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

Dear Sir,

Section 3.6 of the draft Local Area Plan discussing the Passage West/Monkstown settlement
has made a genuine effort to accurately portray both towns as they are at present. If
implemented as intended, the objectives for Passage West in particular will support
significant improvement of the town centre, will capitalise positively on Passage West’s age-
old relationship with the sea and should enhance the settlement as a place to live. This is very
welcome.

Many of the contributions | submitted to the preliminary Local Area Plan consultation appear
to have been taken on board. Thank you for that.

| particularly welcome:

* The distinction made between the historical development and functions of both Passage
West and Monkstown which will help to support the appropriate development of both
settlements.

* The repeated focus on the need for connectivity between Passage West town centre and
the water.

* The recognition of Passage West as a Maritime Heritage Town.

* The equal recognition of the Dockyard, the Convent and Steampacket Quay as being key
regeneration sites. Formerly, emphasis was on the Dockyard site only. All three are
critical.

* The suggestion of a non-statutory planning brief for the three regeneration sites,
although in the case of the Convent site it may be too late insofar as a planning
application has already been submitted for consideration.




*  Recognition that widespread regeneration of the town centre is necessary, mention of
the town’s historic core and encouragement for capitalising on the riverside setting of
some key sites.

e An intent to improve slip and harbour amenities in the town centre and
acknowledgement of the benefits additional marine activity could bring to retail within
Passage West town centre.

+ Recognition that access is a significant problem in the development of residential zoned
lands at R-05 and R-04.

*  Recognition that the biggest problem with the bus service in Passage West/Monkstown is
congestion on the R610 through Rochestown and Douglas.

* A commitment to improving walking and cycling links between residential areas and
schools.

* A commitment to waterfront improvements by the Mariners Quay apartment block.

+  Recognition of the need to develop a traffic management scheme in Passage West which
gives priority to pedestrians and cyclists.

* Recognition of the opportunity vacant sites in the town centre could offer to creating
community space and facilities on the waterfront.

+  Recognition of the potential offered by the attractive built heritage and natural setting of
Passage West.

e Positive suggestions for a public realm programme for Passage West and
acknowledgement of the benefits of an urban design strategy.

* The commitment to support public transport improvements between Passage
West/Monkstown and Carrigaline and Ringaskiddy. In this regard, | re-emphasise that a
bus service to Carrigaline is badly needed.

* Open space zonings which preserve the attractive visual setting of Passage West from
the water.

e The newly introduced open space zoning for the steep wooded lands on either side of the
Glen, Monkstown.

Some minor corrections to the current draft Plan are as follows:

* Paragraph 3.6.2: Monkstown’s historic development was as a holiday destination, not as
a commuter suburb.

* Paragraph 3.6.3: With the Lower Harbour wastewater treatment plant now treating
wastewater from Crosshaven and Carrigaline and the network installation about to start
in Passage West, it is unlikely that the lack of wastewater treatment facilities will continue
to be a constraint on population growth. There may be other constrains, but this will not
be one.

* Paragraph 3.6.9: Not merely do new developments on the steep hillsides not need to
pass through the town, they are also not served by the 223 bus nor is there continuous
footpath connectivity with the town centre.

* Paragraphs 3.6.25, 3.6.39: Monkstown has a marina but Passage West has a pontoon. |
mentioned this distinction in my submission to the preliminary consultation. A pontoon
cannot function as a marina and, whilst the pontoon is most welcome, a marina would be
equally welcome and would serve an entirely different role.

* Paragraph 3.6.38: The new park on the site of the former tennis club is called Marmullane
Park.

* Paragraph 3.6.43: Roadside parking is available at Hop Island but a third car park has also
been developed there by the County Council. So the sentence should read “two car parks

serve the route: the first is opposite Ardmore House, the second is at Toureen and the
third is at Hop Island”.




* Paragraph 3.6.45: Tom Fahy Park is indeed not a new park. It has been there for many,
many years and has always been accessible to the public. It received a facelift from Cork
County Council in 2015.

* Paragraph 3.6.58: The two conservation designations impact directly on both Passage
West and Monkstown.

* Parking in Passage West

In the absence of commercial outlets on the main street, many of the older on-street
buildings have been converted into apartments. These have no dedicated parking. If there is
to ever be enhancement of the streetscape within Passage West town centre, it is important
to consider where off-street parking might be developed for the residents of these
apartments.

The Traffic and Parking Study initiated by Passage West Town Council in 2005 was mentioned
specifically in the 2006 Local Area Plan. That mention has been dropped in this current draft.
The recommendations of this Traffic and Parking Study were never implemented and many
are as relevant today as they were then. It would be good for the Local Area Plan to contain a
commitment to reviewing and updating this Traffic and Parking Study with a view to
rationalising parking within Passage West.

* Design guidance for the Dockyard

The 2006 Local Area Plan provided significant general guidance for development concepts
within the Royal Victoria Dockyard. These were welcome and | would like to see Paragraphs
3.3.6 — 3.3.10 of the 2006 Local Area Plan repeated in the current revision of the Local Area
Plan.

* Lightin Passage West Town Centre

Paragraph 3.3.7 of the 2006 Local Area Plan had an especially accurate focus on the need for
all new developments to enhance the opportunity for light to penetrate into the town centre.
With potential development of the three regeneration sites identified in the current draft, this
guidance has never been more important. Although a recent planning application for
redevelopment in the Convent proposes a 5-storey high building, it does not include a light
and shadow study of the potential impacts on the surrounding area.

It would be good to see the Local Area Plan ask that a light and shadow study would be a
necessary component of all developments proposed for Passage West town centre which are
greater than three storeys high.

* Traffic calming and parking in Monkstown

The pleasant residential environment of Monkstown is threatened by the high volume and
speed of through traffic. Parking becomes a particular issue during the summer in the vicinity
of the Sandquay and marina. On-street parking by users of the marina creates a dangerous
bottleneck in an area of particularly poor visibility around Carlisle Place. A traffic calming
scheme and interim parking arrangements to serve the marina were prepared several years
ago. Their provision would enhance the residential environment of Monkstown, improve the



amenity that is the riverside walk and deliver vastly improved safety for the village generally.
Provision of traffic calming and parking in Monkstown needs to be an aim of the Local Area
Plan. This will become especially relevant should the Greenway be extended from Glenbrook
to the N28.

+  Optimising Passage West town centre for bicycles

Bringing bicycles safely through Passage West town centre is a potential difficulty. The
streets are narrow and cyclists are in close proximity to cars, buses and heavy vehicles. |have
had many discussions with the relevant sections of Cork County Council about how best to
bring bicycles through Passage West town centre. There are really only two options. The first
is to create a boardwalk-type extension to the Greenway on the water side of the Dockyard.
This would be very attractive but will clearly work only in the context of a redeveloped
Dockyard. The second option is to examine the feasibility of reopening the tunnel built to
serve the Cork Blackrock and Passage Railway. This 450 metre-long tunnel, although
currently disused, is a remarkable and quite unique piece of industrial heritage. It is entered
in the Record of Protected Structures and would be an attraction in its own right. If safety
considerations could be overcome, the tunnel would be a fantastic and novel addition to the
Greenway.

Cork County Council committed to the former Passage West Town Council that it would study
how to best bring bicycles safely through Passage West. Passage West already gets a
significant volume of cyclists and it is time that study was a commitment of the Local Area
Plan.

+ Improving safety and useability of the Greenway

Paragraph 3.6.43 of the draft Plan gives the impression that the walk/cyclepath along the
railway line is one great big happy playpen of all ages and abilities. Whilst it is a wonderful
amenity and phenomenally popular, it is sadly the case that because of user conflict, some of
the less able bodied no longer use it as an amenity. Inappropriate behaviour by some users
threatens safety and enjoyment. It is very important that this is addressed insofar as possible.
Signage was recently erected by Cork County Council to clarify the new system of use. Whilst
| personally find the new system very workable, | am aware that my opinion is not shared
universally.

There is no safe linkage between the large residential estates at the eastern end of the town
to the railway line. Safe access to the railway for parents with children, often on bikes or
scooters is an ongoing challenge. Whilst there is a footpath connecting these estates to the
Roberts Bridge car park opposite Ardmore House, it is only 1.2 metres wide in places and is
adjacent to fast-moving traffic. Inclusion of a commitmentin the Local Area Plan to improve
this linkage would be very welcome.

* Traffic congestion

Although traffic congestion within Passage West is referred to several times in the draft Plan,
the reality is that town centre movement is generally slow but free-flowing. Delays are rare
and, rather than being caused by unauthorised parking as alluded to in the draft Plan, they are



in fact often caused by the interaction between heavy vehicles accessing the Dockyard and
cars parallel parked on Strand Street or Main Street.

However, the same cannot be said of the R610. During the morning peak, a journey to Cork
City along the R610 through Rochestown can take up to an hour. Tailbacks in the morning
peak now go past Hop Island. Poor drainage on the R610 past the Suez Pond coupled with
the speed and volume of traffic makes this section of the road increasingly dangerous. | am
aware of several families who have moved from Passage West to Cork City because they are
simply no longer able to take the frustration of the morning’s commute.

Although additional development is planned for Passage West, the Local Area Plan does not
offer any solutions to congestion on the R610. There are no real alternatives to the private
car in Passage West. Insofar as it too is trapped in the morning queue, the bus offers few
advantages. Cycling is an option for the single individual destined for the city centre who is
not dropping to school as part of the daily commute.

This congestion is a legacy of overdevelopment of lands all dependent on a single linear road.
Cork County Council allowed this development over many years and so it is essential that the
Local Area Plan would explore possible solutions in an imaginative way. These solutions will
need to be implemented downstream of Passage West to have the greatest impact; because
most Monkstown residents access the city centre by turning south rather than north, Passage
West is essentially a relatively small settlement at the end of the R610 cul de sac.

I have made some suggestions for consideration in my submission for the Douglas settlement
and | should be grateful if these and other left-of-centre proposals like them would be
suggested for piloting over the coming six years of the Local Area Plan.

*  PW-R-o01

This 2.5 hectare parcel of land was zoned for low density development in the 2006 Local Area
Plan. It has now been included in the current draft Plan as being suitable for Medium B
residential density.

This is an elevated site, visible from both Cork Harbour and the R610 as it approaches Passage
West. Itis a transition-type site in that it eases one from the greenbelt into the more densely
developed suburbs of Passage West. In my opinion, it is for these reasons far more suited to
the low density residential development objective of the 2006 Plan and | request that it
should revert to same.

* PW-Ro4, 05, 06 and 07:

Access to this significant parcel of zoned land is an ongoing issue. Until now, any plans for
their development proposed access off Carrigmahon Hill. Residents of the area have
significant and justified concern that the road network is simply unable to cope with
development of these lands.

Itis a Specific Development Objective for PW-R-04 and 05 that they would be accessed by
new relief road linking Maulbaun to Lackaroe. | ask that this be added to the Specific
Development Objective for PW-R-06 and 07 also.




*  Summary

To summarise, my specific requests for inclusion in the Local Area Plan for Passage West are
as follows:

include a commitment to reviewing and updating the Passage West Traffic and Parking
Study 2005 with a view to implementing its recommendations.

Repeat Paragraphs 3.3.6 - 3.3.10 of the 2006 Local Area Plan relating to design details for the
Royal Victoria Dockyard in the current revision of the Local Area Plan.

Make a commitment to requiring all developments over 3 storeys high proposed for
Passage West town centre to include a light and shadow study in their planning application.

Include traffic calming and parking in Monkstown as an aim of the Local Area Plan.

Include a commitment to improving linkage between the eastern side of Passage West and
the Greenway along the former railway line.

Explore possibilities to relieving traffic congestion on the R610 towards the city centre.
Have low density development as a Specific Development Objective for the PW-R-01 site.

Have as Specific Development Objective for sites PW-R-R06 and o7 that they can be accessed
only by means of a new Maulbaun to Lackaroe relief road.

Yours faithfully,

hnon ~sF n

Marcia D’Alton
Independent Member, Cork County Council




