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RE: Consultation on draft Ballincollig-Carrigaline Municipal District Local Area Plan

Dear Sir,

| welcome the opportunity to participate in the consultation on the first draft of the
Ballincollig-Carrigaline Municipal District Local Area Plan. | should be grateful if you would
consider my observations as outlined on Douglas and Rochestown. Douglas and Rochestown
are discussed in Section 3 of the draft Plan, Cork City South Environs.

Firstly, | welcome the draft Plan’s initial efforts to recognise the individuality of settlements
within the City South Environs area. This was a request | made in my response to the
consultation on the Preliminary Local Area Plan. | also particularly welcome the recognition
of part of West Douglas Street as a Regeneration area.

My particular concerns with regard to the Douglas area pertain to:

* The lack of vibrancy and vitality of Douglas village centre

* Congestion in and around Douglas village and the Rochestown Road/R610 which detracts
from liveability in this and surrounding settlements

* Few accessible public open spaces

* The need to appreciate and conserve existing natural landscape features

* Dereliction at the gateway to the settlement.

The lack of vibrancy and vitality of Douglas village centre

Douglas village is dying on its feet. Vacancy rates are high on the main streets through both
villages but particularly through East Douglas Village. Comparison shopping on the village
main streets is virtually non-existent. Food outlets abound. Twelve non-retail food outlets



between the Douglas Village Shopping Centre and the Fingerpost Roundabout are
concentrated into a 270 metre stretch through Douglas Street East. Of the twelve, six include
an element of take-away. There are a further three non-retail food outlets in the East Village
quarter, including a McDonald’s Drive-Thru. That is a total of 15 on-street non-retail food
outlets in just over 400 metres of Douglas Village East. This does not include the food/coffee
outlets in the Douglas Village Shopping Centre, one of which is so close to the shopping
centre entrance that it is almost on-street. There are several more restaurants and take-
aways in Douglas Village West and more again in Douglas Court Shopping Centre.

Despite this proliferation of food outlets, an additional drive-thru has been granted planning
permission on a site beside Douglas Court Shopping Centre. Cork County Council also granted
permission for a THIRD drive-thru on the Old Carrigaline Road. Thankfully, permission was
subsequently refused by An Bord Pleandla. A planning application for a “family” restaurant in
that same location is currently being considered by the Board.

The draft Plan sets out aims to guide development in key sites identified in Douglas LUTS.
That is appropriate and welcome. But there is no evidence of how Cork County Council will
guide development in the existing village centre. The Retail Planning Guidelines advise that
the range and quality of activities in any centre determines its strength and success. That
range is not evidenced in Douglas village.

The Retail Planning Guidelines also advise that enhancing vitality and viability is critical to
sustaining and enhancing town centres. Douglas village needs direct assistance from Cork
County Council to build that vitality. The Douglas LUTS also agrees that there is a need to
implement a coordinated and closely monitored approach to the future town management of
Douglas. | therefore ask that the Local Area Plan would include a commitment that all
planning applications for development within Douglas village would be required to include a
spatial planning assessment as a component of that planning application. Reflecting the UK’s
NHS recent insights into the benefits of spatial planning, this assessment would ensure that
every new outlet within the village would contribute to its commercial vitality, would
optimise that new outlet’s viability and would help shape Douglas village in a holistic way
whilst still respecting the Council’s current laissez-faire policy with regard to development in
built-up areas.

| also ask that the aims of the Douglas LUTS outlined in Table 9-2 of that same document for
general urban design policies within Douglas village would be specifically incorporated within
the “Town Centre and Retailing” section of the Local Area Plan.

* Congestion in and around Douglas village and the Rochestown Road/R610

Congestion within Douglas village is well documented. Less well documented is congestion
on the R610/Rochestown Road. Years of consecutive planning permissions for developments
in the linear settlement of Rochestown have led to the inevitable funnelling of private cars
onto a single road which essentially has the same form now as it did 50 years ago. The
resulting frustration affects residents from Douglas all the way out to Passage West. The AM
peak tailback on the R610 now extends to the eastern side of Hop Island. Stuck in the same
tailback, buses are an unattractive alternative to the private car. In this congested and poor

carriageway environment, there are no cycle lanes. Consequently there are no modal
alternatives.

Douglas LUTS is a fine study and its conclusions with regard to Douglas village centre have
been incorporated into the draft Plan. Recent improvements on Maryborough Hill are
welcome. But what real asset are they to alternative modes of transport? Once cyclists are at



the bottom of Maryborough Hill, where do they go then? Where is the continuity of cycle
lanes leading them safely into Douglas village or the city centre? | ask that the Local Area Plan
would include a commitment to creating a network of cycle lanes. This is critical, even if it
means reducing the width of footpaths (although not such that wheelchair access is
impeded) where necessary. Equally, | ask that that the Local Area Plan would state Cork
County Council’s commitment to liaise with Cork City Council to create continuity of cycle
lanes up the Main Douglas Road into Cork City Centre.

The only hint of any relief in the current intolerable congestion is suggested by periods when
schools are off. During these times, traffic is heavy but moving. Cork County Council needs to
liaise with the schools in the Douglas area to move school start times away from the morning
peak. Itis true that many parents drop their children to school on the way to work but this is
not a reason not to pilot this initiative. Work start times are generally far more flexible than
school start times. | would welcome a stated commitment in the Local Area Plan to pilot
working with the schools in this way.

Whilst | am aware that efforts have been made to improve the bus service in Rochestown,
simple improvements like creating safe walking routes to schools would make a real
difference to morning congestion. A prime example of where providing for the Safer Routes
to Schools initiative would make a real difference is Coach Hill. A footpath on the lower part
of Coach Hill is utterly disconnected from a footpath on the upper part of Coach Hill by a
dangerous pinch point. In situations like this where the road cannot accommodate two lanes
of traffic and adequate funding cannot be found to widen the pinch point, the Local Area Plan
must have a stated aim to prioritise provision of a footpath and commit to putting the
pedestrian before the car.

* Few accessible public open spaces

That there are too few public open spaces in Douglas is clearly acknowledged in the Douglas
LUTS. Whilst the zoning objectives detailed for the Tramore Valley and Vernon Mount site are
noted, it would be good if the Local Area Plan were to have a stated aim of a providing a
Regional Park in this location. Vernon Mount is a nationally significant structure and, despite
the tragic recent fire, it would deliver many benefits were it to be a focal attraction in this
Regional Park.

* The need to appreciate and conserve existing natural landscape features

Natural landscape features can provide many biodiversity benefits. They act as a reservoir for
storm water. They provide the added bonus of opportunities for Informal recreation. They
are a key component of creating a pleasant environment, attractive scenery and in this,
contribute to health and mental well-being. Adjacent as it is to Cork Harbour and backed by
green ridges, the Douglas settlement is fortunate in having excellent natural landscape
features. This is recognised even in the City Council Development Plan (ref. Paragraphs 10.19
and 10.30). Itis incumbent on us to protect those landscape features so that they may deliver
their multi-faceted benefits optimally.

Examples of such areas include the wooded sides of the Mulcon Valley and the marsh behind
Douglas Court Shopping Centre.

Working towards preservation of and connectivity between existing open spaces must be a
stated aim of the Local Area Plan. This is so important both for optimising their informal use
and for creating corridors for biodiversity.




* Dereliction at the gateway to the settlement.

The Rochestown settlement has no focal point. Given the size of the settlement, this is an
extraordinary omission and one regularly cited by Rochestown residents.

Historically, the intersection of the R610 with the L2474 was the heart of Rochestown. This
area serves many additional functions now. Whilst still retaining a commercial element, it
performs an essential amenity role in receiving a vast number of users of the Greenway along
the former railway line. Itis also the western gateway to the City South Environs.

Residents of Rochestown have defined the area bounded by the Rochestown Inn, Cinnamon
Cottage, Harty’s Quay, Woodville House and lodge, and the old Rochestown Road as the
Rochestown Core Area.

In the past few years, this area has become increasingly derelict. Parking associated with the
Core Area businesses is haphazard and sometimes dangerous. The car park on Harty’s Quay
often overflows to the extent that users of the Greenway park along the R610. Rather than
being a unique boast, key heritage items such as the railway station house and platform look
unkempt. Landscaping is uncoordinated. Even the Greenway itself as it passes Island View
and enters the Rochestown Core Area is poorly signposted and negotiating parked cars
makes it often difficult to manoeuvre.

That a gateway to the City South Environs, a_settlement which employs more than other
other main settlement or urban area in the County, should be thus derelict is quite
extraordinary. That a gateway to such a significant and highly regarded residential area as
Rochestown/Douglas has been permitted to degrade to such an extent is beyond

disappointing.

Although this Core Area is also the gateway to the most accessible public amenity for
thousands of residents of Rochestown, the weight and speed of traffic detracts significantly
from enjoyment of the landing point that is Harty’s Quay. It also severs the residential area
from that amenity. Even should residents living on the Rochestown hills attempt to walk to
Harty’s Quay, there is nowhere for them to cross the Rochestown Road. The only traffic
lights between Delford Drive and Harty’s Quay are those west of the Centra garage. To use
these to access Harty’s Quay, even residents of Coach Hill have to cross seven dropped kerbs
at entrances to houses, a road and another two house entrances along a footpath that could
be used by wheelchairs only with the most extreme difficulty. Residents attempting to walk
to Harty’s Quay from Clarke’s Hill and beyond have nowhere to cross the road at all and there
is no footpath linkage from Clarke’s Hill to this solitary set of traffic lights.

It is critical that this multifunctional Rochestown Core Area is addressed in a cohesive way. It
is equally critical that this be a stated objective of the Local Area Plan. To this end, | ask that it
would be included as SE-RA-03 in Paragraph 3.5.117 of the Local Area Plan with the clearly
stated aim of “potential to address appearance and streetscape, vehicular management, create
a gateway to the Cork City South Environs and a hub for users of the Greenway”.

*  Summary

To summarise, my specific requests for inclusion in the Local Area Plan to for
Douglas/Rochestown as key settlements in the Cork City South Environs are as follows:



Include a commitment that all planning applications for development within Douglas village
would be required to conduct a spatial planning assessment indicating how the proposed
development would contribute to the vitality and viability of Douglas.

Have as an aim the creation of a continuous network of cycle lanes from Rochestown,
Maryborough, Donnybrook and the outer Douglas area through Douglas village and on into
the City Centre. To liaise with Cork City Council so that continuity may be provided into the
City Council jurisdiction.

Include an aim of piloting a programme of working with schools to investigate whether
alternative school starting times would positively influence current traffic congestion.

Commit to providing whatever infrastructure is necessary for full implementation of the
Safer Routes to Schools initiative, even if that means putting the pedestrian before the car.

Have a stated aim of providing a Regional Park in the Tramore Valley with the nationally
significant structure of Vernon Mount as a focal attraction point.

Preserve natural landscape features and have as an aim to improve their connectivity to
deliver both recreational and biodiversity benefits.

Because of the size of the population and services available within the catchment, consider
the Rochestown settlement as a Village within the Local Area Plan.

Include the Rochestown Core Area as a Regeneration Area in the Local Area Plan.

Yours faithfully,
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Marcia D’Alton >
Independent Member, Cork County Council




