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22 Hillcrest,
Pembroke Wood,
Passage West,
Co. Cork.

Planning Department,
Cork County Council,
County Hall,

Cork.

10" August, 2017.

RE: Planning Ref. No. 17/5739 - Pembroke Wood, Passage West.

Dear Sir/Madam,

Rowan View Developments has applied for planning permission to build a 3-storey block of 24
apartments in the residential housing estate of Pembroke Wood, Passage West. | strongly object to
this proposed development, firstly, as a resident of Pembroke Wood and, secondly, as secretary of the
Pembroke Wood Residents Association. | also object in my capacity as a public representative to whom
many residents have expressed their disgust, concern and fear in relation to this proposed
development.

e Claim that residential development is appropriate for this location is unfounded

I accept that this area of ground was proposed for commercial development as part of the original
planning permission. The concept was for a limited range of services to create a village-type settlement
within Pembroke Wood. When a planning application for ground floor commercial units and overhead
apartments was lodged in 2008, Passage West was booming. A large, new supermarket had been
established merely minutes walking distance from Pembroke Wood. Other commercial outlet types
were more sustainably situated closer to the town centre. And so submissions to Cork County Council
justifiably commented on the superfluity of the proposals. That supermarket has since closed and had
the developers taken the time to investigate Passage West in advance of engaging an architect, they
would be aware that the revisiting of these submissions made in response to the 2008 planning
application in the Design Statement accompanying this planning application is now irrelevant.

* Thisis a green space with an established use maintained by existing residents
This piece of ground was last used in 2008. At the time, it housed a construction compound erected by

a builder who was snagging the Pembroke Wood estate on behalf of Manor Park Homes. It was
uneven, the grass was long and it presented a very poor appearance alongside the main spine road of




the estate. Since that construction compound was removed, the area received no attention
whatsoever from anyone other than residents of the existing estate. The Pembroke Wood Residents
Association has, of necessity, taken over every aspect of its maintenance. In fact in the first year of our
looking after it, the surface to the rear of the green was so uneven that our then Chairperson strimmed
it by hand himself with his own equipment until it became passable for the machines used by the
grasscutting contractors we engage. So the factis that for 8 - g years, maintenance of this green space
has been paid for by the existing residents of Pembroke Wood.

Not merely do the residents pay for its grasscutting, the Residents Association keeps it clean, litterpicks
there regularly and have, in the past, hosted community events on this green space. In its current
presentation, it has become an integral part of the Pembroke Wood housing estate. During these
summer months, children play on it every evening. Relative to all the other green spaces in the estate,
itis flat and well drained and so is ideal for playing ball. It is overlooked by houses so parents can watch
their smaller ones with confidence. It has become essential as a play area to children in the existing
apartments who have no green space of their own at all. So very far from being a “vacant site” as
described in the current planning application, this piece of ground is a very valuable and truly essential
recreational space for existing residents of Pembroke Wood. Histron failed to provide the play areas
included in the planning application for the Pembroke Wood estate. This green space is critical in
compensating for that ongoing omission. :

e Existing traffic danger would be exacerbated by the proposed development

This green space is adjacent to the main spine road of the estate. Speed of cars through the estate is
an ongoing problem and a major concern for residents. The County Council is aware of this issue. This
proposed development would vastly exacerbate the current danger. It would bring potentially up to
an additional 50 cars into Pembroke Wood. The plans include for a fence separating the proposed
development from the main spine road. Whilst this might increase safety for children living in the
proposed development, it would do the opposite for existing residents of the estate. Currently, they
walk and cycle across the green space to give them distance from cars accelerating on the adjacent
straight stretch of spine road. An even greater danger would possibly arise from interaction with
créche-related traffic. Parents dropping to Doodlebugs often abandon their cars on the main spine
road outside the créche. The spine road curves at this point. Cars associated with existing houses
parallel park on the other side. And so travelling up the estate road even at slow speeds is highly
dangerous. That residents of the proposed apartments might be exiting onto the main estate road at
this same junction when drops to the créche are at peak is a huge worry to those of us who are familiar
with the existing scenario.

® Grossly inadequate parking associated with the proposed development

Itis true that The Grove and The Avenue apartments have a dedicated parking space to their rear. But
what the planning application does not say is that the pedestrian access to that dedicated parking space
is so inconvenient that it is very much unused. Had the developers taken the time to do an on-the-
ground investigation rather than merely include Google Earth images in their planning application, they
would have seen that. The parking space to the rear of the apartments is designed in such a way that
residents have to walk right down to its vehicular entrance and then around to the front of their
apartment buildings. Otherwise they would potentially be walking for quite a distance across grass,
potentially with children and bags of shopping. That this dedicated parking area is so user unfriendly
has created a real problem in Pembroke Crescent where there is no alternative parking for the
apartment residents (illustrated in photos overleaf). Here, parallel parking by residents on both sides
of the road leaves a space too narrow for emergency vehicles to pass. Italso creates hazard for children
playing and for cars attempting to exit onto the main spine road to the rear of Doodlebugs.



Residents of the apartments fronting onto the site of the proposed development use the car parking
spaces intended by Rowan View Developments to serve their proposed apartments. This would
inevitably lead to a situation along the road to Ashmore/Pembroke Grove identical to that in Pembroke
Crescent, exacerbating traffic hazard and preventing emergency vehicle access. The reality is that the
dedicated parking zone for the three blocks of existing apartments was designed incorrectly. Cork
County Council did not identify this at the time. When Manor Park Homes was liaising with the
Residents Association on completion of the estate in the mid-2000s, they agreed to construct usable
permeability between the apartment blocks and their parking area which would make the dedicated
parking usable. Unfortunately Manor Park Homes went into receivership soon thereafter and the
estate is left with the legacy of this thoughtless design.

This proposed development provides the absolute minimum of car parking spaces required by
designating existing spaces currently used by the existing apartment residents. That this standard is
emphasised in the County Development Plan 2014 as being a minimum truly indicates that it would be
woefully inadequate in the context of its location within Pembroke Wood.

Consequence of inaccessible parking for existing apartments (Pembroke Crescent)

e The proposed development is incompatible with the existing estate

| find the planning application’s intimation that the ambience, etc. of the estate was taken into account
in the design and finishes of the proposed apartment block to be grossly insulting. The landscaping
plan submitted with the planning application is virtually identical to that submitted with a Rowan View
Development planning application for Carrigaline (17/4692). The landscaping plan even mentions
“existing trees”. Had the developers/architect taken the time to visit Pembroke Wood, they would
know that there isn’t a single tree growing in this piece of green space. The presentation of this ground
is critical to the presentation of the estate as a whole and this lack of care and attention to detail bodes
very poorly indeed.



The fact is that the design doesn’t fit into the existing estate. The planning application for Pembroke
Wood was submitted 20 years ago. Itis now a well-established, maturing residential area. Nothing that
is three storeys high in this limited space could complement the surrounding buildings. At merely 27-
29 metres from existing dwellings and 22 metres from the Doodlebugs créche, this proposed block
would create an overpowering and claustrophobic environment for all who live in Pembroke Wood. It
would be particularly dreadful for residents of the existing apartments who would no longer have a
view of anything, save their concrete parking yard to the rear. Homes may not have a right to a view
but they do have a right to light and their residents have a right to well-being. Pembroke Wood cannot
be defined as a high density housing estate, yet the density of the proposed development (24
apartments on 0.29 hectares) is 83 dwellings/hectare. This is in no way sensitive to the nearest existing
residents or to the ethos of the estate as a whole.

The proposed block is designed such that some of the apartments and their balconies would be facing
onto the main spine road. Those balconies are glass. Residents of this proposed block are highly likely
to dry their washing on their balconies. This is indeed what many residents of the existing apartments
do. In the case of the existing apartments, the balconies face the parking court to the rear and so are
not overlooked. But in the case of these proposed apartments, the visual impact of clothes drying on
glass balconies along the main spine road of the estate would be intolerable.

e Theroads and services in Pembroke Wood are in private ownership

Pembroke Wood has never been taken in charge. This has caused difficulties for some existing
residents in obtaining planning permission for developments on their own sites. The planning
documentation for the entire estate was kept in storage by Cork County Council but destroyed by the
floods of 2009. As a consequence, the County Council has no record of what the original planning
permission comprised nor where the existing services run. As part of their ongoing efforts to get ramps
installed on the main spine road of the estate, the Residents Association has made exhaustive efforts
to ascertain who owns the estate roads. On their behalf | have been in contact with the receiver of
Manor Park Homes, with the liquidator of John F. Supple and with the receiver of John F. Supple. The
only one who has not replied to my requests for assistance is the receiver of John F. Supple.

But the reality is that this planning application involves construction machinery traversing private
ground to access the site of the proposed development. Such machinery would inevitably damage and
dirty the roads. The County Council, who appears equally unable to identify the owner of the estate
roads, is not authorised to permit this. Should the County Council grant permission for this utterly
inappropriate development, it would be the existing residents of the estate who would be left to clean
up the mess ensuing from a development they do not want. The County Council is not authorised to
permit this either.

e Lack of transparency in the planning application procedures

Rowan View Developments claim to be the owner of this green space. There is no evidence in the Land
Registry Certificate (attached) to indicate that they are.

The site notice for the proposed development says that it was erected on the 24™ June. Not one
resident of Pembroke Wood saw the site notice on the edge of the green space before 24" July (Site
Notice No. 2). And please be aware that this green space has been heavily used both by children and
their parents all summer long. Residents walk through the estate at all times of the day and night to
access the coastal greenway running along the former railway line. Had this site notice been erected
as claimed, it would have been seen. It was hammered into placed, not at eye level, but at almost knee
height. Subsequent to its erection, it lasted little longer than a week. It has never been replaced.



Site notice on 26" July (two days after erection) and site notice on 30" July

The site notice at the entrance to the estate (Site Notice No. 1) was first seen by residents last weekend
(5th August). It too is at that same ridiculously low level. Moreover, whilst the Southern Star is indeed
a newspaper circulating in the Carrigaline area, it rarely contains news pertaining to Passage West and
so has a very low readership in the town. It is difficult to conclude other than that every aspect of the
advertising of this planning application was designed to be as low-key locally as possible.

e Conclusion

Pembroke Wood is now a 20-year old maturing estate. The reality is that to develop anything akin to
this proposed apartment block in what is now an established green space would be nothing other than
overdevelopment. This green space has been maintained wholly at the expense of the Pembroke
Wood Residents Association for almost 10 years and has now become an integral part of the estate.
The proposed development would significantly and severely detract from the amenity and traffic safety
of the existing estate. Moreover, Pembroke Wood has not been taken in charge by Cork County Council
to the extent that Cork County Council has no authorisation to permit the damage to the estate roads
that would inevitably result from any development on this green space.

Please find enclosed the fee of €20.
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Marcia D’Alton, B.E., M.Eng.Sc.
Independent Member, Cork County Council



