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1.0 INTRODUCTION 
 

This LRD Opinion response aims to address each issue and item raised in the 'Large Scale 
Residential Development Opinion' (‘LRD Opinion’) issued by Cork City Council on 25th October 
2024. This follows the LRD Meeting held on the 27th of September 2024, regarding the 
proposed development which comprises 348 no. residential units located at Sarsfield Road, 
Wilton, Cork City (refer to the enclosed Site Location Plan prepared by Reddy Architecture + 
Urbanism). 

 
This Response to LRD Opinion report makes references to additional documentation that is 
included in the LRD application pack and to the relevant information in the application 
documentation in order to show that the issues raised in the CCC’s LRD Opinion have been 
fully and satisfactorily addressed as part of the subject application. 

 
Importantly, the LRD Opinion included the following: 
 

“It is recommended that the Planning Authority serve a notice on prospective 
applicant, pursuant to Section 32D of the Planning Authority Act 2000 (as 
amended), stating that it is of the opinion that the documentation submitted 
with the consultation request under Section 32B of the Planning and 
Development Act 2002 (as amended) requires further consideration and 
amendment to constitute a reasonable basis on which to make an application 
for permission for the proposed LRD”. 

 
In our opinion, each of the 28 No. items included in the LRD Opinion have been 
comprehensively addressed, as detailed in the response statement below.  This response 
document should be reviewed in conjunction with the accompanying supporting information 
prepared by the Design Team and other suitably qualified consultants, as cross-referenced 
throughout the statement below. 

 
A Planning Report / Statement of Consistency that demonstrates the extent of consistency 
with the pertinent Development Plan (the Cork City Development Plan 2022-2028) and the 
relevant Section 28 National Guidelines, as required, has been prepared by Tom Phillips + 
Associates (‘TPA’). This document should also be read in conjunction with this response. 
 
A number of other documents submitted with the LRD Meeting Request have been updated, 
and additional information has been included in this planning application as prescribed by the 
LRD Opinion and the Cork City Development Plan 2022-2028 (‘Development Plan’). These 
updates respond to the LRD Opinion, ensuring that the Planning Authority has all the 
necessary information to make a well-informed decision on the proposed development. Each 
item is individually assessed overleaf. 
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2.0 STATEMENT OF RESPONSE TO ISSUES RAISED IN CCC’S LRD OPINION 
 
2.1 Item No. 1 (a) 
 

Item No. 1 (a) states: 
 

“Further consideration of and possible amendment of the development in terms of the 
height of the development and its potential visual impact. In this regard you are 
requested to note that under Paragraphs 11.45 and 11.46 of the Cork City 
Development Plan 2022-2028 a Tall Building is defined as buildings above 18m/6 
residential storeys, Paragraph 11.51 and 11.52 of the Plan should also be noted in this 
regard as well as the site’s location outside of the ‘City Fringe, Primary Corridors and 
Major Urban Centre’ as defined in the Density and Heights Map 08 in Volume 2 of the 
Plan. It should also be noted that planning applications for Tall Buildings guided by 
detailed guidance within the Plan (see Paragraphs 11.59 in particular and 11.53 – 
11.60)”. 

 
 Response  

 
In response to the above, Reddy Architecture + Urbanism has prepared an updated Design 
Statement.  
 
In line with the comments received from Cork City Council. the height of the proposed scheme 
has been decreased from seven storeys to six storeys, at highest. The new height of 6 no. 
storeys is intended to decrease the perceived visual impact of the proposed development, 
while also ensuring that it is in keeping with the surrounding area. We would like to highlight 
the neighbouring site of Wilton Shopping Centre is due to be redeveloped (Reg. Ref. 1837794), 
and this permits a 2-7 no. storey extension. In addition, the nearby Cork University Hospital is 
currently 6 no. storeys in height. We therefore submit to the Local Authority that the proposed 
development is in keeping with the surrounding area, the pattern of permitted development 
and will not be visually obtrusive.  The surrounding building typology is further discussed in 
the Planning Report and Statement of Consistency prepared by Tom Phillips + Associates. 
 
The Design Statement prepared by Reddy Architecture + Urbanism outlines the proposed 
layout and tiered approach to the buildings, which will allow the new structure to seamlessly 
integrate with the receiving environment. 
 
The design statement states the following; 
 

“The overall height of the East Block and the eastern arm of the Middle Block was 
reduced to six storeys from seven to lessen the scale of the overall development. To 
retain the density of the scheme, the west arm of the Middle Block and the east arm 
of the West Block were raised to six storeys. This still maintains the reduction in scale 
and massing from six storeys in the east to the two-storey Townhouses in the west”. 

 
We submit to the Local Authority that the apartment buildings feature varying parapet heights 
and create a sense of diversity in their overall massing and design. The design has ensured to 
include the step down from the six-story East Block at Sarsfield Road to two-story townhouses 
along the western boundary, to tie in with the lower-scale neighbourhood of Cardinal Court. 
The massing and form of the proposed development are further diversified by shifting the 
apartment layouts, adding more corners, and offering dual-aspect apartments across various 
elevations. 
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In addition, the planning application is accompanied by a robust Landscape Visual Impact 
Assessment (LVIA) prepared by Park Hood Chartered Landscape Architects. The Report 
addresses the Council’s points regarding Chapter 11 of the Development Plan. The following 
is stated; 
 

“Chapter 11 Cityscape and Building Height sets out Cork City’s building height and tall 
building strategy and is based upon work prepared as part of the Cork City Urban 
Density Building Height and Tall Building Study 2021. Table 11.1 Cork City Building 
Height Standards in the CCDP locates Wilton in the Fringe/Corridor/Centre. The 
majority of the Application Site falls within ‘Inner Urban Suburbs’ and a small portion 
of the south-eastern boundary is designated as ‘Outer Suburbs’. See Figure 5. This 
designation determines the prevailing and target heights of the site, which are based 
on the prevailing building heights in the area, which in the case of Wilton is 4 storeys 
and the ‘Inner Urban Suburbs’ and ‘Outer Suburbs’ 3 storeys; 
 
According to Map 8 in the Mapped Objectives of the CCDP, buildings in Wilton have 
an upper target height of 5 storeys. However, the location of the Application Site 
according to the Map is substantially located in the Southwest Corridor and defined as 
‘The Inner Urban Suburbs’ and ‘Outer Suburbs’ with an upper limit of 4 storeys. See 
Figure 6; 
 
Section 11.45 of the CCDP defines a tall building as one that is equal to more than 
twice the height of the prevailing building height in a specific locality, the height of 
which will vary between and within different parts of Cork City. “Within Cork City 
only buildings above 18m/6 residential storeys are considered ‘tall buildings’ and 
only then when they are significantly higher than those around them.” The proposed 
development ranges from 2 no storeys to 6 no storeys and so not considered a ‘tall 
building’. This is addressed further in the visual assessment section in this report; 
 
The Application Site has a large number of detractors and features, including light 
industrial works, large retail outlets with extensive car parking and a major road 
infrastructure, which degrade the quality of the landscape. The Application Site has a 
high level of containment, and the landscape has a high level of ability to tolerate the 
nature and scale of change of the development”. [Our Emphasis] 

 
As stated above, and in the accompanying Report, we contend that when the proposed 
structure is considered against the existing residential typology the building should not be 
considered a ‘tall building’. This statement and assessment of the proposed development is in 
line with the Development Plan and the sustainable development of Wilton. 
 
In addition, while the proposed development in these circumstances is not necessarily 
considered a ‘Tall Building’, the accompanying Planning Report and Statement of Consistency 
prepared by Tom Phillips + Associates assesses the structure as such. Please refer to Section 
4.2.1, Table 4.2.2 for further information. We would like to highlight that the proposed 
development meets the sensitivity criteria for increased heights. 
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2.1.1 Item No. 1 (b) 
 

Item No. 1 (b) states: 
 

“Further consideration of the visual impact of the scheme including an assessment of 
whether the development would break the skyline when viewed from Sarsfield Road 
north and south and the potential impact on linear views of Landmark Buildings such 
as County Hall and Our Lady's Hospital (See also Item 4(a) below in this regard). Prior 
to the carrying out of a detailed visual impact assessment it is recommended that a 
balloon test be carried out on site in order for the Planning Authority to determine 
suitable viewing assessment points having regard to the variation in ground levels in 
the surrounding area; 
 
As advised at the pre-planning stage there may be scope to increase height to the west 
pf the site to support an appropriate density level on this site – there may be scope to 
introduce duplex units and/or apartment units in this location. In addition, it may be 
prudent to reduce the floor to ceiling heights in certain locations. Further consideration 
of the lowering of ground levels in this location is also recommended; 
 
See also Item 4 (a) below and note that the Planning Authority would welcome the 
opportunity to discuss any revised proposals prior to the formal submission of the 
planning application”. 

 
 Response 

 
In response to the above, a revised Landscape and Visual Impact Assessment has been 
prepared by Parkhood Chartered Landscape Architects. In addition, Redline Studios has 
prepared revised verified views which are to be read alongside the Landscape and Visual 
Impact Assessment. 
 
The design team considered a number of design options with varying housing typology. This 
included considering the use of duplex units. The following is outlines in the Architectural 
Design Statement. 
 

“In total, eleven options were explored, nine of which had at least three variations. 
The options included low, medium, and high-density solutions with a mixture of 
apartment, duplex, and townhouse typologies along with options for lower or higher 
car space provision, including under-podium car spaces. A number of lower density 
options were rejected as they weren't viable in the context of an existing low-rise, low-
density area. These options were demonstrated at S247 report stage; 
 
The current option was ultimately selected as it provided the most viable solution in 
terms of density and mix, the provision of much-needed residential units, the retention 
of the existing mature trees on site, and the sites surrounding low rise context. The 
preferred option, Option 11, was a higher density option with under-podium car park 
provision and consisted of apartment and townhouse typologies for tenure mix”. 

 
However, a unit mix of 152 no. 1-bed apartments, 168 no. 2-bed apartments, 12 no. 3-bed 
apartments, and 16 no. townhouses were chosen. The proposed development includes 2 no. 
storey townhouses and 3 no. apartment blocks ranging from 5-6 storeys. As previously stated, 
in response to the S32B meeting and the LRD Opinion the apartment blocks were reduced 
from 7 no. storeys to 6 no. storeys.  
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We believe the proposed development is appropriate for the subject site’s location. A number 
of design measures including the reduction of the apartment blocks height ensure the 
proposed development is not visually prominent. 
 
We would like to highlight that in response to Cork City Council’s LRD Opinion, the applicant 
has increased the viewpoints to ensure the proposed development is thoroughly reviewed. 
The revised Report robustly assesses the potential impact of the proposed development from 
19 no. viewpoints. The 19 no. viewpoints encompass specific locations requested by the local 
authority, please refer to the accompanying LVIA and Verified Views Booklet for further 
information. 
 
In response to the Local Authorities’ request to carry out a balloon test, the accompanying 
LVIA states the following. 
 

“The study area includes the application site itself and the wider townscape where the 
proposed development may have an influence either directly or indirectly. There is no 
specific guidance on extents of study areas applicable to this type of development in 
Ireland. In this report the visual assessment is approximately 1km from the periphery 
of the site, although references to the wider area will be made in relation to landscape 
character and local and national planning policies. Given the area comprises built 
townscape, the use of digital Zone of Theoretical Visibility Maps (based on 
topography) to assess potential viewpoints was considered superfluous as urban views 
are usually constrained by built environment; 
 
Item 1 B) of the LRD opinion received from Cork City Council for the application 
requests that a balloon test be carried out on site in order for the Planning Authority 
to determine suitable viewing assessment points having regard to the variation in 
ground levels in the surrounding area. The ESB depot currently has a large 
communications mast within the curtilage of the site. This mast was used in place of 
the balloon test as a visual reference point during the visual assessment to establish 
the likely range and orientation of visibility for the site as the structure is of significant 
height and is readily visible within the landscape. The selected viewpoints were then 
further ratified by the production of verified photomontage imagery”. 

 
Therefore, we submit to the local authority that the methodology outlined above, and the 
accompanying verified views and report accurately show the proposed development and how 
it interacts with the landscape. This allows the Local Authority to assess the proposed 
development’s impact on the urban environment and should be sufficient to facilitate 
assessment. A single balloon does not accurately represent the full mass and form of the 
proposed structure, especially for a large development like this scheme, verified 
photomontages are more effective. Given the practical limitations of balloon tests and 
reliance on weather conditions, it is reasonable to argue that it is not required in this instance, 
due to the inclusion of a comprehensive LVIA and Verified Views package, which is a more 
reliable assessment method. 
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2.2 Item No. 2 
 

Item No. 2 states: 
 

“Further consideration of the scheme and amendment of proposals/revised 
drawings/details to address the report of the City Architect's Section 

 
 Response 
 

In response to the above, please refer to the accompanying Architectural Design Statement 
prepared by Reddy Architecture + Urbanism for further information. In addition, the City 
Architect’s comments are further discussed in Section 4.0 of this Report. 

 
2.3 Item No. 3 
 

Item No. 3 states: 
 

“Further consideration of the scheme and amendment of proposals/revised 
drawings/details to provide for active permeability through the site on cycle/foot 
through to Cardinal Court - Note the dwellings backing onto Cardinal Court should 
be redesigned to take into account then need for passive surveillance along this route 
(Objectives 2.10, 2.14 and 4.5 of the Plan). 

 
 Response 
  

In response to the above, please refer to Section 2.1 and Section 3.2 of the accompanying 
Architectural Design Statement. The following is stated regarding the site’s permeability; 
 

“The permeability of the site has been improved to the west with a potential 
pedestrian connection to the Cardinal Court neighbourhood, subject to the connection 
point being changed from private to public ownership, which would provide pedestrian 
access from Cardinal Court to Sarsfield Road via the proposed development; 
 
… 
 
There is a comprehensive footpath network provided on-site that runs parallel to the 
main vehicular route and also meanders through the landscape; 
 
The entrances into the apartment buildings are located along the sides of the buildings 
and access is by footpath only, through the landscape and away from the traffic in 
order to provide a calm entrance sequence into the building; 
 
Potential future connection to the residential neighbourhood of Cardinal Court to the 
west of the site has been facilitated, with passive surveillance from the townhouses 
next to the path. This provides the potential for full permeability through the site, 
blending the scheme fully in the neighbourhood”. [Relevant Quotes Extracted by TPA] 

 
In the layout of the site permeability has been prioritised to ensure that the proposed 
development will integrate with the abutting existing residential dwellings.  
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The potential future pedestrian link was discussed with Cork City Council as part of pre 
planning discussions and we wish to reiterate that these lands are not taken in charge by the 
Council and at present it is not possible to include these lands as a part of the proposed 
development. Accordingly future provision is provided should the status of these lands change 
in the future.  
 
In addition, the accompanying Planning Report and Statement of Consistency prepared by 
Tom Phillips + Associates addresses how the proposed development is compliant with policy 
objectives 2.10 and 2.14 of the Development Plan. Policy 4.5 of the Development Plan is 
outlined as follows; 
 

“Objective 4.5 Permeability 
a. All new development, particularly alongside the possible routes identified for public 
transport improvements, shall include permeability for pedestrians, cyclists, and 
public transport so as to maximise its accessibility; 
 
b. To maximise permeability, safety, security and connectivity for pedestrians and 
cyclists by creating direct links to adjacent roads and public transport networks in 
accordance with the provisions of statutory guidance as prescribed”. [Our Emphasis] 

  
As outlined above and within the submitted Architectural Design Statement the proposed 
development has ensured permeability for all future users of the site. The site’s access to 
public transport and predicted travel trends of the proposed development’s users is also 
addressed in the documentation prepared by ILTP Consulting Engineers. 

 
2.4 Item No. 4 
 

Item No. 4 states: 
 

“Further consideration of the scheme and amendment of proposals/revised 
drawings/details to take into account the Objective 3.6 Housing Mix and the 
min/max and targets for dwelling size mix as outlined within the Table 11.8 of the 
Cork City Development Plan 2022-2028 noting the under provision of 3 and 4 bed 
units and overprovision of 1 and 2 bed units within the proposal. 

 
 Response 
 

In response to the above, please refer to the accompanying Architectural Design Statement 
prepared by Reddy Architecture + Urbanism for further information. In addition, please refer 
to the ‘Unit Mix’ section of the Planning Report and Statement of Consistency prepared by 
Tom Phillips + Associates. 
 
We would like to highlight in response to the S32B Meeting the proposed development 
housing mix has been updated. The unit mix now includes the provision of 3-bed apartment 
units, the updated unit mix is outlined as follows; 16 no. 2- storey, 3 no. bedroom townhouses 
and 332 no. apartment units (152 no. 1 bedroom apartments, 168 no. 2 bedroom apartments, 
12 no. 3 bedroom apartments). This update further diversifies the proposed development’s 
unit mix. We would also like to highlight that the proposed development constitutes 
substantially cost rental apartments, affordable purchase homes and social housing, all of 
which are desperately needed in Cork City and the Wilton area. 
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The Planning Report and Statement of Consistency prepared by Tom Phillips + Associates unit 
mix rationale is derived from extensive research into CSO data comparing demographics, 
income, and current trends in housing demand. The Report also outlines the subject site’s 
suitability for an increased density with ease of access to employment points, community 
infrastructure, and public transport. The accompanying Report states the following; 
 

“In summary, based on the information and research provided, as well as evidence of 
market demand, we believe that the proposed development, which constitutes a cost 
rental and AFS scheme, which is in critically short supply in Cork City, represents an 
exceptional circumstance that justifies deviating from the Unit Mix specified in the 
Cork City Development Plan (2022-2028). Again, we note that the proposed unit mix 
aligns with current national guidance for sustainable apartment development and 
reflects the needs of the area's population; 
 
In conclusion, the unit mix is market-driven, policy-compliant, and financially 
sustainable, addressing Wilton’s acute housing needs while supporting sustainable 
urban development”. 

 
We submit to the Local Authority that the proposed development has been designed in 
response to the current housing needs of not only the Wilton area but also Cork City. The 
delivery of the residential development would add diversity to Wilton’s housing market which 
is predominately three and four-bed terraced housing. Providing much-needed 
accommodation for single people and smaller family units. Please refer to the accompanying 
documentation for further information. 
 

2.5 Item No. 5 
 

Item No. 5 states: 
 

“Further consideration of the scheme and amendment of proposals to take into 
account the report of the Biodiversity Officer”. 
 

 Response 
 

In response to the above, please refer to the accompanying documentation prepared by 
Malone O’ Regan Environmental for further information. In addition, the Biodiversity Officer 
comments are further discussed in Section 4.0 of this Report. 

 
2.6 Item No. 6 

 
Item No. 6 states: 

 
“Further consideration and proposals to take into account Uisce Eireann submission 
and the report of the Drainage Section in relation to wastewater”. 

 
 Response 
 

In response to the above, please refer to the accompanying documentation prepared by 
Barrett Mahony Consulting Engineers for further information. In addition, the Uisce Eireann 
Submission and the Report from Cork City’s Drainage Section are further discussed in Section 
4.0 of this Report.  
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2.7 Item No. 7 
 

Item No. 7 states: 
 

“Further consideration of the scheme and amendment of proposals/revised 
drawings/details to address the report of the E.E. Environment Section”. 

 
 Response 
  

In response to the above, please refer to the accompanying documentation prepared by 
Malone O’ Regan Environmental for further information. In addition, the report from Cork City 
Council’s E.E. Environment Section is further discussed in Section 4.0 of this Report. 

 
2.8 Item No. 8 
 

Item No. 8 states: 
 

“Further consideration of the scheme and amendment of proposals/revised 
drawings/details to address the report of the Senior Executive Transport Officer. 

 
 Response 
  

In response to the above, please refer to the accompanying documentation prepared by ILTP 
Consulting Engineers for further information. In addition, the report from Cork City Council’s 
Senior Executive Transport Officer is further discussed in Section 4.0 of this Report. 

 
2.9 Item No. 9 

 
Item No. 9 states: 

 
“Further consideration of the scheme and amendment of proposals/revised 
drawings/details to take into account the report of the S.E.E. Urban Roads and Streets 
Design Section”. 

 
 Response 
 

In response to the above, please refer to the accompanying documentation prepared by ILTP 
Consulting Engineers for further information. The documentation prepared by Reddy 
Architecture + Urbanism is intended to be read in tandem in this regard. In addition, the report 
from Cork City Council’s S.E.E. Urban Roads and Streets Design Section is further discussed in 
Section 4.0 of this Report. 

 
2.10 Item No. 10 
 

Item No. 10 states: 
 

“Further consideration of the scheme and amendment of proposals/revised 
drawings/details to take into account the report of the E.E. Traffic & Regulation 
Section”. 
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 Response  
 

In response to the above, please refer to the accompanying documentation prepared by ILTP 
Consulting Engineers for further information. In addition, the report from Cork City Council’s 
E.E. Traffic & Regulation Section is further discussed in Section 4.0 of this Report. 

 
2.11 Item No. 11 
 

Item No. 11 states: 
 

“Further consideration of revised proposals/drawings/details to address the 
comments of the Public Lighting Section. Please note that these comments should be 
considered in conjunction with comments of the Biodiversity Officer in relation to 
protection of bat species and may require modification to take account of same”. 

 
 Response  
 

In response to the above, please refer to the accompanying documentation prepared by EDC 
Engineering Design Consultants for further information. In addition, please refer to the Bat 
Report and accompanying documentation prepared by Malone O’ Regan Environmental for 
further information. Recommendations from the project ecologist have been 
comprehensively integrated into the proposed landscaping and public lighting schemes for 
the project accordingly. 

 
2.12 Item No.12 
 

Item No. 12 states: 
 

“Further consideration of revised proposals/drawings/details to address the 
comments of the A/Senior Parks & Landscape Officer including further consideration 
of the design of communal amenity space areas including the design of small play 
spaces and play areas as outlined in Paragraph 4.13 of the Sustainable Urban Housing: 
Design Standards for New Apartments Guidelines for Planning Authorities {2023) and 
Objective 3.32 of the Plan 'Inclusive Design' - in relation to the podium levels”. 

 
 Response 

 
In response to the above, please refer to the accompanying documentation prepared by Park 
Hood Landscape Architecture. Ample play facilities have been provided for within the scheme, 
including c. 156 sq m in public play areas and 154 sqm provided in the podium gardens. In 
addition, please refer to the accompanying documentation prepared by Reddy Architecture + 
Urbanism for further information. 
 

2.13 Item No. 13 
 

Item No. 13 states: 
  

“Further consideration of the scheme and amendment of proposals to take into 
account the submission received from Cork City Childcare which recommends 
provision of a creche with a capacity of 157 children. In addition, further consideration 
and an amendment of phasing strategy is required in order to ensure delivery of the 
creche in Phase 1”. 
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 Response 
 

In response to the above, please refer to the Architectural Design Statement prepared by 
Reddy Architecture and Urbanism. In addition, please refer to the accompanying Childcare 
Demand Assessment prepared by Tom Phillips + Associates. 
 
The Childcare Demand Assessment outlines the surrounding number and capacity of existing 
childcare facilities, the current demand for childcare, along with the predicted number of 
preschool children expected to be generated from the proposed development. The 
assessment also takes into consideration the current national and local policy requirements 
regarding childcare provision within proposed developments. The Assessment concludes by 
stating the following. 
 

“The proposed Wilton LRD includes the provision of 348 no. residential units, 
comprised of 152 no. 1-bed, 168 no. 2-bed, and 28 no. 3-bed units). The proposed 
scheme also includes the provision of a 156sqm childcare facility capable of 
accommodating 52 no. children at any one time. Based on the proposed housing mix, 
we estimate that the proposed development will result in a demand for 52 no. 
childcare spaces, therefore the proposed on-site childcare facility will be capable of 
supporting the anticipated childcare demand which will result from the proposed 
development; 
 
Currently, there is an average 86% operating level for the 16 no. existing childcare 
facilities located within 2km of the subject site, with an estimated 92 no. unoccupied 
childcare spaces available. Therefore, we contend that there is not any existing 
undersupply of childcare facilities in the surrounding area; 
 
Therefore, we contend that the proposed childcare facility, alongside the existing 
provision in the surrounding area, will be capable of supporting the childcare needs 
of the future residents of the proposed development at lands to the north of the ESB 
Networks Wilton Office, Sarsfield Road, Wilton, Cork”. [Our Emphasis] 

 
We submit to the local authority that a childcare facility (c. 156 sqm) offering 52 no. childcare 
spaces meets the requirements of the current legislative guidelines. The submitted report 
outlines the proposed development’s compliance with the Childcare Facilities: Guidelines for 
Planning Authorities (2001) and the Sustainable Urban Housing: Design Standards for New 
Apartments Guidelines for Planning Authorities (2018). It is noted that any future operator of 
the site would be subject to Túsla requirements regarding pupil numbers and classroom ratios, 
of which they will comply. 
 
The Architectural Design Statement states the following regarding the proposed creche. 
 

“A 156m2 creche facility is located on arrival to the development on the ground floor 
of the middle bloc It is highly visible and adjoins the village green which provides 
almost an acre of green space available to the creche, two informal play areas, 
seating, and planting, all designed by the landscape architects. The creche also affords 
pastoral views over the retained mature trees within the green, and has immediate 
connection to the active travel route which connects to Sarsfield Road. Four parking 
spaces are adjacent to the creche for staff and visitors; 
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It is intended that this will be a full day-care facility for babies (0-1 year) and toddlers 
(1-2 years). The documents Best Practice Guidelines for the Design of Childcare 
Facilities as well as Childcare Facilities, A Guideline for Planning Authorities 2001 
informed the design of the proposed-on site creche facility; 
 
Following feedback from Cork City Childcare Committee, three classrooms are now 
being provided to assist future operators' compliance with Túsla requirements. A sleep 
room for babies is al provided. These spaces will be supported by a staff office, storage, 
and bathrooms; 
 
The creche play area is located directly outside the entrance to the creche, away from 
main vehicle routes. With these changes the facility can now accommodate 52 
children”. 

 
Therefore, we submit to the Local Authority that the proposed creche is in line with the 
operational requirements of Túlsa and the current legislative guidance. We would also like to 
highlight that the proposed development is intended to be delivered in 1 no. phase, which 
includes the construction of the creche.  

 
2.14 Item No. 14 
 

Item No. 14 states: 
 

“Further consideration of the scheme and amendment of proposals to take into 
account the submission received from the I.A.A”. 

 
 Response 
  

In response to the above, please refer to the accompanying Aeronautical Assessment Report 
prepared by O’Dwyer + Jones Design Partnership. This Report concludes three of Cork 
Airport’s “obstacle limitation surfaces” lie above the site – the “Approach Surface” to Runway 
16, the “Take-off Climb Surface” from Runway 34, and the airport’s “Inner Horizontal Surface” 
(which is the lowest of the three Surfaces above the site). These are wholly unaffected by the 
proposed development, which lies at more than 150m below the lowest of these Surfaces. 
The site is well clear of the Approach and Departure Surfaces to the new Helipad at CUH (700m 
to the north), which is unaffected by the proposed development. Parts of the site lie within 
an Outer Public Safety Zone and airport Noise Zone ‘C’; however, the development will comply 
with the requirements of these zones. The proposed development will not have any effect on 
Cork Airport’s Navigational Equipment, or on any Flight Paths, or give rise to any Bird Strike 
Hazard. Cranes on site during construction will not extend near any “obstacle limitation 
surface”, but cranes must be notified 30 days in advance to the IAA and to Cork Airport, and 
it is desirable that they also be notified to the HSE’s aero-medical unit. We consider that the 
proposed development will comply with all aviation and aeronautical requirements affecting 
its site. 

 
2.15 Item No. 15 
 

Item No. 15 states: 
 

“Further consideration of the scheme and amendment of proposals to take into 
account the submissions received from T.I.I. and N.T.A”. 
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 Response 
 
In response to the above, please refer to the accompanying documentation prepared by ILTP 
Consulting Engineers for further information. The ILTP Traffic and Transport Assessment and 
Mobility Management Plan has been informed by the comments received by both TII and the 
NTA accordingly. In addition, ILTP met with Cork City Council on various dates, to discuss the 
planning application and items relating to traffic and transport. It is noted that Cork City 
Council support in principle to providing vehicular access to the proposed development site 
from Sarsfield Road. ILTP also agreed the scope to the TTA assessment with the Local 
Authority. ILTP coordinated traffic count surveys undertaken in April 2024 in order to collate 
the full set of traffic data considered necessary to support the planning application for the 
proposed development. The traffic survey data was further validated through repeat surveys 
undertaken in November 2024 and by TII permanent traffic count data. It is considered that 
background traffic at the subject site will not grow over time. This is in line with traffic volume 
trends in the vicinity of the subject site and is also underpinned by the policies and objectives 
as set at National, Regional and Local level. 
 
To ensure a robust Traffic Impact Assessment of the proposed development however, ILTP 
did not include for any reduction in background traffic volumes for future year scenarios 
below current levels. Instead ILTP applied a worse-case scenario by applying the NTA traffic 
growth rates to the recorded 2024 traffic count survey data in order to create opening and 
design year scenarios. In addition, additional traffic generated by the proposed development 
was added to existing traffic conditions. Based on the traffic conditions observed during site 
visits and the traffic surveys, the location of the development, and the proximity to the main 
road network, ILTP estimated a 70/30 split in Trip Distribution for traffic exiting the 
development on the Sarsfield Road with the majority of car-based trips coming to and from 
the south ring road. 
 
The proposed development fully accords with the policies as set down in the Cork City 
Development Plan and Cork Metropolitan Area Transport Strategy. The proposed 
development is fully supported by National, Regional and Local Plan policies and has evolved 
in a manner so that it fully supports the principles for sustainable transport as set out in 
Smarter Travel and DMURS. While the TTA assumed robust, worst case scenario assumptions 
in respect to traffic flows and traffic generation, it demonstrates that with the proposed 
access and egress arrangements the overall traffic impact can be accommodated in the road 
network. The proposed development will promote sustainable travel patterns by virtue of its 
location, layout, design and proximity to the public transport and cycle networks. These will 
be complimented with a Mobility Management Plan and the appointment of a Mobility 
Manager to promote sustainable travel patterns. The proposed development is located and 
designed such that it will not have any significant traffic impact on the existing developments 
in the area. The access and internal layout are designed in accordance with DMURS and 
includes for good permeability and will promote and facilitate sustainable travel patterns as 
part of the overall development. Please refer to the ILTP documentation accordingly. 
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3.0 PART TWO OF LRD OPINION 
 
3.1 Item No. 1 
 

Item No. 1 states: 
 

“All additional studies/updated reports as recommended by the various 
Section reports (see attached)”. 

 
 Response  

 
 In response to the above, please refer to documentation submitted as part of this planning 
application. All required updates or studies have been duly completed, as outlined in the 
Planning Report and Statement of Consistency, prepared by Tom Phillips + Associates. 

 
3.2 Item No. 2 
 
 Item No. 2 states: 
 

“A revised Schedule of Accommodation updated to reflect any design changes and 
correcting any discrepancies (e.g. it is noted for example that two Schedules Rev C and 
Rev D - both of which refer to a 2-6 storey development. In addition it should be noted 
that Variation No 1 of the Plan and the location of the site within parking zone 3 in the 
Cork City Car Parking Zones map in Volume 2 of the Plan should be referenced in 
relation to parking standards”. 

  
Response 

 
In response to the above, please refer to the accompanying Schedule of Areas / Housing 
Quality Assessment prepared by Reddy Architecture + Urbanism. 
 
Additionally, Section 4.2.1 Planning Report and Statement of Consistency prepared by Tom 
Phillips + Associates assesses the proposed car parking provision. The report also outlines the 
proposed development’s compliance with Variation No. 1 and addresses the site’s location 
within parking zone 3 in the Cork City Car Parking Zones Map, Volume 2 of the Development 
Plan. 
 
We would like to note that the proposed development car parking provision is 148 no. spaces, 
which is in line with the Development Plan and the relevant national policies. 

 
3.3 Item No. 3 
 
 Item No. 3 states: 
 

“Updated Schedule documents to demonstrate compliance with the relevant national 
minimum standards for housing and apartments”. 
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Response 
 

In response to the above, please refer to the accompanying Schedule of Areas / Housing 
Quality Assessment prepared by Reddy Architecture + Urbanism. The scheme is fully 
compliant in this regard. 
 

3.4 Item No. 4 
 
 Item No. 4 states: 

 
“A fully comprehensive Landscape and Visual Impact Assessment arising from further 
assessment and selection of further assessment viewing points as outlined to Item 1 
above. At a minimum it is recommended that the following additional viewing points 
be assessed and photomontages of the proposed development submitted from these 
locations: 
 

• Sarsfield Road heading south from the Wilton roundabout at a number of 
locations; 

• Sarsfield Road heading north at additional locations; 
• Sarsfield Road heading north at the junction with the westbound slip before 

the roundabout; 
• Sarsfield Road north of the roundabout where views are currently available of 

County Hall and Our Lady's Hospital (close to junction with Eagle Valley); 
• From within the Doughcloyne Industrial Estate where views of the site are 

available; 
• From the N40 on the descent from the flyover of the Bandon Road Roundabout 

heading east; 
• Other locations along the N40 where the ESB mast is visible in both directions 

east and west; 
• From within the Tesco car park and staff car park; 
• From Bishopstown Road where views of St. Joseph's Church are available”. 

  
Response 

 
In response to the above, please refer to the accompanying Landscape and Visual Impact 
Assessment (LVIA) prepared by Park Hood Landscape Architecture. 
 
The accompanying LVIA comprehensively assesses the proposed development from 19 no. 
viewpoints, including the locations listed above. The LVIA states the following 
 

“The proposed development at a maximum of 6 storeys is in an ideal location, with 
little visual impact and aligning with Wilton shopping centre, which has had 
permission for a 7-storey building as part of the extension to the shopping centre, 
which will reinforce a spatial hierarchy and form in the local context with a capacity in 
the area and transport network to accommodate facilities and services; 
 
The Application Site is in an area with a large number of detractors and features which 
degrade the quality of the landscape including light industrial works, large retail 
outlets with extensive car parking and a major road infrastructure, all of which have a 
negative influence on the character and experience of the landscape; 
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The proposed development is a well-designed and considered scheme with 
opportunities for both the residents and general public to take advantage of the high-
quality public realm. 5.41 The photomontages are illustrating the proposals during the 
winter months, the worst-case scenario. Summer views when the trees are in full leaf 
will give greater screening of the proposals, particularly from Viewpoint 1 Sarsfield 
Road, Viewpoint 3 Southbury Road, and Viewpoint 6 Cardinal Court; These will be 
filtered views but unlikely to change the assessment. The Application Site has a high 
level of containment, and the landscape has a high level of ability to tolerate the 
nature and scale of the proposals; 
 
The proposed development, while substantial and higher than the existing 
surrounding light industrial, retail, car parks, road infrastructure and residential areas, 
would result in a positive contribution to the character and urban fabric of this area in 
terms of landscape character. The architecture, facades, landscape design, usage and 
enhanced public realm will contribute to the townscape character of the southwest 
suburbs of Cork and will give the Application Site a more productive and appropriate 
land-use. On balance there are no unacceptable landscape/townscape or visual 
impacts and from the majority of views the proposals can be accommodated Project 
No. 7848 LDA Wilton, Sarsfield Road, Cork December 2024 Page 82 alongside the 
existing and proposed built form and infrastructure and can be successfully absorbed 
into the character and views of the southwest suburbs of Cork City”. 

 
Therefore, we submit that potential impact of the proposed development on the receiving 
environment has been robustly assessed. Please refer to the enclosed documentation from 
Park Hood accordingly. 

 
3.5 Item No. 5 
 
 Item No. 5 states: 
 

“Revised and updated photomontages to take account of any alterations to the 
proposed design”. 

  
Response 

 
In response to the above, please refer to the accompanying Verified Views booklet prepared 
by Redline Studios. These should be read in conjunction with the LVIA prepared by Park Hood. 

 
3.6 Item No. 6 
 
 Item No. 6 states: 
 

“A revised and updated Landscape Masterplan taking into account design changes 
made on foot of the above including comments of Parks and Recreation Section viz-a 
viz play spaces and SuDs details”. 

  
Response 

  
In response to the above, please refer to the Landscape Strategy Report, Landscape 
Management Plan, and the accompanying drawing pack prepared by Park Hood Landscape 
Architecture.  
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Play facilities are noted as a part of the Landscape Strategy Report and these are in line with 
Development Plan requirements. In addition, the SuDs details are identified in the landscape 
strategy. This is also outlined in the enclosed Infrastructure Report, prepared by BMCE, which 
notes that extensive green roof provision is included with the proposed scheme. Hydrocarbon 
interceptors, permeable paving, bioretention and tree pits are also proposed. 
 

3.7 Item No. 7 
 
 Item No. 7 states: 
 

“A Statement of Design Acceptance (S.O.D.A) from Uisce Éireann”. 
  

Response 
 

In response to the above, please refer to the Infrastructure Report and Flood Risk Assessment 
prepared by Barret Mahony Consulting Engineers. The Statement of Design Acceptance from 
Uisce Éireann is attached as Appendix IX of the accompanying report. 

 
3.8 Item No. 8 
 
 Item No. 8 states: 
 

“A statement on how the development has incorporated placemaking and how the 
how the proposal would respect, reflect or contribute to the character and vibrancy of 
the particular neighbourhood, centre or area, commensurate with the nature and 
scale of the development, and how the development would deliver or contribute 
towards a quality urban environment and public realm with a focus on accessibility, 
pedestrian priority and permeability”. 

  
Response 

 
In response to the above, please refer to the accompanying Architectural Design Statement 
prepared by Reddy Architecture + Urbanism. Additionally, please refer to the Planning Report 
and Statement of Consistency prepared by Tom Phillips + Associates. The entire scheme is 
predicated on good urban design with a large public realm component based on the location 
of existing stands of mature trees and orientation of the buildings to maximise good aspect. 
The site layout and landscape design is based on a hierarchy of neighbourhood character areas 
that are interlinked with connectivity and permeability through the public realm and 
landscape with potential pedestrian and cycling linkages to the surrounding area taken into 
consideration. Please refer to Section 3.1 to 3.7 Proposed Design and 3.8 Landscape Design of 
the Design Statement prepared by Reddy A + U. 

 
3.9 Item No. 9 
 
 Item No. 9 states: 
 

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

In response to the above, please refer to Section 2.1 and 3.0 of the accompanying 
Architectural Design Statement prepared by Reddy Architecture + Urbanism. Sustainability is 
a core feature of this design, particularly with respect to mitigation and regeneration. 
 
The focus of the site strategy is to incorporate and retain as much as possible of the existing 
mature vegetation while supporting compact development growth. The site has no existing 
buildings or structures and so there is no opportunity for adaptive re-use of existing assets 
and therefore our focus has been on reduced footprints of buildings to enhance and existing 
green infrastructure and provide more sustainable higher density residential development. 
 
The design team has considered a number of energy strategies led by a fabric first approach 
combined with a number of heating options including centralised, district and individual home 
heating systems analysis, to be established in a Heating Strategy Comparison Report – please 
refer to drawings and documents from EDC Engineers that accompany this application. 
 
The proposed development will be developed as a climate resilient neighbourhood by 
incorporating, where appropriate, sustainable urban drainage systems (SUDS) and by 
achieving an ambitious mode split that prioritises walking, cycling and public transport over 
other modes. These will have a significant benefit for climate resilience and in terms of 
placemaking by designing streets that are not dominated by vehicular space. The drainage 
strategy for the site has also had regard to potential pressures arising from the site due to 
changing climate into the future. Accordingly, a 20% allowance has been afforded to cater for 
climate change as a part of the attenuation strategy for the site.  
 
The design of the proposed development has reduced parking provision in line with Cork City 
Council policy and LDA ambition to reduce car dependency in their developments. The current 
suburban location of the site is not well served by public transport and therefore to be viable, 
under croft parking podiums at ground level are provided with surrounding on-grade parking 
incorporated in the public realm. The landscape and site strategy enables the future 
incorporation of the on-grade parking areas into the landscape with the under-podium 
parking becoming mobility hubs as the provision of public transports improves as per the Cork 
Metropolitan Area Strategy (CMATS) over time. 
 
We note that the Home Performance Index (HPI) is to be used as the main sustainability 
assessment tool and certification methodology. Reddy Architecture + Urbanism have carried 
out an initial assessment of the project in terms of HPI, which are outlined in section 3.9 of 
the enclosed Architectural Design Statement. 
 

 
3.10 Item No. 10 
 
 Item No. 10 states: 
 

“A Scheme Sustainability Statement (Objective 5.16 and Chapter 11 of the Plan) 
demonstrating how the proposal positively responds to the impact of climate change 
through mitigation and adaption measures; 
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It should be noted that as per Paragraph 11.273 of the Plan 'As part of the Scheme 
Sustainability Statement, applicants will be required to demonstrate how these 
considerations were explored and taken forward through the evolution of the 
development proposal and where they have not been taken forward, reasons are given 
as to why the measures were not technically feasible or viable. The level of information 
and commitments within the Statement should be proportionate to the scale and 
complexity of the development proposal”. 

   
Response 

 
In response to the above, please refer to Scheme Sustainability Statement, which is noted as 
Appendix B of this Response.  

 
3.11 Item No. 11 
 
 Item No. 11 states: 
 

“The Submission of an updated Daylight and Shadow Study to take full account of all 
proposed development and proposed amenity spaces and all existing surrounding 
residential properties (Cardinal Court) and their amenity spaces following 
amendments to the Scheme as outlined above. The Daylight and Shadow Study should 
include a comprehensive daylight and sunlight assessment examining the proposed 
dwelling units and amenity/garden/open spaces, as well as potential impacts on 
daylight and sunlight to adjoining properties. In preparing such assessment regard 
should be had to the provisions of section 3.2 of the Urban Development and Building 
Heights Guidelines for Planning Authorities (2018) and to the approach outlined in 
guides such as the BRE 'Site Layout Planning for Daylight and Sunlight' (2nd edition) 
or BS 8206-2: 2008 - 'Lighting for Buildings - Part 2: Code of Practice for Daylighting' 
and the new guidelines published in 2022. The assessment should provide a 
comprehensive view of the performance of the entire development in respect of 
daylight provision. Where any alternative, compensatory design solutions in respect 
of daylight are proposed, these should be clearly identified and justified, and their 
effect appropriately described and/or quantified. Note - it is very important that all 
measures of daylight {Vertical Sky Component, Average Daylight Factor and No 
Skyline) and sunlight (annual probable sunlight hours) are assessed in order to avoid 
presenting a partial, or biased, analysis of performance”. 

 
Response 

 
In response to the above, please refer to the Daylight and Sunlight Report and technical note 
prepared by GIA Surveyors. The Report outlines not only the daylight and sunlight amenity of 
the proposed development but also that of the adjoining existing residential properties. 
Overall, the results given on pages 30-93 of the Report show that 94% (870/924) of the 
proposed habitable rooms within the Proposed Development will see levels of MDI that either 
meet or exceed the BRE/BS EN 17037 recommendations, which is considered excellent. When 
considered alongside the compensatory measures embedded in the design and as a result of 
the optimisation throughout the design process, the proposed development will provide 
future residents with excellent daylight and sunlight amenity overall, as per the enclosed GIA 
Report. 
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3.12 Item No. 12 
 
 Item No. 12 states: 
 

“An updated Childcare Demand Assessment Report taking into account the submission 
from Cork City Childcare”. 

   
Response 

 
In response to the above, please refer to the accompanying Childcare Demand Assessment 
prepared by Tom Phillips + Associates. In addition, it is worth noting that the Design Team 
engaged with Cork City Childcare in advance of lodgement. Accordingly, the size of the creche 
was increased and the room configuration was amended to align with Túsla requirements for 
any future operator. 52 no. childcare spaces are provided, in line with requirements generated 
by the scheme itself. This level of provision accords with the requirements of the Childcare 
Facilities: Guidelines for Planning Authorities (2001) and importantly is consistent with the 
Sustainable Urban Housing: Design Standards for New Apartments Guidelines for Planning 
Authorities (2018), which is the methodology used to calculate requirements for new 
developments. 

 
3.13 Item No. 13 
 
 Item No. 13 states: 
 

“An Updated Schools Demand Assessment clarifying level of pupils on waiting lists for 
enrolment years noting oversubscription in nearby primary and secondary schools”. 

   
Response 

 
In response to the above, please refer to the accompanying Schools Demand Assessment 
prepared by Tom Phillips + Associates. Based on the proposed housing mix and existing 
demographic profile for the Electoral Division where the subject site is located, we can 
estimate a likely demand for c. 36 no. primary school places and c. 22 post-primary school 
places will result from the proposed development.  As outlined in this report, the subject site 
is well located in terms of accessibility to existing primary, post-primary, and special 
educational needs schools.  We contend that the supply of primary school places is currently 
increasing, due to the phased establishment of South Lee Educate Together National School.  
 
We contend that these additional school places to be established will be sufficient to cater for 
the anticipated demand for primary school spaces, which will result from the proposed 
development, alongside the typical provision from other existing schools in the area. The post-
primary schools in the study area have seen a 1.6% decrease in enrolments in the last 5 
academic years, which has resulted in a surplus of at least 32 no. post-primary school places 
within the study area. This surplus is sufficient to cater for the likely demand for post-primary 
school places resulting from the proposed development. The study area features 2 no. special 
educational needs schools, alongside a large number of additional educational needs 
classrooms within the mainstream primary and post-primary schools, which will cater for 
those students who require additional educational supports. 
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4.0 APPENDIX C OF CORK CITY COUNCILS LRD OPINION  
 
4.1 Architecture Section 
 
4.1.1 Item No.1 
 
 Item No. 1 States: 
 

“To allow for permeability of the site, there should be a connection to Cardinal Court 
housing estate to the west at least to allow pedestrians and cyclists access the site and 
surrounding areas and avoid an effective cul de sac. At the LRD Opinion Meeting (27th 
September) the applicant noted that Cardinal Court had not been taken in charge but 
nonetheless, all efforts should be made to create this link”. 

 
 Response 
  

In response to the above, please refer to the accompanying Architectural Design Statement 
prepared by Reddy Architecture and Urbanism. The potential future pedestrian link was 
discussed with Cork City Council as part of pre planning discussions and we wish to reiterate 
that these lands are not taken in charge by the Council and at present it is not possible to 
include these lands as a part of the proposed development. Accordingly future provision is 
provided should the status of these lands change in the future.  
 

4.1.2 Item No.2 
 
 Item No. 2 States: 
 

“The "Site Landscape Boundary Treatments" drawings imply an almost completely 
walled off development which goes against the preference for permeability. While the 
railing to the east and southeast appears to try to mimic the existing railing to the 
existing private greenfield site, it is not appropriate to continue this treatment to the 
proposed housing scheme and green spaces adjacent to this. The proposed 3 metre 
high brick wall added for security reasons to the south should also be reconsidered or 
at least reduced in height as it would be an oppressive and inappropriate addition to 
the scheme. This massive boundary to the south has also resulted in the removal of 
many existing trees which were previously proposed to be retained which reduces the 
quality of the landscaped area around the scheme”. 

 
 Response 
 

In response to the above, please refer to the accompanying Architectural Design Statement 
prepared by Reddy Architecture and Urbanism. The report outlines the proposed 
development’s layout and design evolution which prioritises permeability throughout the site.  
Boundary treatments were redesigned following feedback received by Cork City Council 
during consultation meetings accordingly.  
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Figure 4.0 Current Site Layout. The image outlines the proposed development’s access points, layout, and 
permeability. [Source: Reddy Architecture + Urbanism, cropped and annotated by TPA 2025] 

 
The proposed development includes 2 no. access points to the east of the subject site 
providing direct access to Sarsfield Road. This allows the proposed development to actively 
engage with the street, creating an active street front and providing vibrancy. In addition, is 
to be noted the proposed childcare facility is to be located near the front/eastern section of 
the site. Introducing an active use of this section of the site that will provide passive 
surveillance, increased foot traffic, and activity. 

 
There is a provision of c. 3,545 sqm of public open space, which is envisioned to be a shared 
space for residents to use. In addition, as outlined throughout the planning application there 
is provision of a future connection to the adjoining residential estate Cardinal Court. This will 
allow future residents and members of the community to easily travel through the area. 
 
The ESB, as the landowner to the south have specific security requirements for their site to 
the south, accordingly, boundary treatments shared with the ESB site, and the reconfigured 
access to the Sarsfield Road, have been designed in line with their requirements. 
 

4.1.3 Item No.3 
 
 Item No.3 States: 
 

“The number of single aspect north facing apartments have been reduced by slightly 
improving the north facing apartment to the West and Middle Blocks by stepping the 
facade to allow for a secondary east or west facing window to the living space. 
However, there remains 21 single aspect, north facing apartments in the East Block. 
Section 3.18 of "Sustainable Urban Housing: Design Standards for New Apartments 
(2023)" states that north facing single aspect apartments may be considered only 
where overlooking a significant amenity space but no such amenity space does or will 
exist to the north of the East Block. 
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 Response 
  

In response to the above, please refer to Section 3.4 of the accompanying Architectural Design 
Statement prepared by Reddy Architecture and Urbanism. 
 
In response to the local authority comments the number of north facing single aspect units 
has been reduced from 21 no. units to 18 no. units (5%). Every effort has been made 
throughout the design approach to ensure the residential amenity of these units is safe 
guarded. The submitted Architectural Design Statement states the following is stated. 
 

“The number of north-facing, single-aspect units account for just 5% (18 units) of the 
total number of apartments. North facing units have been designed out of the central 
and middle apartment buildings completely with the 5% located solely in the east 
block. The desire to retain as many of the matures trees in this portion of the site 
resulted in a linear shaped block to avoid Root protection zones. Whilst it was 
staggered in plan to reduce single aspect north facing units, three remain per floor, 
over 6 floor Compensatory measures include: 
 

• The 18 units are designed to exceed the minimum floor area standards by 10%. 
This increased floor area provides a high standard of amenity for residents of 
these units; 

• The open aspect without buildings to the north of this block, offering long open 
views for the upper units; 

• Provision of external private amenity balconies and terraces for each unit;  
• Extensive glazing to the facade including glass doors from both bedroom and 

living room to its balcony/terrace; 
• Balconies centralised on the plan in order to provide full height, unobstructed 

windows in both living room and bedroom; 
• Access to multiple sunny, public open space amenity areas immediately 

adjacent to their units, including large village green with mature trees; 
• High-quality residential amenity for each unit including good storage, 

thermal/overheating performance, energy efficient fixtures and fittings”. 
 

A number of compensatory measures have been implemented to ensure the residential 
amenity of these units are of a high standard.  
 

4.1.4 Item No.4 
 
 Item No.4 States: 

 
“The north facing ground floor apartments, especially of the West and Middle Blocks, 
need further consideration with more detailed sections drawn and developed to the 
adjacent boundaries. At present, as shown by the "Site Contextual Elevations" 
drawings there is only a narrow and/ or steeply sloped/ stepped open area directly 
outside these units which is not ideal”. 
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 Response 
 

In response to the above, please refer to the accompanying Architectural Pack prepared by 
Reddy Architecture and Urbanism. The pack includes elevations for each apartment block 
along with unit typologies to provide comprehensive details of the proposed dwellings. Please 
refer to the following drawings for further information. 
 

• Drawing Reg. Ref. WLT-06-WB-XXX-DR-RAU-AR-1201 P3 WEST BLOCK - GROUND AND 
FIRST FLOOR; 

• Drawing Reg. Ref. WLT-06-WB-XXX-DR-RAU-AR-1202 P3 WEST BLOCK - SECOND AND 
THIRD FLOOR PLANNING; 

• Drawing Reg. Ref. WLT-06-WB-XXX-DR-RAU-AR-1203 P3 WEST BLOCK - FOURTH 
FLOOR AND ROOF PLANNING; WLT-06-WB-XXX-DR-RAU-AR-2201 P3 WEST BLOCK – 
ELEVATIONS; 

• Drawing Reg. Ref. WLT-06-MB-XXX-DR-RAU-AR-1301 P3 MIDDLE BLOCK - GROUND 
AND FIRST FLOOR PLANNING; 

• Drawing Reg. Ref. WLT-06-MB-XXX-DR-RAU-AR-1302 P3 MIDDLE BLOCK - SECOND 
AND THIRD FLOOR PLANNING; 

• Drawing Reg. Ref. WLT-06-MB-XXX-DR-RAU-AR-1303 P3 MIDDLE BLOCK - FOURTH 
AND FIFTH FLOOR PLANNING; 

• Drawing Reg. Ref. WLT-06-MB-XXX-DR-RAU-AR-1304 P3 MIDDLE BLOCK - SIXTH 
FLOOR AND ROOF PLANNING; 

• Drawing Reg. Ref. WLT-06-MB-L00-DR-RAU-AR-1308 P3 CRECHE PLAN PLANNING; 
• Drawing Reg. Ref. WLT-06-XX-XXX-DR-RAU-AR-1501 P3 UNIT TYPOLOGIES 1 

PLANNING; 
• Drawing Reg. Ref. WLT-06-XX-XXX-DR-RAU-AR-1502 P3 UNIT TYPOLOGIES 2 

PLANNING; 
• Drawing Reg. Ref. WLT-06-MB-L00-DR-RAU-AR-2301 P3 MIDDLE BLOCK – 

ELEVATIONS; 
• Drawing Reg. Ref. WLT-06-EB-XXX-DR-RAU-AR-1401 P3 EAST BLOCK - GROUND TO 

THIRD FLOOR PLANNING; 
• Drawing Reg. Ref. WLT-06-EB-XXX-DR-RAU-AR-1402 P3 EAST BLOCK - FOURTH FLOOR 

TO ROOF PLANNING; 
• Drawing Reg. Ref. WLT-06-EB-XXX-DR-RAU-AR-2401 P3 EAST BLOCK - ELEVATIONS 

PLANNING; 
• Drawing Reg. Ref. WLT-06-EB-XXX-DR-RAU-AR-1503 P3 UNIT TYPOLOGIES 3. 

 
Accordingly, please also refer to the Architectural Design Statement (Section 3.4) for detailed 
information in this regard. 

 
4.1.5 Item No.5 
 
 Item No.5 States: 

 
“The East Block is placed at the northern edge of the site which makes sense to allow 
for the retention of many existing mature trees to the southeast and create a well-
designed landscaped buffer to the Sarsfield Road, which is effectively a 5 lane dual 
carriageway to the east. While the Sarsfield Road does not necessarily constitute a 
traditional street in its current format, the treatment of the east facade of the East 
Block should be reconsidered along with its massing and height to potentially provide 
more interaction with Sarsfield Road”. 
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 Response 
 

In response to the above, please refer to the accompanying Architectural Pack prepared by 
Reddy Architecture and Urbanism. In order to address the comments from Cork City Council, 
a number of design changes have been implemented. We would like to highlight the height of 
the eastern block has been reduced from 7 no. storeys to 6 no. storeys, along with an 
additional entrance added to the eastern façade. The additional access point provides direct 
access to the adjoining street and Sarsfield Road. 
 

Figure 4.1 S32B Stage vs. Current Proposed Scheme. [Source Reddy Architecture + Urbanism, cropped and 
annotated by TPA 2025] 
 
We submit to the local authority that the proposed treatment of the east facade of the East 
Block massing and height is more sympatric to the receiving urban environment and provides 
increased interaction with Sarsfield Road. 
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Figure 4.2 – CGI of interface with Sarsfield Road [Source - Red Line Studios, cropped by TPA 2025] 

 
4.1.6 Item No.6 
 
 Item No.6 States: 

 
“The cycle path paths through the southeast landscaped area wind through the open 
green space which reduces its flexibility and usability. While this is partly to deal with 
gradients and to avoid tree roots/ bases, this should be reconsidered if possible”. 

 
 Response 
 

In response to the above, please refer to the accompanying Architectural Pack prepared by 
Reddy Architecture and Urbanism. While the cycle path will continue through the open green 
space the design of the site's bicycle access has been designed to prioritise the safety of future 
users and to utilise the space available. The proposed bicycle path is smooth and even, with 
good-quality surfacing that reduces bumps and hazards. While also providing sufficient width 
to allow cyclists to pass one another comfortably and allow pedestrians to frequent the site 
with ease. 
 
The route is direct and links to key destinations such as the adjoining residential areas and 
Sarsfield Road ensuring that it is a practical and attractive option for everyday commuting. 
Additionally, the cycle path has been designed with environmental considerations in mind, 
integrating green spaces, tree canopies for shade, and maintaining clear sightlines for safety. 
 
The Architectural Design Statement states the following. 
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“Pedestrian access will be via footpaths at various points and a combined footpath/ 
cycle path centrally located on the eastern boundary. This provides an interactive 
boundary with Sarsfield Road, connecting to existing footpath and cycle lanes. It helps 
to separate pedestrian traffic from vehicular traffic, with safe and efficient pathways 
provided from the east to west of the site, and potential connection to Cardinal Court 
to the west”. 

  
In addition, the proposed development’s access and connections are outlined in the 
accompanying Landscape Strategy Report prepared by Park Hood Charted Landscape 
Architects. The Report outlines how the proposed development has been designed with all 
future users in mind. 
 

Figure 4.3 Proposed Site’s Access and Connections. [Source: Landscape Strategy Report prepared by Park Hood 
Chartered Landscape Architects, cropped and annotated by TPA 2025] 

 
4.1.7 Item No.7 
 
 Item No.7 States: 

 
“While external elevations and general massing generally appear to have been well 
considered, internal apartment layouts may need further development with 
apartment entrances seeming to be arbitrarily placed with no connection to separate 
internal halls etc. which means there is no buffer space from communal corridors to 
living spaces and bedrooms or from living spaces to bedrooms”. 

 
 Response 
 

In response to the above, please refer to the accompanying Architectural Pack prepared by 
Reddy Architecture and Urbanism. The pack includes plans for each floor of the 3-no. 
proposed apartment blocks along with unit typologies to provide comprehensive details of 
the proposed dwellings. Each unit has been designed in order to ensure sufficient buffer 
spaces are provided in this regard. 
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Please refer to the following drawings for further information. 
 

• Drawing Reg. Ref. WLT-06-WB-XXX-DR-RAU-AR-1201 P3 WEST BLOCK - GROUND AND 
FIRST FLOOR; 

• Drawing Reg. Ref. WLT-06-WB-XXX-DR-RAU-AR-1202 P3 WEST BLOCK - SECOND AND 
THIRD FLOOR PLANNING; 

• Drawing Reg. Ref. WLT-06-WB-XXX-DR-RAU-AR-1203 P3 WEST BLOCK - FOURTH  
• Drawing Reg. Ref. WLT-06-MB-XXX-DR-RAU-AR-1301 P3 MIDDLE BLOCK - GROUND 

AND FIRST FLOOR PLANNING; 
• Drawing Reg. Ref. WLT-06-MB-XXX-DR-RAU-AR-1302 P3 MIDDLE BLOCK - SECOND 

AND THIRD FLOOR PLANNING; 
• Drawing Reg. Ref. WLT-06-MB-XXX-DR-RAU-AR-1303 P3 MIDDLE BLOCK - FOURTH 

AND FIFTH FLOOR PLANNING; 
• Drawing Reg. Ref. WLT-06-MB-XXX-DR-RAU-AR-1304 P3 MIDDLE BLOCK - SIXTH 

FLOOR AND ROOF PLANNING; 
• Drawing Reg. Ref. WLT-06-MB-L00-DR-RAU-AR-1308 P3 CRECHE PLAN PLANNING; 
• Drawing Reg. Ref. WLT-06-XX-XXX-DR-RAU-AR-1501 P3 UNIT TYPOLOGIES 1 

PLANNING; 
• Drawing Reg. Ref. WLT-06-XX-XXX-DR-RAU-AR-1502 P3 UNIT TYPOLOGIES 2 

PLANNING; 
• Drawing Reg. Ref. WLT-06-EB-XXX-DR-RAU-AR-1401 P3 EAST BLOCK - GROUND TO 

THIRD FLOOR PLANNING; 
• Drawing Reg. Ref. WLT-06-EB-XXX-DR-RAU-AR-1402 P3 EAST BLOCK - FOURTH FLOOR 

TO ROOF PLANNING; 
• Drawing Reg. Ref. WLT-06-EB-XXX-DR-RAU-AR-1503 P3 UNIT TYPOLOGIES 3. 

 
Accordingly, please also refer to the Architectural Design Statement for detailed information 
in this regard. 

 
4.1.8 Item No.8 
 
 Item No.8 States: 

 
“The Creche is included in the Middle Block which will be built as part of the second 
phase of construction. While the phasing in general and location of the Creche by the 
village green and close to the entrance makes sense, the Creche may be required by 
the occupants of the first phase and its positioning may need to be reconsidered”. 

 
 Response 
 

In response to the above, the proposed development is now planned to be constructed and 
delivered in one singular phase. Therefore, the creche will only be operational when the rest 
of the scheme is completed and ready for occupation. Please refer to the accompanying 
Architectural Pack prepared by Reddy Architecture and Urbanism for further information. 
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4.2 Drainage Section 
 
4.2.1 Item No.1 
 
 Item No.1 States: 

 
“A Confirmation of Feasibility is included in the Engineering Design Report which states 
that a wastewater connection is feasible subject to infrastructure upgrades. These 
upgrades include additional storage capacity at Wilton WWPS and real time telemetry 
controls. UE have advised that there are currently no plans for these works and as such 
the Applicant will have to fund the upgrades and the fee will be calculated at 
connection application stage. A condition will be attached to any grant of permission 
stating that prior to commencement of the works, the connection application will be 
finalised and the fee paid. There is a concern that the cost of the required upgrades 
could be deemed prohibitive by the Applicant. 
 
A Statement of Design Acceptance from UE will be required with the full application. 
A Confirmation of Feasibility alone is not acceptable”. 

 
 Response 
 

In response to the above, please refer to the Infrastructure Report and Flood Risk Assessment 
prepared by Barret Mahony Consulting Engineers. The Statement of Design Acceptance from 
Uisce Éireann is attached as Appendix IX of the accompanying report 
 

4.2.2 Item No.2 
 
 Item No.2 States: 

 
“The proposed drainage strategy includes permeable paving of various types in a 
number of locations throughout the development. Please note that permeable paving 
is not permitted in areas to be taken in charge. All storm sewers shall have a minimum 
nominal diameter of 225mm. The minimum gradient for 225mm diameter storm 
sewers is 1:200. There are 11Nr. lengths of proposed storm sewers with gradients less 
that 1:200. Gradients as shallow as 1:301 are shown on the longitudinal sections”. 

 
 Response 
  
 In response to the above, please refer to the Report and Drawing Pack prepared by Barret 

Mahony Consulting Engineers.  Please refer to the accompanying drawings for further details 
regarding the proposed development’s Foul Drainage. 

 
• Foul Drainage Longitudinal Section Sheet 1 of 2 (Drawing Ref. Reg. 23215-BMD-ZZ-

XX-DR-C-12210); 
• Foul Drainage Longitudinal Section Sheet 2 of 2 (Drawing Ref. Reg. 23215-BMD-ZZ-

XX-DR-C-12211). 
  

Permeable paving is not included in areas that are to be taken in charge, as per drawing 
DWG No. WLT-06- SW-ZZ- DR--RAU-AR- 1900, prepared by Reddy A+U. 
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4.2.3 Item No.3 
 
 Item No.3 States: 

 
“A Flood Risk Assessment has been provided which has addressed the risk associated 
with storm water discharge from the site to the Glasheen River. The FRA states that 
the existing site forms part of the natural Glasheen River catchment and that 
discharge from the site will be controlled below Qbar to the 1-in-1 year runoff rate 
which the Design Team are satisfied will not exacerbate existing flooding issues at the 
Glasheen River”. 

 
 Response 
 

In response to the above, please refer to the Infrastructure Report and Flood Risk Assessment 
prepared by Barret Mahony Consulting Engineers. 
 
Section 3.0 of the Report includes a Flood Risk Assessment which has been carried out in 
accordance with the OPW publication “The Planning System and Flood Risk Assessment 
Guidelines for Planning Authorities”. Section 3.3.3 of the Report addresses the Council’s 
comments regarding the Glasheen Stream. This is outlined in further detail below. 
 

“(i) The existing site forms part of the natural Glasheen Stream catchment currently, 
based on a review of the topography of the area. It is noted that the excess run-off 
from the site would flow overland to the ESB access road where existing gullies 
currently collect run-off from the road and transmit this via an internal surface water 
piped network within the ESB Networks compound, ultimately leading the Glasheen 
Stream. There is an existing SW outlet from the ESB Networks compound which has 
been identified at the Glasheen Stream, adjacent to the southwest corner of the ESB 
Networks compound. The outlet was heavily silted at time of inspection; 
 
(ii) With regards to River Regime Protection, the GDSDS Regional Drainage Policies – 
Volume 2 document notes in section 6.3.1.2.2: “Rural runoff to rivers, when it occurs, 
is slow. To try and replicate this, urban runoff must be heavily constrained. 
Unrestrained runoff causes high velocities and erosion, affecting the morphology of 
the channel and the flora and fauna in the river.” It also notes, the relevant design 
criterion to address this issue is to “Restrain the rate of discharge to the receiving 
water to that of greenfield runoff for the site”; 
 
(iii) With regards to River Flooding Protection, the GDSDS Regional Drainage Policies – 
Volume 2 document notes in section 6.3.1.3: “Flooding in rivers is exacerbated by 
urban runoff, particularly in catchments with a high degree of urbanisation.” Section 
6.3.1.4 goes onto state “If all catchments are developed on the basis of reflecting the 
rural behaviour prior to development, both in terms of rate of runoff and volume of 
runoff, it is likely that the river will be protected effectively.” Where ‘long-term’ 
storage on site is not achievable, which is the case on this particular development, due 
to the space constraints arising from the need to protect existing mature trees, and 
the need to provide sufficient density of the development, the GDSDS notes : “It is 
possible that “long term” storage cannot be provided at certain sites. In these 
situations it is recommended that QBAR is used as the attenuation storage control 
requirement to ensure sufficient runoff is retained on site for extreme events; 



 

LDA SARSFIELD ROAD, WILTON LRD 
Response to LRD Opinion 31 

 

This will tend to be a less economic solution, but is the only way to ensure that urban 
runoff does not exacerbate flooding in a river”; 
 
(iv) The stormwater network design for the proposed development has estimated 
QBAR for the site at 10.81l/s. To further limit the risk of exacerbating flooding at the 
Glasheen Stream, the stormwater network discharge rate has been limited to less than 
0.85 x Qbar (i.e. a flow restriction of 9.0l/s has been designed for). Thus the design 
team have complied with the recommendations of the GDSDS and are satisfied the 
development will not exacerbate existing flooding issues at the Glasheen Stream”. 

 
We submit to the Council that the proposed development’s potential impact on the Glasheen 
River has been robustly assessed. With the mitigation measures outlined above, it is not 
envisioned that the proposed development will result in exacerbating flooding issues at the 
Glasheen Stream near the subject site. 

 
4.3 Additional Documentation Requested  
 
4.3.1 Item No.1 
 
 Item No.1 States: 

 
“Construction Environmental Management Plan – A Construction Environmental Plan 
shall be submitted, this shall provide details of intended construction practice for the 
development, including phasing of the works, piling and rock breaking requirements, 
mitigation measures for noise and vibration, dust and air quality. Detail in relation to 
traffic management, lighting, pedestrian safety, water quality protection measures 
and hours of work to be included. High level details have been included in Section 3 of 
Construction and Operational Waste Management Plan, however, further site-specific 
details as listed above should be included within Construction Environmental 
Management Plan”. 

 
 Response 
 

In response to the above, please refer to the Traffic and Transportation Assessment & Mobility 
Management Plan, prepared by ILTP Consulting Engineers. Section 10 of the Report contains 
an Outline Construction Stage Traffic Impact Assessment and Mobility Management Plan. The 
Report sets out the construction which will be generated in a singular phase. The report also 
outlines the proposed construction operation times and the potential impact the construction 
phase may have on the existing road network. 
 
Additionally, please refer to the Resource Waste Management Plan prepared by Malone 
O'Regan Environmental. This report details how construction materials and waste will be 
managed during the construction phase of the proposed development to ensure compliance 
with the applicable waste legislation and policies. 
 
The Reports outlined above are intended to be read alongside the Construction Management 
Plan prepared by DCON Safety Consultants. Which outlines in further detail the resource 
waste management plan, noise, vibration, dust, emissions, site access and traffic 
management, and so on. 
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The documentation submitted as a part of this planning application apprehensively addresses 
the Council’s comments and outlines the intended construction practices and management 
for the proposed development. 

 
4.3.2 Item No.2 
 
 Item No.2 States: 

 
“Construction and Operational Waste Management Plan – Working hours listed 
Construction and Operational Waste Management Plan for Mondays to Fridays to be 
amended with the following: Working hours during site clearance and construction 
shall be restricted to 06:00-18:00 hours on Mondays to Fridays and to 08:00-16:00 
hours on Saturdays. Activities outside these hours shall require the prior approval of 
the Planning Authority. 
 
Operational Waste Management Plan provided. However further clarity is required in 
relation to the following; 
 
- Apartment Blocks – Calculations are to be prepared to show quantities of waste 

produced versus the volume of waste storage provided in each storage area. 
Drawings of Bin Stores for East Block to be provided; 

- Further details required in relation to waste storage for the childcare facility – 
calculations are to be prepared to show quantities of waste produced versus the 
volume of waste storage provided. Location of childcare facility bin storage to be 
identified and confirm if management company or childcare facility operator will 
present this waste for collection. Drawings of bin storage area to be provided; 

- Further detail required in relation to bin storage for townhouses within this 
development. Drawing WLT-02-TH2-L00-DR-RAU-AR-1102 currently shows 2 bins 
within townhouse bin stores- dimensions to be reviewed to ensure bin stores can 
cater for required waste storage volume calculated. Waste Collection companies 
often supply 3 bins which also aligns with example of bin segregation proposed in 
Figure 5-1, this should be accounted for in storage provided. Calculations are to 
be prepared to show quantities of waste produced versus the volume of waste 
storage provided for townhouses; 

- Further detail required on end of terrace houses bin storage locations; these do 
not appear to be included on – Drawing WLT-02-TH2-L00-DR-RAU-AR-1102; 

- For the calculation of waste produces above, the developer should refer to the 
British standards BS 5906:2005 in relation to waste management in buildings to 
ascertain both waste generated, and capacity required for development; 

- All Bin Storage related drawings to be Appended to Operational Waste 
Management Plan; 

- Swept Path Drawing for Refuse Vehicle, Drawing has been provided – Drawing to 
be amended if required once location of childcare facilities bin store location is 
confirmed”. 

 
 Response 
 

In response to the above, please refer to the Construction and Operation Waste Management 
Plan, prepared by Malone O’Regan Environmental. The report addresses the Council’s 
comments in full and outlines the intended construction practices and management for the 
proposed development. 
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4.3.3 Item No.3 
 
 Item No.3 States: 

 
“Noise Impact Assessment – provide additional detail in Section 4.4.1 and 5.11..4 in 
relation to noise level within apartments at the upper floors beneath the centralised 
heating units that are located on the rooftops. A data sheet of a potential centralised 
heating unit showing d8 rating would be beneficial; 
 
Nosie Impact Assessment to take account of the 3 subsections within the site with 
particular attention to sub stations within west and middle block that are adjacent to 
and beneath apartment units on the ground floor and first floor; 
 
Similarly, any potential noise from the Meter & Comms room, Tank Room or AOVs 
should be addressed; 
 
Provide additional detail on the noise level within the amenity areas relative to the 
standards with particular attention to the amenity area in the eastern section of the 
site and the eastern apartment blocks. Reference should be made both to night and 
daytime levels. The report shall outline how the Noise limits as outlined in WHO 
Environmental Noise Guidelines for the European Region (WHO,2018) have been 
considered; 
 
Existing and future noise zone mapping for the development site would be beneficial”. 

 
 Response 
 

In response to the above, please refer to the Noise Impact Assessment, prepared by Malone 
O’Regan Environmental. The report addresses the comments received accordingly. The 
accompanying Report includes an assessment of the existing baseline noise of the site, the 
proposed development’s potential impact during construction and operational phases, and 
the noise generation within the proposed developments itself. In addition, the Report outlines 
the application of good acoustic design processes that have been implemented within the 
proposed development. 

 
4.3.4 Item No.4 
 
 Item No.5 States: 

 
“Air Quality Report – Due to the close proximity of the site to the N40 and Sarsfield 
Road related traffic, there remains concerns in relation to Air Quality in the long-term 
affecting the site and future development. As a result, the developer shall commence 
on-site Air Quality monitoring for at least a 2 month period. Monitoring shall be carried 
out when schools and university traffic are present. Monitoring to include N02, PM10, 
and PM2.5 as a minimum. The location of the Air Quality Monitoring stations shall 
reflect the closest amenity area and residence to the Sarsfield Road and N40; 
 
The final report shall outline the air quality for the future residents within the 
development and at both the eastern block of apartments and the closest amenity 
areas; 
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The report shall also outline how the WHO Global Air Quality Guidelines 2021, limits 
and interim targets have been considered. Mitigation measures as required shall be 
outlined within the report; 
 
Noted – Report has been submitted as “Preliminary” while awaiting AADT information 
with Final Report to follow”. 

 
 Response 
 

In response to the above, please refer to the Air Quality Assessment Report, prepared by 
Malone O’Regan Environmental. 
 
In line with the local authorities' LRD Opinion, the applicant has commissioned a 
comprehensive Air Quality Assessment Report, which includes a three-month survey period. 
Monitoring began on December 11th, 2024, and concluded on the 26th of February 2025, 
meeting the Council’s requested timeline.  
 
The Report’s results outline that the construction phase of the proposed development poses 
a medium risk of resulting in dust-soiling effects arising on surrounding sensitive receptors 
and has a low risk of resulting in PM10 exposure effects arising on surrounding sensitive 
receptors. Section 5.1 of the accompanying report outlines the appropriate mitigation 
measures, to offset any potential impacts of the proposed development. We note that these 
impacts will be short term, while construction is underway, and measures to reduce dust will 
be implemented as per construction management best practice. Future air quality for 
residences and amenities in and around the proposed development site will meet EU AQS 
following construction. Implementation of the Cork City Air Quality Strategy 2021-2026 could 
reduce air quality effects arising from existing and future traffic within Cork City and lower 
background concentrations surrounding the subject site. 
 
Please refer to the accompanying documentation for further information.   

 
4.3.5 Item No.5 
 
 Item No.5 States: 

 
“Energy and Climate Action Statement – Energy and Heating Strategy Comparison 
Report has been provided. The report provides significant detail, however, it is not 
clear from the report which heating strategy has ultimately been selected for the 
apartment block developments. Further clarity should also be provided confirming the 
heating strategy for both town houses and apartment blocks and location of any 
external equipment; 
 
Plan Drawings should indicate location of the proposed central heating units (this 
appears to be what has been selected for drawing purposes). Please confirm if this 
CHU is located within “Domestic Water Tank Room”. A data sheet of a potential 
centralised heating unit showing dB rating would be beneficial; 
 
Any noise emissions from the proposed heating systems should be included within the 
Noise Impact Assessment to identify any potential issues in relation to noise within the 
apartment/townhouses. Particular attention should be given to any apartments that 
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may be located underneath centralised heating pumps located on the rooftops. 
Alternatively, if the heating systems are contained within the apartments, further 
analysis would be required in the Noise Impact Assessment. Details of heating system 
for townhouses to be included in Noise Impact Assessment”. 

 
 Response 
  

In response to the above please refer to the accompanying Energy and Heating Strategy 
Comparison prepared by EDC Engineering. The report outlines a comparison and feasibility 
study which is in line with the Development Plan’s requirements. the following is stated. 
 

“In line with Cork City Council policy objectives and regional policy objective RPO 7.38 
set out in the Regional Spatial & Economic Strategy (RSES) 2019-2031, a feasibility 
study for district heating systems was carried out for the proposed development. This 
study includes a comparison of three different heating strategies, including two 
standalone systems and one centralised heating systems; 
 
For a fair comparison, early-stage Part L block compliance calculations were carried 
out on each heating strategy to determine the developments estimated primary 
energy, CO2 emissions, delivered energy, running costs and PV requirements. The 
study also determines if the heating strategy will achieve a 10% primary energy 
improvement and determines what is required for it to be achieved. Third party district 
heating and waste heat networks outside the development’s curtilage have been 
excluded from this study, as it was found there is no current heat networks in the area 
and the development in not located in a SEAI district heating candidate area, as shown 
in Figure 2 above”. 

 
The proposed development aims to implement a Centralised Heating System Strategy for the 
apartments. The heating approach for the townhouses will be finalised during the detailed 
design phase, but the current proposal suggests using Air Source Heat Pumps (ASHP) and 
Central Mechanical Extract Ventilation (CMEV). 
 
The Central Heating Unit (CHU) for the apartments will be situated on the roof of each block 
and has already been incorporated into Reddy’s Layouts. Buffer tanks, circulation pumps, and 
other related components will be in the heating plant room adjacent to the water tank room. 
Please note that all equipment will be placed on the roofs of the apartment blocks. The plant 
room layouts will be confirmed in the detailed design phase. 
 
Additionally, please refer to the accompanying Technical Note prepared by Wave Dynamics 
Acoustic Consultants. This note includes a preliminary building acoustics assessment, 
evaluating internal noise levels associated with heat pump units, based on the current design 
and drawing details at the planning stage. Noise levels have been assessed using data provided 
by the equipment manufacturer. 

 
4.3.6 Item No.6 
 
 Item No.6 States: 

 
“Noted – Technical Note has been provided to date in relation to Contaminated Land. 
As outlined by Applicant, the Technical Report will be submitted with planning 
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application including site investigation work and interpretation of results. Mitigation 
measures as required also to be included in the report”. 
 
 
 

 
 Response 
 

In response to the above please refer to the accompanying Site Investigation Summary Report 
prepared by EDC Engineering, which addresses this request in detail and in full. 

 
4.3.7 Item No.7 
 
 Item No.9 States: 

 
“Resource Waste Management Plan – The predicted quantities of waste for this 
development should be outlined in final submission. Tabe 5-1 of the submitted 
Resource Waste Management Plan provides values for typical C&D projects; this 
should be amended based on the proposed development for planning submission 
including cut and fill volumes. Refer to Appendix D of the Best Practice Guidelines for 
the Preparation of Resource and Waste Management Plans for C&D Projects (2021) 
for further details; 
 
The Resource and Waste Management Plan should also outline 
 
- The type, quantity and waste codes of hazardous waste generated from the 

demolition and construction process; 
- The type, quantity and waste codes of non-hazardous waste generated during the 

demolition and construction process; 
- Submit the names of waste collectors to be engaged in waste movement as well 

as destination waste facilities where waste will be taken off-site for 
recovery/disposal”. 

 
 Response 
 

In response to the above, please refer to the Resource Waste Management Plan prepared by 
Malone O'Regan Environmental. This report details how construction materials and waste will 
be managed during the construction phase of the proposed development to ensure 
compliance with the applicable waste legislation and policies. 

 
4.4 Strategic Transport Section 
 
4.4.1 Item No.1 
 
 Item No.1 States: 

 
“The pedestrian accessibility to the proposed development is good, however the 
proposed development should include for a footpath connection to the existing 
pedestrian network in Cardinal Court to the west of the development”. 
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 Response 
  

In response to the above please refer to the Architectural Design Statement prepared by 
Reddy Architecture + Urbanism. We would like to highlight to the Local Authority a footpath 
connection to the existing pedestrian network in Cardinal Court has been provided within the 
site, allowing future provision should land to the west be secured at a later date. 

 
4.4.2 Item No.2 
 
 Item No.2 States: 

 
“The 4 parking spaces located to the south of the east block should be removed and 
access restricted to this public realm space to pedestrians/cyclists and emergency 
vehicles only. There is the potential that drivers will parking indiscriminately in this key 
public realm space”. 

 
 Response 
 

In response to the above please refer to the documentation prepared by Reddy Architecture 
+ Urbanism. In addition, the documentation prepared by ILTP Consulting Engineers also 
addresses this comment. In accordance with the Local Authorities request the 4 no. parking 
spaces to the south of the east block have been removed. 

 
4.4.3 Item No.3 
 
 Item No.3 States: 

 
“Consider the repositioning of the footpath to the back of the parking space along the 
southern boundary of the proposed development, as noted in the figure below. In 
addition, the provision of a raised pedestrian ramp should be considered at the 
pedestrian crossing”. 

 
 Response 
 

In response to the above please refer to the documentation prepared by Reddy Architecture 
+ Urbanism, where this request has been adopted. In addition, please also refer to the 
documentation prepared by Park Hood Chartered Landscape Architects. 
 
Please refer to following plans for further information; 
 

• Hardscape Plan (Drawing Ref. Reg. 7848-PHL-SW-XX-DR-L-1200-00), prepared by Park 
Hood Chartered Landscape Architects; 

• Site Layout Plan (Drawing Ref. WLT-06-SW-ZZ-DR-RAU-AR-1003), prepared by Reddy 
Architecture + Urbanism. 

 
4.4.4 Item No.4 
 
 Item No.4 States: 

 
“The proposed provision of cycle parking is line with the 2022-2028 Cork City Council 
Development Plan standards at 0.5 cycle spaces per unit, however a higher cycle 
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parking standard should be considered bearing in mind the relatively low car parking 
standard applied to the proposed development. The East Block is poorly served with 
cycle parking and the provision of additional cycle parking (to replace the 4 parking 
spaces} close to this building would be welcome”. 
 

 
 Response 
 

In response to the above please refer to the documentation prepared by Reddy Architecture 
+ Urbanism. We would like to highlight to the Local Authority that the proposed development 
has been revised and now includes a provision of 503 no. bicycle parking spaces. Therefore, 
the proposed development now exceeds the Development Plan requirements. 

 
4.4.5 Item No.5 
 
 Item No.5 States: 

 
“The use of the existing signalised junction serving the ESB entrance is supported, 
however there is an opportunity to widen the proposed cycle lanes on the ESB access 
road through some localised narrowing of the existing traffic lanes”. 

 
 Response 
 

In response to the above please refer to the documentation prepared by Reddy Architecture 
+ Urbanism. In addition, please refer to the accompanying Footpath and Cycle Path Details 
(Drawing ref. reg. 23215-BMD-ZZ-XX-DR-C-12110), prepared by Barrett Mahony Civil and 
Structural Consulting Engineers. 

 
4.4.6 Item No.6 
 
 Item No.6 States: 

 
“The proposed quantum of parking is supported as the immediate area is well served 
by public transport and has numerous local services nearby”. 

 
 Response 
 
 The above comment from the Local Authority is noted. 
 
4.4.7 Item No.7 
 
 Item No.7 States: 

 
“A car park management plan should be submitted presenting the location of any 
spaces set aside for the disabled/ mobility impaired, electric vehicle charging locations, 
car club, set down spaces, access control measures, etc... It should be noted that no 
parking spaces will be assigned to any particular residential unit and that all parking 
will be a shared resource”. 
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 Response 
  

In response to the above please refer to the Traffic and Transportation Assessment and 
Mobility Management Plan prepared by ILTP Consulting Engineers. Section 5.5 of the report 
outlines the proposed developments Car Parking Management Strategy. 
 
 

 
4.4.8 Item No.8 
 
 Item No.8 States: 

 
“The input data and associated findings with respect to the submitted transport 
assessment are generally acceptable and no further clarification is required”. 

 
 Response 
 
 The above comment from the Local Authority is noted. 
 
4.4.9 Item No.9 
 
 Item No.9 States: 

 
“The proposed mode share targets presented in the transport assessment should be 
revisited and reflect on the existing mode share split for the area utilising information 
from Census 2020 and the proposed provision of cycle and car parking on site”. 

 
 Response 
 

In response to the above please refer to the accompanying Quality Audit Report, prepared by 
MHL Consulting Engineers. Section 3.1 of the report outlines findings from the Census 202 SAP 
Data and how this has informed the proposed developments. 
 

4.4.10 Item No.10 
 
 Item No.10 States: 

 
“Reference is made to a public transport survey, if this information is available its 
presentation within the transport assessment would be welcome”. 

 
 Response 
 

In response to the above please refer to the Traffic and Transportation Assessment and 
Mobility Management Plan prepared by ILTP Consulting Engineers. Accordingly, Section 6.5 of 
the Report outlines the results of the Public Transport Survey.  
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4.4.11 Item No.11 
 
 Item No.11 States: 

 
“Could additional details be provided with respect who would engage the proposed 
Travel Plan Co-ordinator and how this role will be financed going forward”. 

 
 Response 
 

In response to the above please refer to the Traffic and Transportation Assessment and 
Mobility Management Plan prepared by ILTP Consulting Engineers. Accordingly, Section 9.7 of 
the Report outlines the proposed development’s travel plan and the appointment of a Travel 
Plan Coordinator. The following is stated. 

“9.7.2 The appointment of an active Travel Plan Coordinator is regarded as the 
principle means of developing and implementing a Travel Plan / MMP; 

 
9.7.3 It is proposed that a Travel Plan Coordinator be appointed for the development 
by the management company, whose objective will be to encourage and facilitate 
sustainable travel for residents and visitors to the development; 

 
9.7.4 The Travel Plan Coordinator will have a role in promoting and monitoring the 
Travel Plan / MMP. The Travel Plan Coordinator role will involve the ongoing 
implementation of the Travel Plan initiatives”. 

  
The appointment of a Travel Plan Coordinator will be the responsibility of the proposed 
development’s management company. 

 
4.4.12 Item No.12 
 
 Item No.12 States: 

 
“The submitted Mobility Management Plan makes reference to cycle parking provided 
for each residential unit, confirmation required with respect to the final allocation of 
bike parking within the scheme”. 

 
 Response 
 

In response to the above please refer to the documentation prepared by Reddy Architecture 
+ Urbanism. Accordingly, the provision and location of the bicycle parking are explicitly shown 
in the Proposed Site Layout – Ground Level (Drawing Ref. Reg. WLT-06-SW-ZZ-DR-RAU-AR-
1003). 

 
4.4.13 Item No.13 
 
 Item No.13 States: 

 
“The car park management plan should identify the spaces set aside for the proposed 
car club”. 
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 Response 
  

In response to the above please refer to the documentation prepared by Reddy Architecture 
+ Urbanism. Please refer to the accompanying drawing Proposed Site Layout – Ground Level 
(Drawing Ref. Reg. WLT-06-SW-ZZ-DR-RAU-AR-1003). Accordingly, the plan outlines 2 no. Go-
Car spaces near the entrance of the site. 
 
In addition, please refer to the Traffic and Transportation Assessment and Mobility 
Management Plan prepared by ILTP Consulting Engineers. 
 

 
4.5 Community, Culture and Placemaking Section 
 
4.5.1 Item No.1 
 
 Item No.1 States: 

 
“Urban Road Design – Pedestrians; The Applicant is required to provide and submit 
details of the cycle lane and pedestrian provision tie-in to the existing infrastructure 
on Sarsfield Road”. 

 
 Response 
 

In response to the above please refer to the documentation prepared by Reddy Architecture 
+ Urbanism. Please refer to the accompanying drawing Proposed Site Layout – Ground Level 
(Drawing Ref. Reg. WLT-06-SW-ZZ-DR-RAU-AR-1003). 
 
In addition, please refer to the Traffic and Transportation Assessment and Mobility 
Management Plan prepared by ILTP Consulting Engineers. The Report outlines the proposed 
development’s compliance with the Design Manual for Urban Roads and Streets (DMURS).  

 
4.5.2 Item No.2 
 
 Item No.2 States: 

 
“Internal Road Design – Pedestrians; The applicant is required to demonstrate drivers 
accessing the internal access road from the ESB Road have intervisibility of drivers 
carrying out reverse manoeuvres from the first grouping of car parking bays”. 

 
 Response 
 

In response to the above please refer to the documentation prepared by Reddy Architecture 
+ Urbanism. Please refer to the accompanying drawing Proposed Site Layout – Ground Level 
(Drawing Ref. Reg. WLT-06-SW-ZZ-DR-RAU-AR-1003). 

 
In addition, please refer to the Traffic and Transportation Assessment and Mobility 
Management Plan prepared by ILTP Consulting Engineers and the accompanying 
documentation prepared by Barret Mahony Civil and Structural Consulting Engineers. 
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4.5.3 Item No.3 
 
 Item No.3 States: 

 
“Internal Estate Road – Pedestrian Provision; The applicant is required to demonstrate 
continuous pedestrian provision for residents accessing the development access 
junction and continuing to, for example Town House Block A or the proposed 
pedestrian link to Cardinal Court, located to the west of the development site. The 
provision would also include where applicable priority crossing or dropped 
kerbing/tactile paving to access these locations. It is unclear if pedestrians have 
priority for this route through the site”. 

 
 Response 
 

In response to the above please refer to the documentation prepared by Reddy Architecture 
+ Urbanism. Please refer to the accompanying drawing Proposed Site Layout – Ground Level 
(Drawing Ref. Reg. WLT-06-SW-ZZ-DR-RAU-AR-1003). 

 
In addition, please refer to the Traffic and Transportation Assessment and Mobility 
Management Plan prepared by ILTP Consulting Engineers and the accompanying 
documentation prepared by Barret Mahony Civil and Structural Consulting Engineers. Again, 
future provision has been facilitated within the site to Cardinal Court. 

 
4.5.4 Item No.4 
 
 Item No.4 States: 

 
“Taking in Charge and/or Management Company; The Applicant is required to confirm 
the areas, if any, proposed to be subject to a taking in charge application and/or the 
areas proposed to be maintained by a management company/equivalent”. 
 

 Response 
 

In response to the above please refer to the documentation prepared by Reddy Architecture 
+ Urbanism. Please refer to the accompanying drawing Taking in Charge Site Layout (Drawing 
Ref. Reg. WLT-06-SW-ZZ-DR-RAU-AR-1900). 

 
4.5.5 Item No.5 
 
 Item No. 5 States: 

 
“Quality Audit - An Independent Quality Audit which should include: 
 
1. Road Safety Audit; 
2. Access Audit; 
3. Walking Audit; 
4. Cycle Audit. 
 
These shall be carried out at the developer’s expense for the development in 
accordance with the Design Manual for Urban Roads and Streets (DMURS) Guidance 
and TII (Transport Infrastructure Ireland) standards.  
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The Quality Audit team shall be approved by the Planning Authority and all measures 
recommended by the Auditor should be undertaken unless the Planning Authority 
approved any departure in writing. A feedback report should also be submitting 
providing a response to each of the items. The objective of the Quality Audit is to 
demonstrate that appropriate consideration has been given to all of the relevant 
aspects of the design. DMURS states that the intention of a Quality Audit is an 
assessment toll that highlights the strengths and weaknesses of a design and a 
document process of how decisions were made. The UK Department for transport 
notes the key benefits of a Quality Audit as 
 
- A transparent process that demonstrates that the needs of all user groups and the 

design objectives; 
- Enables the projects objectives to be delivered by putting in place a check 

procedure; 
- Contributes to cost efficiency in design implementation; 
- Encourages engagement with stakeholders 
 
The Applicant is requested to prepare an independent Quality Audit.”. 

 
 Response 
 

In response to the above please refer to the accompanying Quality Audit Report, which 
provides detailed consideration of the above noted points, prepared by MHL Consulting 
Engineers. 
 

4.6 Operations Directorate – ITS Section 
 
4.6.1 Item No.1 
 
 Item No. 1 States: 

 
“Refer to Rev 10 of the CCC public lighting design guidance document for the design of 
public lighting on this scheme. Link for the latest version of the document can be found 
on the CCC public lighting page or using the link below”. 

 
 Response 
 

In response to the above please refer to the accompanying Outdoor Lighting Report and the 
Public Lighting Layout Plan (Drawing Ref. Reg C23024-EDC-XX-XX-DR-E-3000), prepared by 
EDC Consulting Engineers. EDC have had regard to this in formation of the proposed design. 

 
4.6.2 Item No.2 
 
 Item No. 2 States: 

 
“Public Lighting shall be designed in line with Irish and European Standards for Road 
lighting. Please refer to EN- 13201-1 to 5. Electrical Installation shall meet the 
standards laid out in the National Rules for Electric Installations document IS-10101”. 
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 Response 
  

In response to the above please refer to the accompanying Outdoor Lighting Report and the 
Public Lighting Layout Plan (Drawing Ref. Reg C23024-EDC-XX-XX-DR-E-3000), prepared by 
EDC Consulting Engineers. EDC have had regard to this in formation of the proposed design. 

 
4.6.3 Item No.3 
 
 Item No. 3 States: 

 
“Urban Cycle Infrastructure shall be designed in accordance with the NTA's Cycle 
Design Manual (COM). Guidance on the lighting of cycle tracks is provided in the ILP 
Technical Report PLG-23 "Guidance on the lighting of cycle tracks is provided in the ILP 
Technical Report No. 23 "Lighting for Cycling Infrastructure". 

 Response 
  

In response to the above please refer to the accompanying Outdoor Lighting Report and the 
Public Lighting Layout Plan (Drawing Ref. Reg C23024-EDC-XX-XX-DR-E-3000), prepared by 
EDC Consulting Engineers. EDC have had regard to this in formation of the proposed design. 

 
4.6.4 Item No.4 
 
 Item No. 4 States: 

 
“Refer to Tll document DN-LHT-03038 "Design of Road Lighting for the National Road 
Network" for the design of public lighting on Tll managed national road routes. This 
document also outlines the requirements for lighting at Pedestrian Crossings and 
where additional lighting shall/may be required. Please refer to section 5.8 within the 
document”. 

 
 Response 
  

In response to the above please refer to the accompanying Outdoor Lighting Report and the 
Public Lighting Layout Plan (Drawing Ref. Reg C23024-EDC-XX-XX-DR-E-3000), prepared by 
EDC Consulting Engineers. EDC have had regard to this in formation of the proposed design. 

 
4.6.5 Item No.5 
 
 Item No. 5 States: 

 
“Please refer to the latest edition of the guidelines for Managing Openings in Public 
Roads (The Purple Book) for civils work in relation to traffic Signals or Public Lighting. 
This shall be read in conjunction with the CCC Public Lighting Design Guidance 
Document and any relevant Manufacturers Technical datasheets”. 

 
 Response 
 

In response to the above please refer to the accompanying Outdoor Lighting Report and the 
Public Lighting Layout Plan (Drawing Ref. Reg C23024-EDC-XX-XX-DR-E-3000), prepared by 
EDC Consulting Engineers. EDC have had regard to this in formation of the proposed design. 
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4.6.6 Item No.6 
 
 Item No. 6 States: 

 
“Rear louvres will be required on the following lanterns: lOA,2B,15B,1B,3B, 12B,4B, 
138, 7B,37B,23B,25A,20A”. 

 
 Response 
  

In response to the above please refer to the accompanying Outdoor Lighting Report and the 
Public Lighting Layout Plan (Drawing Ref. Reg C23024-EDC-XX-XX-DR-E-3000), prepared by 
EDC Consulting Engineers. EDC have had regard to this in formation of the proposed design. 

 
 
4.6.7 Item No.7 
 
 Item No. 7 States: 

 
“Front louvres will be required on the following lanterns: 
11B,56D,57D,48D,49D,35D,51D,53D”. 

 
 Response 
 

In response to the above please refer to the accompanying Outdoor Lighting Report and the 
Public Lighting Layout Plan (Drawing Ref. Reg C23024-EDC-XX-XX-DR-E-3000), prepared by 
EDC Consulting Engineers. EDC have had regard to this in formation of the proposed design. 

 
4.6.8 Item No.8 
 
 Item No. 8 States: 

 
“Lantern lOA appears to be placed in private property”. 

 
 Response 
 

In response to the above please refer to the accompanying Outdoor Lighting Report and the 
Public Lighting Layout Plan (Drawing Ref. Reg C23024-EDC-XX-XX-DR-E-3000), prepared by 
EDC Consulting Engineers. This has been amended accordingly. 

 
4.6.9 Item No.9 
 
 Item No. 9 States: 

 
“Rear of parking area is currently not illuminated”. 

 
 Response 
 

In response to the above please refer to the accompanying Outdoor Lighting Report and the 
Public Lighting Layout Plan (Drawing Ref. Reg C23024-EDC-XX-XX-DR-E-3000), prepared by 
EDC Consulting Engineers. Accordingly, all the proposed parking areas have appropriate 
lighting. 
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4.6.10 Item No.10 
 
 Item No. 10 States: 

 
“Lantern 14A, 11B, 8B, 17A, 18A, 20A, GA and 36A currently placed in shrubbery, 
please confirm that this will be a low height shrub to allow for future access and 
maintenance”. 

 
 Response 
 

In response to the above please refer to the accompanying Outdoor Lighting Report and the 
Public Lighting Layout Plan (Drawing Ref. Reg C23024-EDC-XX-XX-DR-E-3000), prepared by 
EDC Consulting Engineers. EDC have had regard to this in formation of the proposed design. 

 
4.6.11 Item No.11 
 
 Item No. 11 States: 

 
“Lanterns 6A and 21A are currently positioned at the front of the footpath, these are 
to be planned at the rear of the footpath to avoid any potential collisions”. 

 
 Response 
 

In response to the above please refer to the accompanying Outdoor Lighting Report and the 
Public Lighting Layout Plan (Drawing Ref. Reg C23024-EDC-XX-XX-DR-E-3000), prepared by 
EDC Consulting Engineers. EDC have had regard to this in formation of the proposed design. 

 
4.6.12 Item No.12 
 
 Item No. 12 States: 

 
“Grid 1 is to be reduced to a P4 lighting class”. 

 
 Response 
 

In response to the above please refer to the accompanying Outdoor Lighting Report and the 
Public Lighting Layout Plan (Drawing Ref. Reg C23024-EDC-XX-XX-DR-E-3000), prepared by 
EDC Consulting Engineers. EDC have had regard to this in formation of the proposed design. 

 
4.6.13 Item No.13 
 
 Item No. 13 States: 

 
“Grid 2 is to be broken down into smaller grids, the spine road is to be illuminated to 
a P3, the branching roads are to be illuminated to a P4, outdoor areas are to be 
illuminated to PS; 

• Sub grid one, spine road; 
• Sub grid two, branching roads; 
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• Sub grid three, footpath access from the main road Sub grid 4, outdoor areas 
and footpath to the north; 

• Current grid is too large; 
• Please confirm the above layout, arrows are within grass verges”. 

 
 Response 
 

In response to the above please refer to the accompanying Outdoor Lighting Report and the 
Public Lighting Layout Plan (Drawing Ref. Reg C23024-EDC-XX-XX-DR-E-3000), prepared by 
EDC Consulting Engineers. EDC have had regard to this in formation of the proposed design. 

4.7 Parks and Recreation Department Section 
 
4.7.1 Item No.1 
 
 Item No. 1 States: 

 
“A bat roost for the soprano pipistrelle has been identified on site within a number of 
trees on site. The roost will be retained as stated within the EcIA”. 

 
 Response 
  

In response to the above please refer to the accompanying Ecological Impact Assessment 
(EcIA) prepared by Malone O’Regan Environmental.  In addition, the planning application is 
accompanied by a Bat Report, which can be found in Appendix A of the EcIA. Roosts are 
protected accordingly. 

 
4.7.2 Item No.2 
 
 Item No. 2 States: 

 
“Mitigation measures need to be in place to protect the soprano pipistrelle roost on 
site and the other bat species who currently utilise the site. Any lighting for the 
development needs to be designed to reduce any extra lighting that would affect the 
bats leaving and returning to the roost”. 

 
 Response 
 

In response to the above please refer to the accompanying Ecological Impact Assessment 
(EcIA) prepared by Malone O’Regan Environmental.  In addition, the planning application is 
accompanied by a Bat Report, which can be found in Appendix A of the EcIA. The proposed 
lighting scheme has been informed by this request accordingly. 

 
4.7.3 Item No.3 
 
 Item No. 3 States: 

 
“There is a risk to this bat roost could fail as the landscape plan highlights the majority 
of the trees are being removed for the proposed development. See map below (Fig. I).  
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The current landscape plan will create fragmentation and isolation for this soprano 
pipistrelle roost and the other bat species that currently utilise this site by significantly 
reducing their foraging areas and other potential roosts sites. As stated by the 
European Commission it is an offence to cause the deterioration of a bat roost by such 
human activity as the proposed development. (European Commission, 2021a; Section 
2.3.4 d). Mitigation measures need to be in place to reduce the impact of the 
development on the roost such as avoiding any light close to the roost, have shaded 
flight paths to the roost such as woodlands and hedgerows”. 
 

 
Response 

 
In response to the above please refer to the accompanying Ecological Impact Assessment 
(EcIA) prepared by Malone O’Regan Environmental.  In addition, the planning application is 
accompanied by a Bat Report, which can be found in Appendix A of the EcIA. Mitigation 
measures have been adopted accordingly, as per the updated landscape and lighting 
strategies. Tree retention has also been prioritised as a part of the proposed design of the 
scheme, while trying to comply with requirements of ESB adjoining from a boundary 
treatment perspective. 
 

4.7.4 Item No.4 
 
 Item No. 4 States: 

 
“Also, the NPWS need to be informed of the roost and the measures in place to protect 
this bat roost as it is an offence to disturb any bat roosts under the Wildlife Act, 1976 
and amendment 2000 and EU legislation”. 

 
 Response 
 

In response to the above please refer to the accompanying Ecological Impact Assessment 
(EcIA) prepared by Malone O’Regan Environmental.  In addition, the planning application is 
accompanied by a Bat Report, which can be found in Appendix A of the EcIA. It is noted that 
as we will not be disturbing the known bat roosts, no derogation licences are required in this 
regard. This was confirmed through discussion with the Conservation Ranger via email on the 
30th of September 2024. If bats are found in other trees closer to the felling date and the start 
of works on site, the NPWS will be contacted, and appropriate measures will be taken.  

 
4.7.5 Item No.5 
 
 Item No. 5 States: 

 
“The lighting scheme for the proposed development needs more work on reducing and 
eliminating lighting where the soprano pipistrelle roost is and along the flight paths of 
bats that utilise the site. The guidance note on Bats and Artificial Lighting at Night 
should be followed to improve the lighting scheme for the proposed development for 
nocturnal wildlife”. 

 
 Response 
  

The lighting scheme has been updated accordingly, as already noted above. 
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 In response to the above please refer to the accompanying Ecological Impact Assessment 
(EcIA) prepared by Malone O’Regan Environmental.  In addition, the planning application is 
accompanied by a Bat Report, which can be found in Appendix A of the EcIA. 

 
4.7.6 Item No.6 
 
 Item No. 6 States: 

 
“Under objective 6.22f. Cork City Council will seek, where appropriate, to enhance the 
linear habitat connectivity, including the interconnection and enhancement of: 
Woodlands, gardens, open spaces, fields and hedgerows. This objective is not being 
meant with the current removal of the tree lines within the landscape design. A full 
breakdown of the percentage of trees being removed and trees being retained need 
to be stated with reports going forward and the reasoning behind why the trees are 
being removed. Also, a breakdown of the compensation planting to be installed with 
quantities and percentage of the future canopy cover”. 

 
 Response 
 

In response to the above please refer to the accompanying the Landscape Management and 
Maintenance Plan prepared by Park Hood Chartered Landscape Architects.  A detailed tree 
survey has been carried out to establish the species, size and condition of all existing trees on 
the site. The survey also establishes a Root Protection Area to define the minimum distance 
that development can encroach on existing trees to ensure successful retention within the 
development proposal. The scheme layout has been developed to retain key mature and 
specimen trees where possible, while also complying with requirements from the adjoining 
land owner (ESB). Site restrictions that occur from the aim of retaining the maximum number 
of existing mature trees as possible mean that the plot sizes for the buildings are reduced. 
Therefore, the apartment buildings have heights ranging from five to six storeys to 
accommodate an appropriate density and number of residential dwellings, avoiding 
development sprawl that may involve the loss of many more trees. 
 
The protection of the trees to be retained is outlined in the detail in the accompanying 
landscaping drawings, please refer to Development Impact Drawing (Drawing Ref. 7848-PHL-
SW-XX-DR-L-0001). Extensive consultation has taken place with ESB Networks since the 
receipt of the CCC opinion document. The loss of trees along the southern boundary due to 
the ESB requirement for a continuous brick wall in this location was a major point of 
agreement with the adjoining landowner. Accordingly, the statistics regarding the trees are: 
 

Total Number of Trees: 123 
• Trees to be retained: 15 (12.2%) 
• Trees to be removed: 107 (87.0%) 

 
Breakdown of Trees to be Removed (107 trees): 

• Category B: 20 trees (18.7% of removed trees) 
• Category C: 81 trees (75.7% of removed trees) 
• Category U: 6 trees (5.6% of removed trees) 

 
The additional trees to be felled are due to the requirement from ESB to install a concrete 
plinth under the base of the boundary treatment to prevent undermining.  
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This plinth will be installed using hand digging techniques in compliance with BS5837:2012 
where it is located within the Root Protection Area of the existing trees. Also, in line with 
BS5837:2012, to ensure the protection of retained trees during construction, a vertical and 
horizontal framework of scaffolding with weldmesh panels will be implemented. Additionally, 
scaffolding will be utilised within the designated zone of protection for trees. 
 
Where scaffolding is to be erected within this zone, the following protective measures will be 
undertaken: 
 
Ground Protection 
 

• A 50 mm layer of sharp sand will be applied to the undisturbed ground surface. This 
will be overlaid with a geotextile membrane to prevent soil disturbance.  

• Sturdy planks, such as closely side-butted scaffold boards, will be placed over the 
membrane to distribute weight evenly. 

 
 
Scaffolding Construction 
 

• All scaffolding will be constructed on top of the planks to minimize ground compaction 
and root damage. 

• Where scaffolding is erected on suspect or unconsolidated ground, additional stays 
will be installed as directed by a competent person. 

 
Protective Fencing 
 

• A protective barrier, compliant with BS5837:2012, will be maintained between the 
scaffolding and adjacent trees to prevent accidental damage. 

• All works will adhere strictly to the guidelines set out in BS5837:2012 to ensure the 
preservation of tree health and structural integrity throughout the construction 
process. 

 
It is to be noted and acknowledged that the removal of a number of trees on site is 
unavoidable in this instance. However, the proposed development underwent a rigorous 
design process to ensure the retention of as many trees as possible. For further details, please 
refer to Drawing Ref. 7848-PHL-SW-ZZ-DR-L-0001 Development Impact, prepared by Park 
Hood Chartered Landscape Architects. Page no. 38 of the Landscape Strategy Report outlines 
the landscape specification for the residential development, including the proposed tree, 
hedge, shrub, and turf planting. For further information, please refer to Drawing Ref. 7848-
PHL-SW-ZZ-DR-L-1100. 
 

 
4.7.7 Item No.7 
 
 Item No. 7 States: 

 
“Only two alien invasive species have been recorded on site that are not third schedule 
alien invasive plant species, but due diligence needs to followed not to spread them 
and to managed and treated onsite. An IAPs management plan to be developed and 
included within the CEMP”. 

 



 

LDA SARSFIELD ROAD, WILTON LRD 
Response to LRD Opinion 51 

 

 Response 
 

In response to the above please refer to the accompanying Ecological Impact Assessment 
(EcIA) prepared by Malone O’Regan Environmental.  
 
The Site was visually assessed for the presence of any noxious / invasive species that are 
regulated under the European Union (Invasive Alien Species) Regulations 2024 (S.I. No. 
374/2024) [29] such as Japanese knotweed (Reynoutria japonica) and Himalayan balsam 
(Impatiens glandulifera). The Site was also assessed for the presence of non-regulated invasive 
species that have the potential to impact local biodiversity.  
 
In addition, an assessment was carried out of the potential for the Site to support any other 
species considered to be of value for biodiversity, including those that were identified as 
occurring locally based on the findings of the desktop study and professional judgment. A 
detailed Construction Environmental Management Plan (‘CEMP’) will be prepared and 
submitted to the planning authority by the appointed contractor in advance of works 
commencing at the Site, which will have regard to Guidelines on the Management of Noxious 
Weeds and Non-Native Invasive Plant Species on National Roads. 
 
Medium impact invasive species Butterfly Bush and Winter Heliotrope were identified within 
the Site. These species are not currently regulated under the European Union (Invasive Alien 
Species) Regulations 2024 (S.I. No. 374/2024). To mitigate against the unintentional 
introduction of invasive species during construction, the following biosecurity measures will 
be implemented. These measures are in line with TII Guidance for the Management of Noxious 
Weeds and Non-Native Invasive Plant Species:  
 

• All vehicles, machinery and any other equipment that may be used for the works 
will be washed prior to its use onsite to prevent the import of plant material and 
seeds;  
• Before machinery or equipment is unloaded at the Site, equipment will be visually 
inspected to ensure that all adherent material and debris has been removed;  
• Any vehicles and machinery that are not clean will not be permitted entry to the 
Site;  
• All materials to be imported to the Site, including additional planting, will be sourced 
from a reputable supplier and records of all material / supplies to the Site will be 
maintained; and,  
• In advance of works, all site personnel will receive an induction regarding invasive 
species. 
 

 This is integrated into the CEMP accordingly. 
 

5.0 APPENDIX D OF CORK CITY COUNCILS LRD OPINION 
 
5.1 Letter from the Irish Aviation Authority (IAA) 
 
5.1.1 Item No.1 
 
 Item No. 1 States: 
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“The Applicant should be required to engage with DAA Cork Airport, the air navigation 
service provider Air Nav Ireland and the HSE Aero-Medical and Special Operations 
Section, Health Service Executive to undertake a preliminary screening assessment to 
confirm that the proposed development and any associated cranes that would be 
utilised during its construction would have no impact on the safety of flight operations 
at Cork Airport or helicopter operations to/from Cork University Hospital. 
 
In the event of planning consent being granted, the applicant should be conditioned 
to contact DAA Cork Airport and HSE/Cork University Hospital of intention to 
commence crane operations with at least 30 days prior notification of their erection”. 

 
 Response 
 

In response to the above please refer to the accompanying Aeronautical Assessment Report 
prepared by O’Dwyers and Jones Design Partnership. Please refer to the detailed response 
above in Section 3.15. 

 
5.2 Letter from Transport Infrastructure Ireland 
 
5.2.1 Item No.1 
 
 Item No. 1 States: 

 
“Any proposals related to future public transport provision are a matter for the NTA”. 

 
 Response 
 
 The above comment from the Local Authority is noted. 
 
5.2.2 Item No.2 
 
 Item No. 2 States: 

 
“Consultations should be had with the relevant National Roads office with regard to 
locations of existing and future transport schemes and /or national road 
improvements schemes in the vicinity. The developer should have regard to road or 
transport schemes in the area”. 
 

 Response 
 

In response to the above please refer to the accompanying Traffic and Transportation 
Assessment & Mobility Management Plan prepared by ILTP Consulting Engineers. The 
proposed scheme has had regard to road and transport schemes in the area, as relevant. 
 

5.2.3 Item No.3 
 
 Item No. 3 States: 

 
“The Authority's Traffic and Transport Assessment Guidelines (2014) should be 
referred to in relation to proposed development with potential impacts on the national 
road network. The scheme promoter is also advised to have regard to Section 2.2 of 
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the NRA/TII TTA Guidelines which addresses requirements for sub-threshold TTA. The 
developer should in particular have regard to any potential cumulative impacts on 
relevant road networks including taking account of both the operational and 
construction periods on the national road junction”. 

 
 Response 
  

In response to the above please refer to the accompanying Traffic and Transportation 
Assessment & Mobility Management Plan prepared by ILTP Consulting Engineers. This 
outlines in detail how the proposed scheme has had regard to impact on the surrounding road 
network both during construction and post completion accordingly. 
 

5.2.4 Item No.4 
 
 Item No. 4 States: 

 
“The Council should ensure that further supporting transport analysis should consider; 

a) A mobility management plan should accompany the transport assessment; 
b) Modal share targets should be outlined and how any PT modal share is 
accommodated; 
c) Measures proposed to reduce care dependency should be outlined; 
d) Detailed phasing proposals of development with associated transport 
infrastructure provision is required; 
e) Consider and address cumulative impacts of other development and 
impacts on limited national road capacity in the area; 
f) Mitigation measures should be aligned with construction and operational 
phases with phasing of road infrastructure improvements and required public 
transport interventions; all clearly outlined”. 
 

 Response 
 

In response to the above please refer to the accompanying Traffic and Transportation 
Assessment & Mobility Management Plan prepared by ILTP Consulting Engineers. All of the 
above item’s a to f have been included in documentation enclosed. In addition, please refer 
to the documentation prepared by MHL Consulting Engineers. 
 

 
5.2.5 Item No.5 
 
 Item No. 5 States: 

 
“The designers are asked to consult TII Publications to determine whether a Road 
Safety Audit is required”. 

 
 Response 
 

In response to the above please refer to the accompanying Combined Stage 1 and 2 Road 
Safety Audit prepared by MHL Consulting Engineers. 

 
5.2.6 Item No.6 
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 Item No. 6 States: 
 
“The developer is advised that any additional mitigations/works/structures required 
as a result of assessments should be funded by the developer”. 

 
 Response 
 
 The above comment from the Local Authority is noted. 
 
5.3 Letter from Uisce Éireann 
 
5.3.1 Item No.1 
 
 Item No. 1 States: 

 
“Uisce Éireann notes a Confirmation of Feasibility (COF) was issued for the site on 8th 
of December, 2023 (CD23007638) for a proposed development of 391 no. residential 
units. In relation to a water connection the COF stated a connection is feasible without 
infrastructure upgrade by UE; 
 
In relation to a wastewater connection the COF stated a connection is feasible subject 
to upgrades It further notes, in order to accommodate the proposed discharge from 
the Development, upgrades to the existing Wilton Wastewater Pumping Station are 
required to provide additional network storage capacity. It will also be necessary to 
provide real time telemetry controls at Wilton Wastewater Pumping Station to 
manage the discharge of flow to the downstream network and prevent detriment to 
the existing network. UE does not currently have any plans to undertake these upgrade 
works, therefore the applicant will be required to fund these local network upgrades. 
The fee of these works will be calculated at a connection application stage”. 

 
 Response 
 

In response to the above please refer to the accompanying Infrastructure Report and Flood 
Risk Assessment prepared by Barret Mahony Civil and Structural Consulting Engineers. A COF 
has been provided accordingly. The latter comment from the Uisce Éireann is noted. 

 
5.3.2 Item No.2 
 
 Item No. 2 States: 

 
“Please note, it is recommended that a SODA be applied for by the applicant and 
submitted as part of the formal planning application submission”. 

 
 Response 
 

In response to the above please refer to the accompanying Infrastructure Report and Flood 
Risk Assessment prepared by Barret Mahony Civil and Structural Consulting Engineers. 
Accordingly, Appendix IV includes the Statement of Design Acceptance from Uisce Éireann.  
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5.3.3 Item No.3 
 
 Item No. 3 States: 

 
“If the proposed development is required to submit an Environmental Impact 
Assessment Report, then the applicant is required to submit an EIAR Scoping document 
to UE in order for us to have an opportunity to provide our feedback on areas 
pertaining to UE infrastructure etc. All EIAR Scoping requests can be forwarded to 
planning@water.ie”. 

 
 Response 
 

A scoping request is not required as a part of the proposed development. An Environmental 
Impact Assessment Screening Statement has been prepared by Tom Phillips + Associates and 
this is enclosed accordingly. We note that the proposed development is sub threshold in this 
regard. 

 
5.4 Letter from Cork City Childcare 
 

We have reviewed the Letter from Cork City Childcare included in Appendix D of Cork City 
Council’s LRD Opinion. The main points raised within the letter are addressed and identified 
below. 
 

• Cork City Care have carried out a childcare needs assessment for the 
Farrandahadore More, Sarsfield Road, Wilton, Cork City. The assessment reflects 
the surrounding area encompassing a c. 3km survey radius; 

• The letter states that when the requirements of the Childcare Facilities Guidelines 
for Planning Authorities, 2001, is applied to the proposed development (350 no. 
dwellings) this would result in a need for 94 no. childcare spaces at a minimum; 

• The letter goes on to state that the surrounding area shows a greater need for 
childcare spaces as the existing facilities are currently at full capacity. The letter 
references the CSO statistics, stating that current trends would indicate the 
following - ‘Based on the country average of 1.32 children per family, applying this 
to the 350 proposed family homes results in an estimate 462 children. Given that 
34% of these children (the country average for those requiring childcare) would 
need childcare within a 15-year cycle, this equates to approximately 157.08 
children’. 

 
Response 
 
In response to the above please refer to the Childcare Demand Assessment prepared by Tom 
Phillips + Associates. As noted above, the design team engaged with Cork City Childcare in 
advance of lodgement of the planning application and increased the creche size and amended 
the design following receipt of feedback accordingly. 
 
The Report outlines the following; 
 

“As part of the subject application, it is proposed to create a 156 sqm childcare facility, 
which will cater for the childcare needs of the residents of the development. The 
proposed childcare facility will be located within the heart of this Large-Scale 
Residential Development, at the Ground Floor Level of the central apartment block; 
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This facility will provide 52 no. childcare spaces. Section 7.2 below sets out how this 
proposed childcare provision is appropriate in the context of the proposed LRD and 
wider childcare infrastructure. The provision of a childcare facility within this 
residential development is considered an appropriate location for childcare provision, 
in line with Sections 11.64, 11.162, 11.163, and 11.168 of the Development Plan; 
 
Full details regarding the proposed design of the proposed childcare facility is provided 
within the Architectural Drawing Pack which is enclosed as part of this planning 
application; The existing childcare provision in the surrounding area is set out in 
Section 7.0, alongside a rationale as to how the proposed resulting childcare demand 
from the proposed development will be catered for, both by the proposed childcare 
facility and existing childcare network”. 
 

We note that as part of our assessment, in line with the extract above from the Sustainable 
Urban Housing: Design Standards for New Apartments Guidelines for Planning Authorities 
(2022), does not include one-bedroom units are part of the calculation of the likely childcare 
demand resulting from the proposed development. The subject Application includes the 
provision of a 156 sqm childcare facility, which will provide 52 no. childcare places. This meets 
the minimum requirement based on the number of 2+ bedroom units proposed as part of the 
subject Application. The accompanying report outlines the proposed development’s 
compliance with the current legislative guidance regarding residential development’s 
childcare provision. In addition, the proposed number of childcare spaces is based on the 
forecasted future need of the proposed development. Therefore, we submit to the Local 
Authority that the provision of 52 no. childcare spaces is appropriate in this instance. 
 

5.5 Letter from Inland Fisheries Ireland (IFI) 
 
 The Letter from Inland Fisheries Ireland (IFI) states the following; 
 

“It appears it may be proposed to dispose of septic effluent from the development to 
the public sewer. IFI would ask that Irish Water signifies there is sufficient capacity in 
existence so that it does not overload either hydraulically or organically existing 
treatment facilities or result in polluting matter entering waters. Should this not be the 
case then please forward proposals for alternative treatment and disposal options. 
 

 
IFI would ask that there be no interference with, bridging, draining, or culverting of 
the adjacent river or any watercourse its banks or bankside vegetation to facilitate this 
development, without the prior approval of IFI and that full cognisance is given to IFI 
"Guidelines on protection of fisheries during construction works in and adjacent to 
waters”. 

 
Response 

 
In response to the above please refer to the accompanying Infrastructure Report and Flood 
Risk Assessment prepared by Barret Mahony Civil and Structural Consulting Engineers. 
Accordingly, Appendix IV includes Confirmation of Feasibility from Irish Water. Installation of 
hydrocarbon interceptors, bioretention and tree pits are also proposed to treat pollutants 
before water reaches the drainage network. The proposed development does not directly 
adjoin or contain a water body, and no culverting or bridging is proposed on site accordingly. 
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5.6 Letter from National Transport Authority (NTA) 
 
 The Letter from Inland Fisheries Ireland (IFI) states the following; 
 

“Taking the above matters into consideration, on the basis of the routes proposed as 
part of the BusConnects Network Redesign, the location of the subject site would 
benefit from a high level of bus network connectivity and a high combined service 
frequency to a range of key destinations across the Cork City area. In this regard, 
facility of access between the subject site and bus stop locations should be taken into 
consideration, including access to stops serving south bound services on Sarsfield 
Road; 
 
The provision for permeability through the site is supported in principle, in facilitating 
improved connectivity within the wider area and accessibility to public transport 
service; 
 
Provision for Cycling on Access Road – The proposed cycling facilities as presented, on 
the existing access road to the south of the proposed development are not considered 
to be consistent with the standards outlined in the NTA’s Cycle Design Manual 
 
Sarsfield Road/Access Road Junction – Although this is outside the red line boundary 
it is recommended that the existing junction design is reviewed”. 

 
Response 

 
In response to the above please refer to the accompanying documentation prepared by Reddy 
Architecture + Urbanism. In addition, please refer to the Traffic and Transportation 
Assessment and Mobility Management Plan prepared by ILTP Consulting Engineers. 

 
We would like to highlight that that Cork City Council are developing an Active Travel Scheme 
from Sarsfield Road to Munster Technological Institute (MTU).  The scheme is currently at 
design stage, and it is anticipated that the scheme will go forward to construction in later 2025 
and be completed in 2026.   The scheme is approximately c. 4km in length and runs from the 
proposed development’s access on Sarsfield Road to MTU. The scheme aims to deliver high-
quality pedestrian and cycle routes and also to upgrade the major junctions along the route 
to bring them in line with DMURS and the NTA’s Cycle Design Manual.   The proposed 
development’s permeability and interaction with Sarsfield Road are promoted with the 
provision of pedestrian and bicycle access points. Accordingly, the proposed development’s 
road access has been ensured to be safe for all users’, ensuring priority is given to bike users 
with one-way bicycle lanes on either side of the road. We have also had regard to the 
identification of the Cork Luas stop at CUH (April 2025) by NTA and TII. 
 
The proposed cycle facilities on the existing ESB access road to the south have been revised 
to accord with the NTA’s Cycle Design Manual requirement.  As part of the pre-planning 
discussions, it was agreed that the access arrangement to the proposed development off 
Sarsfield Road would be designed to fully integrate with the proposed Cork City Councils’ 
Active Travel Scheme.  This will ensure that the access arrangement proposed will be fully 
integrated with the existing and planned pedestrian, cycle and public transport facilities on 
Sarsfield Road. In addition, the site’s accessibility by public transport is discussed in the 
Planning Report and Statement of Consistency, prepared by Tom Phillips + Associates. 
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6.0 CONCLUSION 
 

In conclusion, it is respectfully submitted that all the issues raised by Cork City Council in the 
LRD Opinion have been comprehensively addressed as outlined above as part of the subject 
LRD planning application. 

 
The accompanying Planning Report / Statement of Consistency includes a full rationale for the 
proposed development, primarily based on the oversupply of offices and the acute 
undersupply of housing. 
 
The design strategy has been shaped by several additional factors, and various adjustments 
have been made in direct response to the feedback received from the Planning Authority 
during the pre-application consultation stages. 

 
The proposed development will provide an appropriate form of high-quality apartment and 
housing accommodation at this site, which integrates effectively with the wider area. It is 
consistent with national, regional, and local planning policies at all levels and represents an 
efficient use of a serviced infill site. Located near existing employment nodes and well served 
by public transport, the development will meet contemporary urban living standards. 
 
It is submitted that the proposed development therefore is in accordance with the proper 
planning and sustainable development of this area and that the issues raised in the Planning 
Authority’s LRD Opinion have been fully addressed by this Response and the accompanying 
planning application documents. 
 
We trust you will find this Application in order and look forward to your decision.  

 
Yours sincerely, 

___________________ 
Órla Casey 
Associate 
Tom Phillips + Associates 
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Appendix A – Copy of LRD Opinion 
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Appendix B – Scheme Sustainability Statement 
 

As Per Objective 5.16 and Chapter 11 of the Cork City Development Plan 2022-2028, we note 
that the proposed scheme is fully compliant with the objective to encourage development 
proposals to consider use of renewable energy infrastructure from the project inception stage 
with planning applications for larger development schemes. 

  
We note that the built environment will play a key role in addressing climate change mitigation 
and adaptation and all development proposals will be encouraged to explore and incorporate 
climate action measures. Accordingly, a Scheme Sustainability Statement has been prepared 
to support the proposed development. This is outlined briefly below. 

 
1. How the location, siting, layout, design and drainage proposals maximise climate adaptation 

opportunities. 
 

The proposed development is designed to maximise climate adaptation opportunities through 
careful location, siting, layout, design, and drainage measures. The proposed development 
has been formulated to directly respond to recommendations arising from the Flood Risk 
Assessment, prepared by BMCE, to avoid impact on vulnerable areas in the locality, while 
incorporating permeable surfaces and landscaping to mitigate flow rates, that may increase 
over time due to climate change. Building orientation optimises passive solar gain, while 
reducing energy demand and minimising the formation of dark living spaces. The drainage 
strategy integrates Sustainable Urban Drainage Systems (SUDS) to manage surface water 
effectively, as outlined in the enclosed Infrastructure Report prepared by BMCE. 
 

2. How the SUDS strategy integrates the four pillars of SUDS Design – water quantity, water 
quality, amenity and biodiversity. 

 
The SUDS strategy for the development aligns with the four pillars of SUDS design: 
 
• Water Quantity: Use of extensive green roof provision, tree pits, bioretention and 

permeable paving to reduce surface water runoff and prevent localised flooding. 
• Water Quality: Installation of hydrocarbon interceptors, bioretention and tree pits are 

also proposed to treat pollutants before water reaches the drainage network. 
• Amenity: Inclusion of tree pits are noted, which will integrate with the proposed 

landscape strategy, to enhance the public realm. 
• Biodiversity: Creation of habitat-rich green spaces, green roofs and podium gardens are 

noted, which will support local wildlife. These are integrated with bat boxes to and 
maximising retention of existing trees on site to avoid, where possible, disturbance to 
existing habitats.  

 
3. The use of green roofs other green infrastructure as a means of contributing towards 

sustainable urban drainage, improving biodiversity and influencing heat loss/gain from the 
building. 

 
Extensive green roofs are incorporated into the development to enhance sustainable urban 
drainage, while contributing to biodiversity. These will also assist in the regulation of building 
heat loss/gain. These roofs provide insulation, reduce stormwater runoff, and improve air 
quality. Additional green infrastructure elements, such as tree pits will further support urban 
cooling and ecological connectivity. 
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4. Energy efficiency through thermal insulation, passive ventilation and cooling, passive solar 
design and any technologies used to help occupants better manage energy usage. 

 
The development prioritises energy efficiency through: 
 

• Thermal Insulation: High-performance building envelopes to reduce heat loss. 
• Passive Design: Optimised window placement for natural daylighting and ventilation. 
• Cooling Strategies: Extensive green roofs to minimise overheating. 
• Energy Management: The design team has considered a number of energy strategies 

led by a fabric first approach combined with a number of heating options including 
centralised, district and individual home heating systems analysis, to be established 
in a Heating Strategy Comparison Report – please refer to drawings and documents 
from EDC Engineers that accompany this application. 

 
Please also refer to the enclosed Architectural Design Statement prepared by Reddy A+U for 
further information regarding energy efficiency design considerations.  

 
5. The use of district, renewable and/or low-carbon energy supply opportunities 

 
As noted above, a detailed Heating Strategy Comparison Report has been prepared by EDC 
and this is enclosed with the Planning Application. The following heating strategies have been 
included in this study.  
 

• Exhaust Air to Water Heat Pump (EAHP)  
• Hot Water Heat Pump + MVHR + Electric Radiators (HWHP)  
• Centralised Heating with Air to Water Heat Pump + HIU (CH: AWHP+HIU) 

 
Please refer to the enclosed Report for further information in this regard. 

 
6. How the proposals at all stages embrace the Circular Economy approach in relation to waste 

management from construction through to the operation of the building(s); 
 

The development embraces circular economy principles, ensuring resource efficiency at all 
stages. Use of efficient construction techniques to minimise waste, and incorporation of 
recycled materials is noted in the enclosed Construction and Operational Waste Management 
Plan, and this has had regard to the Waste Action Plan for Circular Economy, Ireland’s National 
Waste Policy 2020-2025. The appointed contractors and management companies will be 
required to develop an updated construction and operational waste management plan prior 
to the commencement of each phase. The implementation of all management measures will 
ensure that the construction programme will be completed without significant adverse effects 
on the surrounding environment and minimise waste disposal as far as is possible, while also 
ensuring that circular economy considerations are adopted, where possible. 

 
7. How noise and air pollution will be managed across all stages of development from 

construction through to operation of the building(s). 
 

To mitigate noise and air pollution: 
 

• Construction Phase: Implementation of dust suppression measures, low-emission 
construction machinery, and site noise barriers, as per the Construction Management 
Plan for the scheme. 
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• Operational Phase: High quality landscape proposals will act as green buffers and 
acoustic barriers to reduce traffic noise within the proposed development. In 
addition, high-quality glazing is proposed in this regard to protect future residents. 
Promotion of sustainable transport options (e.g., EV charging points, cycling 
infrastructure) to minimise vehicle emissions are also noted within the scheme. Air 
Quality Monitoring, which is currently underway, are also to be provided to the Local 
Authority. 

 
The proposed development fully complies with the sustainability requirements of the Cork 
City Development Plan 2022-2028. All key considerations have been explored, and viable 
measures have been integrated into the design and implementation of the project. Where 
certain sustainability strategies were not feasible, robust justifications have been provided in 
the enclosed documentation. This Scheme Sustainability Statement demonstrates a 
proportionate and comprehensive approach to sustainable design, ensuring that 
environmental, social, and economic sustainability objectives are met at all stages of the 
development process. 
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