 7024 and w are progrissing 1o have Phade 1 and I
commance [appro. 230 houke combined) whibe othier mearby schamas [apgrox. 400 + units) between Cork City
Councl, Vells Homes and O'Flynn Contruction, are slio undare wiy,

John Crean
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Appendix B  Response/Submission ltems

1.

A Section 247 Pre-Planning Meeting was held between the Project Team and Cork City
Council representatives in relation to the proposed development on 27" May 2025 via
Microsoft Teams (Ref. LRD47-25).

An additional meeting took place on 17" June 2025 attended the Client and Cork City
Council staff (Gillian O’Sullian / Tony Lynch and john Staplston)where transportation
tinkages and links to the Cork Inner Northern Distributor Rd were discussed.

Afurther update planning meeting took place on 19™ June 2025 attended the Client and
Cork City Council staff where responses to Council views presented at the Section 247
were responded to by the client.

A further meeting took place (on site) between the Client and the City Council Architect
and members of the Forward Planning Team on 3" July 2025 to discuss design, layout
and interaction.

Other correspondence has been exchanged providing for correspondence with the
Parks Dept on boundary details and information on programmes and delivery of the
adjacent Longview SHD scheme and further discussions with City Council Drainage
section has also occurred to details drainage solutions.

Section 32 Notice of Opinion Issued 18™ Feb 2026.
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AL ARR SRR

Notice of Large-Scale Residential Development {LRD) Opinion
Planning and Development Act 2000 {as amended)
Planning and Development Regulations 2001 {as amended)
Planning And Development (Large-Scale Residential Development) Regulations 2021

Reference Number: LRD25-15

Proposed Development: The development will provide for the construction of 263 no residential
units (total GFA c. 22,860.5 sqm), comprising:

i-2 no. 4 storey apartment buildings {Blocks A & B} comprising 55 no. apariments (34 no. 1 bedroom
& 21 no. 2 bedroom);

ii.3 no. 2-storey apartment buildings {Blocks C, D & E) comprising 14 no. 2-bedroom duplex
apartments;

ii.194 no. houses in a mixture of 2-storey terraced, semi-detached and mews end of terrace units
{34 no. 4-bedroom, 138 no. 3-bedroom, 22 no. Z2-bedroom); and

iv. A proposed creche (c. 412.6m?)

The development will also include: vehicular access points to the east and north of the proposed site
connecting to the constructed distributor road to the adjoining Longview Estates (permitted under
ABP-306325-20 as amended by CCC Reg Ref 23/42409 / ABP-318904-24 and CCC Reg Ref 25/43863);

{ all associated car parking, EV charging points, cycle parking and bin storage facilities; associated
internal roads, pedestrian and cycle paths; public lighting; public open space (c. 12,637 sqm);
communal amenity space; landscaping and boundary treatments; connection to public utilities;
drainage and surface water management works including attenuation and swales; all ancillary site
infrastructure; ESB sub stations and site development and excavation works above and below
ground. The proposed development will be constructed in one phase or a series of phases in
accordance with construction management pians.

| Location: Laherdane, Ballyhooley Road.

The Planning Authority refers to your request pursuant to section 32B of the Planning and
Development Act 2000 (as amended). Section 32D of the Planning and Development Act (as
amended) provides that the Planning Authority shall provide an opinion as to whether or not the
documents submitted for the purposes of the meeting constitute a reasonable basis on which to
make an application for permission for the proposed LRD.
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Following consideration of the issues raised during the consultation process the Planning
Authority is of the opinionthat the documentation submitted requires further consideration and
amendment to constitute a reasonable basis on which to make an application for
permission for the proposed LRD.

In the event that the applicant proceeds to submit a planning application, it is advised that the
LRD application should be accompanied in the first instance by:
- Astatement of response to the issues set out in the LRD opinion;
- A statement that in the applicants opinion the proposal is consistent with the relevant
objectives of the City Development Plan for the area.

Furthermore, pursuant to Article 16A(7) of the Planning and Development Regulations 2001 (as
amended), the prospective applicant is hereby notified that, in addition to the requirements as
specified in Articles 204, 22, and 23, the following specific information should be submitted with
any application for permissicn. These are in addition to the information submitted at Opinion
stage which should be updated accordingly having regard to any ¢hanges which are proposed,
as a result of the below.

1. Placemaking, Overall Design and Layout: The applicant is requested to provide further
consideration of, and possible amendment to, the documents and/or design proposals
in respect of the proposed site layout and of the placemaking/open spaces of the
development, with particular focus on the following:

a) Visibility, Edges & Landscape Structure

* The site is elevated and exposed, visible from the Glen (to the southwest) and Mayfield
(to the southeast) as well as from west and northwest approaches. Defining the western
boundary with planting to embankments, for example native hedgerow and intermittent
trees, is encouraged as it will provide long-term visual screening and shelter from
prevailing winds, while contributing to biodiversity, in line with CCDP GBI/ ocbjectives and
DMQH emphasis on high quality, designed {andscape to create a sense of place,
Contextual elevations and verified views of western and northwestern aspects will be
required, to illustrate the proposed scheme against the wider skyline.

* Softening of the proposed fencing along the west boundary and active travel route with
a planted enclosure (native hedge with trees, for example) is recommended, with
provision for temporary protection during establishment. This would enhance place
legibility along both sides of this boundary, in line with place-making principles, while still
providing a sense of security for residents. This boundary screen should remain
permeable {(without lockable gates) where gaps are required for active travel through-
routes, raintenance access, etc.

b) Block Layout within the Scheme

The block layout Is regular, and orthogonal as far as site constraints permit. This provides
a legible structure and a sense of enclosure and place within the development, in line with
DMURS and DMQH, and is supported. There is active frontage onto the majority of open
space perimeters. Where continuous active frontage is not provided, for example gable
ends fronting onto public realm, windows should be positioned to provide passive
supervision. * We would recommend enhancing the proposed Green-blue infrastructure
by introducing NbS, for example trees, swales, and linear raingardens, along north-south
roads between blocks to the south of the Central Square.
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¢) Block A and Block B - Prominent, Exposed Corners & Balcony Strategy

Given the elevated siting, Block A presents a prominent and exposed north and west
frontage. We strongly recommend revising the balcony approach from stacked projecting
type to recessed to reduce wind exposure, enhance privacy, and create more usable
private open space. Establishing a continuous masonry skin at the corners of these
prominent blocks would reinforce enclosure and strest edge, which would be consistent
with DMURS principles of positive building lines and enclosure. Block B would benefit
equally from this approach.

o) Duplex Blocks C & D - Aspect, Ground Level & Northern Square
* Current layouts have mainly north-facing living spaces. Raising the entrance floor level
to provide level access entrance to the ground floor from the south, with introduction of a
retaining embankment to the north, would provide a two-storey facade onto the North
Square, and create truly dual-aspect units, improving sunlight access in line with DMQH
guidance on dwelling quality and aspect/daylight. The resulting retaining embankment to
the north could be planted with native species.

* The blocks would benefit from reorganisation of interior layouts: stairs and service
spaces currently occupy much of the south elevation, while living spaces would get more
benefit from the southerly aspect. Window composition facing south onto the North
Square could be reorganised accordingly, generating a more ordered elevation and better
activation of the courtyard elevation/passive surveillance.

» North Square public realm - redistribution of some parking and introduction of NbS to
deliver a greener, more multifunctional space comparable in quality to the Central Square
would be strongly recommended, with better integration of parking within a
pedestrian/landscape-priority space, in line with the drainage policy on SuDS/NbS
integration.

* The removal of the part of the existing hedgerow and replacement with NbBS (linear green
verge with street trees) is supported, providing justification for the decision is provided
and relevant parties are satisfied that this is the appropriate course of action from a
biodiversity and landscape conservation.

e) Block E& NW Urban Space
¢ The revised Block E duplex terrace design is welcomed: it now reads more coherently as
a public space and establishes a consistent, legible streetscape at the bus stop. On the
south side of Block E, continuation of the street tree rhythm westward, with reworking of
the on-street parking south of Block A, would emphasise continuity of the pedestrian
approach and would therefore be encouraged,

* Block E Duplexes, like Block C and D, would benefit from reorganisation of interior
layouts. Stairs and service spaces currently occupy much of the south elevation, white
living spaces would get more benefit from the southerly aspect. Window composition
facing south could be reorganised accordingly, generating a more ordered elevation.

f) Active Travel Spine & Southern Green Boulevard
* Given the local low line around existing hedgerows, consider moving the active travel
route to higher ground slightly north and running NbS (swales/raingardens) along the
depression, addressing surface water run-off whilstimproving amenity.
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* The southern green space should read as a more formal, tree-lined boulevard rather
than a residual space. To this end, we would strongly recommend lining up the three
blocks on the south of the open space as it would strengthen spatial definition. Paths
crossing this green should be aligned to desire lines.

g) Southeast Green Space over Attenuation Tank and Street Edge to Distributor
Road

The current SE play space is exposed along the strest edge, creating a wide opening in the
street edge which does not have a balancing element on the west side of the distributor
road. Shifting the attenuation location west and swapping the location of the SE urban
block with the play area/green space to present a strong, consistent street edge to the
distributor road would be encouraged, with conseguent separation of the play area/green
space from traffic. There would be a duat benefit of stronger enclosure and security to the
play area, and continuity of street edge.

fh) Perimeter Presence, Materials & Robustness
» Utilise a consistent material palette across houses, duplexes and apartments blocks.
Balance brick and render to create lively street elevations and robust corners, eg.
introduce brick features and plinths to rendered house elevations brick plinths and
accents to rendered elevations, using same brick as apartment & duplex blocks.
*» lllustrate elevations/materiality of adjacent schemes particularly at main nodes to
ensure coherent architectural expression across schemes.
» ldentify palette of materials to be used in the Public Realrn, particularly pavements,
shared surfaces, active travel routes and amenity spaces.

i} Connectivity
+ A clear, comprehensible layout of the landscape amenity area to the west, including
active travel connections to/from the proposed development, is required, to illustrate how
the two areas relate to each other/interact. Include detail on active travel junctions and
indicate anticipated pedestrian desire lines, etc.
* Detail on active travel crossings into the development from the sast side of the
distributor road is also required.

j) Phasing
Phasing should establish a perimeter presence (street trees, boundary hedges, first
frontages) supporting place identity from the outset, consistent with DMQH place-making
priorities. We strongly advise that initial phasing incorporates block E duplexes and the
associated plaza at the NE corner. Provide a clear phasing plan to demonstrate the
proposed approach.

{Please note the contents of the City Architects Report in this regard, see Appendix C).

2.

Transport and Infrastructure: The applicant is requested to provide further
consideration of, and possible amendment to, the documents and/or design proposals
in respect of the proposed site access, transport and infrastructural layout, with
particular focus on the following:

Active Travel Accessibility

The proposed development has included for good quality pedestrian connectivity particularly
the direct pedestrian connection to the west of the proposed development through the
existing zoned public open space. Te further enhance pedestrian connectivity to and within
the proposed development the following measures are recommended:
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a)

b)

The extension of the western active travel facility to the west of Block A and its inclusion
within the lands to be ‘taken in charge’ is recommend Retain the northern most
pedestrian crossing

The provision of a pedestrian crossing on the internal roadway to the northeast of Block
E

The provision of a pedestrian crossing opposite the east-west active travel route located
within the central green area

Additional detail associated with the western pedestrian connection are required (i.e.
width, public lighting, boundary details, etc...

Additional detail associated with the proposed shared surfaces are required in terms of
materials and neighbouring landscaping.

Vehicular Accessibility
Access Junctions

a} The number and type of access points proposed along the main internal roadway is
supported.

b) Additionaltraffic calmingin the form of raised access junctions should be provided along
the length of the main internal roadway as the current alignment may encourage higher
vehicutar speeds.

Car Parking

a) All parking spaces positioned between a street/ road and a footpath will need to be taken
in charge (i.e. in front of Block B, north of 2-066, south of 2-061, south of the creche) and
cannot be assigned to individual properties;

b) Al parking in the ‘taking in charge’ areas is not to be assigned/ ailocated to a specific
individual and/or an individual property

¢} The preference is to remove the 4 parking spaces next to the ESB station on the southern
most access point to the proposed development;

d) Generally, the proposed quantum of parking proposed as part of the overall development

is in line with the parking standards as presented in the Cork City Council Development
Plan 2022-2028.

Transportation Assessment
The submitted documentation included a scoping report with respect to the preparation of a
Transportation Assessment. | have the following comments on the submitted documentation

a)
b)

c)

The extent of junctions to be assessed should include the upgraded Fox & Hounds
junction and all neighbouring junctions likely to experience a 5% increase in traffic flow;

The projected trip generation during both the AM peak and PM peak needs to be revisited
and compared against that presented as part of the original development;

The distribution profile needs to be revisited with greater flows assigned to Ballyhooly
Road (South) particularly during the PM peak period. In addition, the distribution of traffic
at Junction 4 should reflect the higher traffic flows likely to be generated south towards
Blackpool;

The additional traffic generation associated with the permitted scheme shall be included
In the assessment of junctions as part of the Transportation Assessment.

(Please note the contents of the Senior Executive Transport Officer Report as well as the
Infrastructure Reportin this regard, see Appendix C).

Urban Roads and Street Design: The applicant is requested to provide further
consideration of, and possible amendment to, the documents and/or design proposals
in respect of the proposed site layout and of the placemaking/open spaces of the
development, with particular focus on the following
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¢ Incorporate traffic-calming features consistent with DMURS.

s Provide dropped kerbs and tactile paving at all pedestrian crossing points.

¢ Submit detailed cycle and pedestrian crossing proposals along the distributor
road.

e Remove all unallocated parking spaces, particularly near the development
entrance.

¢ Omitthe turning circle on the distributor road and integrate a safe créche drop-off
zone within the site.

(Please note the contents of the Urban Roads and Street Design Report in this regard, see
Appendix C).

Drainage and Storm Water: The applicant is requested to provide further consideration
of, and possible amendment to, the documents and/or design proposals with specific
consideration given to the following:

Storm Water

In accordance with the Cork City Development Plan 2022-2028, proposals should
integrate green and blue infrastructure measures to offset peak flood flows. This includes
the incorporation of SuDS, with a particular focus on Nature-Based Solutions, to limit
run-off from existing and new development.

The Applicant should also refer to the fellowing documents:
Nature Based Management of Urban Rainwater and Urban Surface Water Discharges -
issued by the Department of Housing, Local Government and Heritage.

implementation of Urban Nature-Based Solutions Guidance Document for Planners,
Developers and Developer Agents —issued by LAWPRO.

e It is acknowledged that this is the latest phase within a larger residential
developmentwhich included an overall drainage design. This latest phase will not
increase flow rates from the overall development as downstream infrastructure
was designed with consideration 1o this latest phase.

¢ Please refer to the attached drainage requirements. In particular, please note
thatthe maximum permitted depth of manholesis 5m. Anumber of the manholes
shown on the storm sewer long sections exceed a depth of 5m. All sewers shall
be laid with a minimum cover of 1.2m in roads and footpaths immediately
adjacent to roads and 0.9m in all other areas.

(Please note the contents of the Drainage Report in this regard, see Appendix C).

The further consideration of the issues set out above may require amendment to the
documents and/or design proposals submitted at application stage.

Furthermore, pursuant to article 16A(7) of the Planning and Development Regulations 2001
(as amended), the prospective applicant is hereby notified that, in addition to the
requirements as specified in articles 20A, 22 and 23 the following specific information
should be submitted with any application for permission:

A statement on how the development has considered and incorporated placemaking and
how the proposal would respect, reflect or contribute to the character and vibrancy of the
area and how the development would deliver or contribute towards a guality, sustainable
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residential environment and public realm areas with a focus on accessibility,
connectivity and permeability.

The application drawings should provide further detail with regard 1o existing and
proposed levels across the entire development site. The treatment of level differences
withinthe proposed development and the relationship of the development with adjoining
lands and public rcads should be described in detail, in plan and in section drawings,
including all public open space areas. Particular consideration should be given to the
interface with the adjacent residential development sites to the north and to the east.

A detailed schedule of accommodation demonstrating compliance with the relevant
residential/housing standards.

Detail of areas intended to be taken in charge by the local authority, including any surface
water management features ((SUDS) within such areas.

The application should include a detailed rationale for the proposed residential density
and housing mix having regard to the provisions of the City Development Plan and
relevant national and regional planning policy including the ‘Sustainable and Compact
Seftiements Guidelines for Planning Authorities, 2024°, ‘Urban Design Manual’, The
‘Design Standards for New Apartments — Guidelines for Planning Authorities’ (2025) and
the ‘Urban Development and Building Heights — Guidelines for Planning Authorities’
(2018).

Consideration of the proposals to address the following Drainage related requirements
{as set out in the Drainage Report attached in Appendix C):

Drainage Section — Specific Requirements
As part of the application the following will be required:

s Aclear drainage strategy for the site (Drainage Impact Assessment}, detailed in an
engineering or infrastructure report.

¢ Detail how surface water will be managed on site for the 1%AEP (1-in-100-year)
rainfall event with 20% allowance for climate change. This shall include drawings
and calculations.

¢ The permitted discharge rate shall be limited to the 1-in-1-year greenfield runoff
rate for the effective drained area within the site (i.e. the developed area) and not
the total site area.

e A dedicated storm water drainage drawing, showing the complete drainage
network including all the contributing SuDS features (green roofs, rainwater
harvesting, swales, tree pits etc.) and discharge location.

¢ Full designs and calculations for the drainage network, including each of the SubDS
features, detailing their infiltration, storage or attenuation contribution to limiting
site run-off.

o Justification and references for any coefficients or infiltration rates used, including
Gl / Slreports.

¢ Allowances forthe reduction in effectiveness of any SuDS / NBS features over time.

* All storm sewers shall be designed not to surcharge when conveying all flows
arising within a return period of 5 years. All storm sewers shall be designed not to
cause flooding when conveying all flows arising within a return period of 30 years.

s All sewers shall be laid with a minimum cover of 1.2m in roads and footpaths
immediately adjacent to roads and 0.9m in all other areas. The maximum permitted
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7. Consi
relate

depth of manholes is 5m. Any deviation from these requirements shall be subject
to the approval of the Drainage Section.

All pipes with a nominal diameter of 225mm or greater shall have a minimum
gradient of 1in 200. Any gradients less than 1 in 200 shall be subject to the approval
of the Drainage Section. This approval will be based on achieving a minimum
velocity of 0.75m/s at design flow.

In relation to attenuation tanks / cellular storage tanks, it should be noted that
within the Strategic Flood Risk Assessment included as an Appendix to the City
Development Plan, Section 3.5 deals with Sustainable Drainage Systems. Section
3.5 outlines a hierarchy of SuDS features, and states that Attenuation Tanks are
only to be used in exceptional cases, at the discretion of the Council and will only
be considered as a last resort.

Where the use of attenuation tanks is justified and approved, the use of geo-cellular
attenuation tanks is not permitted in developments to be taken in charge. Where a
development is to be taken in charge, all attenuation tanks must be concrete tanks.
Access to attenuation tanks to be provided on both the upstream and downstream
sides of the tank. Final access arrangements to be agreed and approved by the
Drainage Section.

Attenuation / detention basins shall have a maximum water depth of 1m, with side
slopes of 1:4, and a maximum length to width ratio of 2:1. The slope towards the
outlet shall be 1:100.

All soakaways shall be designed in accordance with BRE Digest 365 or similar as
approved by the Drainage Section of the Planning Authority. Soakaways are to be
located a minimum of 5m away from buildings and 3m from property houndaries.
Permeable paving is not permitted in public areas to be taken in charge. it can be
included within private properties but its contribution to reducing the storm water
run-off should not be considered.

The drainage strategy for the site must also consider and outline how the drainage
network will be operated and maintained. in particular, how SuDS features will be
accessed and maintained safely (i.e. attenuation tanks).

Upon completion, the Applicant shall submit a SuDS Assessment Report based on
the as-constructed development. This report shall include drainage layouts,
drawings, details, calculations and confirm the discharge rate from the
development.

deration of the proposals to address the following urban roads and street design
d requirements (as set out in the Urban Roads and Street Design Report attached in

Appendix C):

a) Traffic Calming Measures

The proposed internalroad layout includes several extended, straight road segments.

In

lo

accordance with the Design Manual for Urban Roads and Streets (DMURS, 2018),

ng straight carriageway sections can encourage higher vehicle speeds and reduce

driver attentiveness. To ensure compliance with DMURS Section 4.4 (Street Design),

appropriate traffic-calming measures shall be incorporated, including but not limited

to:
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s Changes in surfacing materials or textures
e Localised narrowing

¢ Horizontal deflections

e Raised tables where appropriate

These measures should be designed to promote lower vehicular speeds and enhance
safety for all street users.

b) Pedestrian Crossing Points

c)

In accordance with DMURS and universal accessibility principles, dropped kerbs and

tactile paving shall be provided at all key pedestrian crossing desire lines, including

junction corners and mid-block crossing points where relevant.

* Designs should comply with Tll Publication DN-GEO-03031 {(Geometric Design of
lunctions} and Building for Everyone — Section 1.3 (Accessibility).

+ Tactile paving should be installed in accordance with Guidance on the Use of
Tactile Paving Surfaces (UK DfT), which is recognised in Irish practice.

Cycle Facilities and Crossing Points on the Main Distributor Road

The applicant is requested to provide detailed drawings showing:

» The location, design, and type of all pedestrian and cyclist crossing points on the
main distributor road;

« Integration of cycle facilities with the overall movement framework as set out in
DMURS Section 3.4 (Cycling);

« Compliance with Til Publication DN-GEQ-03047 (Crossing Facilities for
Vulnerable Road Users).

Crossings must ensure safe, legible, and convenient movement for all users, with

appropriate visibility, setback, and priority arrangements clearly demonstrated.

Unallocated Parking Spaces

Allunallocated parking spaces—particularly those located near the primary entrance

of the development—shall be removed.

e Such parking presents a hazard due to unsafe egress movements into
approaching traffic.

» These locations also encourage informal or abandoned vehicle parking, which
conflicts with DMURS principles relating to place function and movement
efficiency.

Parking should be rationalised and located in accordance with DMURS

recommendations for safe, overlooked, and appropriately designed parking layouts.

Turning Circle Adjacent to the Crache

The proposed turning circle on a bend of a principal distributor road is considered

unsafe and is therefore not acceptable.

* Distributor routes are intended to prioritise movement and should not include
manoceuvring spaces that conflict with through traffic (DMURS Section 3.3 - Street
Functions).

« Such an arrangement introduces collision risks and disrupts traffic flow.As an
alternative, itis recommended that a designated créche drop-off area be provided
within the site boundary, directly in front of the créche building.

« This approach aligns with TIl and DMURS safety principles by reducing
interactions between vuinerable users and higher-volume traffic.

+ [t ensures a safe, controlled environment for parents and children during peak
drop-off and collection periods.
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8. Consideration of the proposals to address the following Parks and Recreation related
requirements (as set out in the Parks and Recreation Report attached in Appendix C):

- The cycle route through the main green space should be pushed to the North to
give a more unified & usable open space

- The propose fencing along the western boundary should be replaced with a
robust native hedge reinforced with a suitable mesh or timber railing to increase
biodiversity provision.

- Nature Based Solutions details to be submitted — Green Roofs, Swales etc
including implementation and maintenance

- The drawings should show the interface with the adjoining development.

8. Consideration of the proposals to address the following Environment related
requirements (as set out in the Environment Report attached in Appendix C):

The applicant is reguested to submit the following:
- Noise and Air Impact Assessment.

- Construction/Demolition Waste management plan and resource waste
management plan for the development.

- Operational Waste Management Plan.
- Energy usage proposals and assessment for the development.

10. Consideration of the proposals to address the following Uisce Eireann related
requirements (as set out in the Uisce Eireann submission attached in Appendix D):

a) There shall be no build over of public infrastructure from these proposals. Separation
distances as per Uisce Eireann’s Standards Codes & Practices shall be achieved
where public infrastructure is in situ within and/or adjacent to site boundaries

b) The development shall not impact public drinking water sources and/or abstraction
point{s) and/or abstraction infrastructure. Protection of drinking water source(s) from
potentially adverse impacts is a priority for Uisce Eireann. It is Uisce Eireann’s current
policy to maintain safe and secure drinking water supplies and ensure that
development will not give rise to any deterioration in water quality. Development
proposals shall notimpact public drinking water sources and/or abstraction point(s).
It is also a requirement of the Water Framework Directive that waters used for the
abstraction of drinking water are protected to avoid deterioration in quality. Where a
development proposal has the potential to impact an Uisce Eireann Drinking Water
Source(s), the applicant shall provide details of measures to be taken to ensure that
there will be no negative impact to Uisce Eireann’s Drinking Water Source(s) during
the construction, operational and decommissioning phases of the development.

¢} Hydrological / hydrogeological pathways between the applicant’s site and receiving
waters should be identified as part of an EIAR and/or the planning application.
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J)

Where the development proposes the backfilling of materials, the applicant is
requested to include breakdown of the chemical components of the materials
proposed.

Where the development proposes the backfilling of materials, the applicant is
requested to include details of best practice monitoring regime(s) to inform
protection of ground waters, aquifers and drinking water source abstractions.

Potential impacts of the development on the capacity of water services (i.e. do
existing water services have the capacity to cater for the new development) - If your
proposals require a connection(s) to either a public water supply or sewage
collection system, you are advised to submit a Pre-Connection Enquiry (PCE) enquiry
to Uisce Eireann to determine the feasibility of connection to the Uisce Eireann
network ahead of lodging your planning application. The PCE should be submitted to
Uisce Eireann well in advance of lodging your planning application. Lodging a COF
with your planning application helps avoids delays in the consenting process.

In relation to a development that would discharge trade effluent, any upstream
treatrment or attenuation of discharges required pricr to discharging to an Uisce
Eireann collection network.

inrelation to the management of surface water; the potentialimpact of surface water
discharges to combined sewer networks and potential measures to stop surface
waters from combined sewers. Uisce Eireann does not permit surface waters into our
sewer network.

The applicant is required to consider, and mitigate, any physical impact(s) on Uisce
Eireann assets — reservoir, drinking water source, treatment works, pipes, pumping
stations, discharges outfalls etc. including any relocation of assets.

When considering a development proposal, the applicant is advised to determine the
location of public water services assets, possible connection points from the
applicant’s site / lands to the public network and any drinking water abstraction
catchments to ensure these are included and fully assessed in any pre-planning
proposals. Details, where known, can be obtained by emailing an Ordnance Survey
map identifying the proposed location of the applicant’s intended development to
datarequests@water.ie

Other indicators or methodologies for identifying infrastructure located within the
applicant’s lands are the presence of registered wayleave agreements, visible
manholes, vent stacks, valve chambers, marker posts etc. within the proposed site.

Any potential impacts on the assimilative capacity of receiving waters in relation to
Uisce Eireann discharge outfalls including changes in dispersion / circulation
characterises. Hydrological / hydrogeological pathways between the applicant’s site
and receiving waters should be identified within the report.
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m) Any potential impact on the contributing catchment of water sources either in terms

n)

0)

s)

of water abstraction for the development (and resultant potential impact on the
capacity of the source) or the potential of the development to influence / present a
risk to the gquality of the water abstracted by Uisce Eireann for public supply should
be identified within the report.

Where a development proposes to connect to an Uisce Eireann network and that
network either abstracts water from or discharges wastewater to a “protected”/
sensitive area, consideration as to whether the integrity of the site / conservation
objectives of the site would be compromised should be identified within the report.

Uisce Eireann does not permit build over of its assets. Separation distances from
public infrastructure, as per Uisce Eireann’s Standards, Codes and Practices must
be achieved and clearly demonstrated within the plans & particulars. It is the
applicant’s responsibility to submit a diversion enquiry to Uisce Eireann Diversions
Section (diversions@water.ie) prior to lodging a planning application where a
potential build over of public assets is in question and/or where the applicants
proposals cannot demonstrate separation distances from public infrastructure as
per UE Standards & Codes of Practice. As an applicant you are required to;

- survey the site to determine the exact location of the public assets. Any trial
investigations should be carried out with the agreement and in the presence of
Uisce Eireann. All queries relating to in situ public infrastructure should be
directed to diversions@water.ie

- Provide evidence of separation distances between the existing Uisce Eireann
assets and proposed structures, other services, trees, etc. have to be in
accordance with UE Standards & Codes of Practice

Where an existing connection is in place and/or an intensification of an existing
connection is proposed, the applicant may be required to enter into a new and/or
revised water/wastewater connection agreement(s) with Uisce Eireann prior to the
commencement of this development. The applicant is advised to engage with Uisce
Eireann’s PCE process in this regard.

Any person discharging trade effluent* to a sewer, must have a Trade Effluent
License issued pursuant to section 16 of the Local Government (Water Pollution) Act,
1977 {as amended). More information and an application form for a Trade Effluent
License can be found at the foilowing link: https://www.water.ie/business/trade-
effluent/about/ . Trade effluent is defined in the Local Government (Water Pollution)
Act, 1977 (as amended).

Subject to the appropriate consent being in place, where an appticant seeks a
connection to the public network, the applicant shall enter into a connection
agreement with Uisce Eireann prior to the commencement of the development and
adhere to the standards and conditions set out in that agreement.

The design and construction of the water & wastewater pipes and related
infrastructure to be installed in a development site shall comply with the Uisce
Eireann Connections and Developer Services Standard Details and Codes of
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11.

12.

13.

14.

15.

16.

17.

18.

18.

20.

Practice. Uisce Eireann recommends the applicani(s) request a Statement of Design
Acceptance

The applicant is requested to submit full details of the quantum of existing hedges to be
retained and details of how the boundaries between the proposed development and
surrounding private properties are proposed are to be dealt with.

There should be no interference with, bridging, draining, or culverting of, any adjacent
river or any watercourse, its banks, or bankside vegetation to facilitate the proposed
development, without the prior approval of IFI. Full details of proposals relating to same
should be provided at application stage including reference to the iFl “Guidelines on
protection of fisheries during construction works in and adjacent to waters” document.

A statement on how the development has considered climate resilience from design to
implementation stages.

As per Cork City Development Plan Sections 11.271-11.273, a Scheme Sustainability
Statement should be submitted on how the development has considered climate
mitigation and adaptation from design to implementation to operational stages. Carbon
reduction, renewable energy on site and electric charging points for cars and bikes
should be included within statement. Cork City Development Plan Objective 2.11 Low
Carbon Economy and Chapter 11 Climate Action and Environmental Infrastructure
should also be considered.

The site plans should clearly identify all / any wayleaves or rights of way across the
application site in accordance with the requirements of the Planning and Development
Regulations, as amended.

An Invasive species management plan should accompany the application where such
species are identified within the lands.

In the context of the zoning on site the applicant shall provide a clear rationale setting out
the reasoning for the proposed residential development being proposed. This rationate
should set out the proposed use in the context of the wider, surrounding site where other
developments have been permitted with a clear phasing programme to be included for
the proposed development also.

The applicant is requested to clearly set out how each of the proposed residential units
on site would comply with all of the required minimum floor areas and standards that are
set out in the Quality Housing for Sustainable Communities (2007) Planning Design
Standards for Apartments Guidelines for Planning Authorities (2025) as well as Housing
Quality Assessment.

Full Screening Information to be provided for both Environmental Impact Assessment
and Appropriate Assessment. This information shall fully set out and consider details
around full landholding, planning history, cumulative and in-combination impacts etc.
Regarding EIA the planning history, previous and existing land uses etc. and what could
have been reasonably envisaged all need to be considered.

In accordance with Article 22 (2A)(b), of the Planning and Development Regulations 2001

{as amended), the applicant shall include, as part of a full LRD Application, a statement
of response 1o the issues set out in this opinion.
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Note: Alldocuments should be in a format which is searchable.

PLEASE NOTE:

Under sections 32E and 247(3) of the Planning and Development Act 2000 (as amended), neither
the carrying out of pre-application consultations nor the taking place of an LRD meeting and the
provision of an LRD opinion (where applicable) shall prejudice the performance of the planning
authority of its functions under this Act or any Regulations under this Act or any other enactment
and cannot be retied upon in the formal planning process or in legal proceedings.
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