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Dear Sir/ Madam,

We, Brock McClure Planning & Development Consultants, 63 York Road, Ddn Laoghaire, Co. Dublin are
instructed by our client, John McCarthy, 7 Manor Circle, Thornbury View, Rochestown, Co. Cork to lodge
the attached appeal in respect of the application for the development at the above address.

In accordance with the Planning Regulations we enclose the prescribed fee of €220 and a copy of the
original acknowledgment letter from Cork County Council regarding the initial observation by our client.

We confirm that we act for Mr. John McCarthy in this instance and request that all future
correspondence in relation to this matter be directed to this office. If you have any queries, please
contact me directly.

Yours sincerely,
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Matthew McRedmond
matthew@brockmcclure.ie
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Proposed Convenience Store, Passage West (Ref. 17/06861) 3" Party Appeal

\ Introduction

We, Brock McClure Plannmg & Development Consultants, 63 York Road, Dun Laoghaire, Co.
Dublin are instructed by our client John McCarthy, 7 Manor Circle, Thornbury View, Rochestown
Co. Cork to submit this formal third party appeal regarding the proposed development of an Aldi
store at the former Eurospar Supermarket to the northeast of the R610 access road into Passage
West beside the Passage AFC soccer club grounds and across the road from the Harbour Heights
residential development at Passage West, Co. Cork.

This appeal is against the decision of Cork County Council to grant planning permission for the
proposed development. In accordance with the Planning Regulations, we enclose the
prescribed fee of €220 and the original acknowledgement from the Planning Authority of our
clients third party observation. The decision was made on 6" March 2018, and accordingly the
final date to make an appeal is 3" April 2018.

This appeal is lodged against the proposed development (namely, Reg. Ref. 17/06861) at the
former Eurospar Supermarket, Passage West, Co. Cork, as it directly impacts the existing town
centre in a number of ways. This appeal focuses on a number of concerns with regard to the
nature of the proposal as follows:

e The proposal is considered to provide an unsuitable design proposal at a key gateway
into Passage West.

e The proposal will have a negative impact on the existing town centre as it will draw
patrons away from the traditional core of the town.

e The proposal if granted will set an undesirable precedent for further inappropriate
retail developments in small rural towns that are outside the town centre and are
primarily car based.

These issues are further explored in Section 5 - 8 of this document and we ask that the board
consider these matters in their assessment of the proposed development.

Our clients specifically request that this application is given a detailed scrutiny by the board so
that a decision is made in the best interests of proper planning and sustainable development of
Passage West.

2 Proposed Development & Site Context

Aldi Stores (Ireland) Limited have applied to Cork County Council for modifications to an existing
retail development including the removal of the existing glass tower and new glazing and
ancillary site works on a site located to the northwest of Passage West town centre.

The removal of one additional entrance point into the site is also proposed onto what was
previously the Eurospar supermarket on this site.
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3" Party Appeal

Proposed Convenience Store, Passage West (Ref. 17/06861)

Aerial view of subject site in Context of Existing Town Centree.

The subject site is located to the northwest of Passage West Town Centre. This is on the very

edge of the town boundary of Passage West.

R dognes,
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Proposed Convenience Store, Passage West (Ref. 17/06861) 3" Party Appeal

3

3.1

3.2

Passage West Town Context

_; o .
Before setting out the detail of our appeal on this proposal, it is considered necessary to
examine Pagsage West Town in context. Any new development proposal must have regard to
its receiving environment and this should be fully considered as part of the planning assessment.
It is worth noting that Passage West is not identified as an Urban Expansion area within the
Electoral Area Local Area Plans of 2011. Itis likely therefore that there are a number of alternative
loMeas such as Stoneview, Blarney, Monard SDZ and Water Rock

in Midleton that will come forward for substantial development before Passage West.

Population

Passage West has a current population of 5,790 in the2011 censi< *¥jth a target population of
6,965 provided in the Ballincollig - Carrigaline District LAP. Frum these figures it is clear that
there will not be significant growth in Passage West’s population projections up to 2023 and
beyond. In this context, the mix of future development proposals has to be carefully assessed.

Existing Retailers in Passage West

Given that the subject application is for a mono-use convenience retail outlet, the level of
existing retail in the town is worth considering, to assist the Planning Authority in making an
informed assessment of the impact of the proposed development.

All too-often in recent history large multi-national retailers have been permitted within semi-
rural towns to the detriment of the smaller, diverse retail services already established in the
town. This has unfortunately led to the decline of traditional town centres across the country
and should be avoided where possible and when taken in conjunction with the retail offer in
Cork City, Douglas and Rochestown, the traditional town core should be protected where
possible. The followmg is a sample of the existing retailers in Passage West that could potentially
iscount supermarket outside the traditional town centre:

Harbour Medical Centre
Mace Shop

e  MA Healy and Sons, Safety Wear
e Passage West Pharmacy
e Green Acres Grocery

e Brendan’s Butchers

There are also a number of other knock on services in the town centre such as hairdressers,
bookmakers and restaurants/bars in the town centre that would suffer as a loss of footfall if
trade is diverted away from the town core. Notwithstanding the established retail use of the
subject site, the provision of a car based discount supermarket has the potential to severely
undermine the integrity of the existing town centre of Passage West
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3" Party Appeal

Planning History
The following applications of relevance were reviewed in the context of the subject site and the

current planning application. 3

Cork Co. Co. Reg. Ref. 15/6040

In October 2015, Padlake Ltd. were granted permission by Cork County Council for the following

development:

“Retention of modifications to the permitted retail development under Planning Reg. Nos. 03/4463,
08/7704, and 08/7864 comprising (i) 508 sq.m. of additional floor area at ground floor and first
floor levels consisting of 88.5 sq.m. retail floor space, 13.5 sq.m. customer toilets, 43 sq.m. fire
escape, 77.6 sq.m. circulation areas 39.7 sq.m. staff facilities, 34.4 sq.m. ancillary office use, 193
sq.m. ancillary storage in the existing supermarket building, and extension of 18.3 sq.m. ancillary
storage to the rear of adjacent retail unit No.1, (ii) signage, (iii) relocation of totem sign. Permission
is also sought for the erection of new signage and creation of a new pedestrian access from the

adjacent public road.”

This is the most relevant planning application for the subject site as it relates to the most recent
application for the existing structure on the subject site. There were a number of other planning
permissions granted on the subject site in relation to an ESB substation and alterations to the

car showroom on site.
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Proposed Convenience Store, Passage West (Ref. 17/06861) 3™ Party Appeal

5 Retail Planning Guidelines 2012

’
The Retail Planning Guidelines were published in April 2012 and are aimed at ensuring that the
planning system continues to play its role in supporting competitiveness and choice in the retail
sector whilst promoting the vitality and viability of city and town centres.

A central tenet of the Guidelines is the objective to ensure that retail development is plan-led
and that the vitality of city/town centres is promoted through z clear sequential approach to
development in suitable locations.

With regard to the Guidelines, the population of Passage West (5,790) places it generally in the
‘Small Town’ category of which there about 75 nationwide. Small Towns generally have a
population of ¢.1,500-5,000 and are the tier directly below the District Centre level (10,000
population). The Guidelines envisage that these towns provide basic convenience shopping
either in small supermarkets or convenience shops and in some cases provide comparison
shopping eg. Small scale hardware, pharmacies and clothes shops.

We acknowledge that the retail use and development has been established on the subject site
through previous applications. We note that the Guidelines state that “The application of the
sequential approach requires flexibility and realism on the part of both retail developers and
planning authorities, to ensure that the various forms of retailing are developed in the most
appropriate locations.”

“Retailers should be flexible in appraising potential sites and buildings and should be prepared to
make reasonable compromises and, if possible, adapt standard retail formats to accommodate
retail schemes on sites which are well located in the context of the sequential approach.”

Itis our considered opinion that the proposed development has wholly failed to have due regard
to the above objective in the Guidelines and given the closure of the Eurospar, we would
question if there is a need for this level of retail in Passage West without having an impact on
the existing town centre. o

The applicant has made no effort to deviate from their standard retail format and this results in
a poor quality contribution to a key gateway into Passage West and inefficient use of valuable
land by way of a mono use and surface car parking. The common factor with sites assessed in
the sequential test is that the sites are too small for an ALDI store. The more relevant
consideration in this regard would be the size of the store for the locality it serves and in this
regard the subject proposal is of an inappropriate scale, design and location as discussed below.

TR ’ '.__
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6

6.1

Ballincollig-Carrigaline District Local Area Plan 2017

» ’
The local planning context is the current Ballincollig-Carrigaline Local Area Plan. We have
identified several key policies and strategic objectives that are directly relevant in the
assessment of the subject proposal.

Zoning

The subject site has two zonings under the provisions of the Ballincollig-Carrigaline LAP -
‘Existing Built up Areas” and “R-01 - Residential Areas”. The zoning of the site is shown below.

There are two objectives on the site PW-0-01and PW-R-01 that are defined as follows.

°  PW-0-01- “Existing Passage West Football Club and associated playing facilities”
7 (Approx. area: 1.2ha)
e PW-R-01- “Medium B density residential development (low density residential
development individual serviced sites in woodland setting).” (Approx. Area: 2.5ha)

e

Section 3.6.21 of the LAP sets out the policy context for7Passage West Town Centre and states
the following:
‘/y\,( A o

“The Retail Strategy set out in the ¢ork County Development Plan 2014 identifies Passage
West as an existing smaller Metropolitan Town. It is an objective to strengthen and cons
olidate the retail role and function of the smaller metropolitan towns and to provide
retail development in accordance with dhej[, planned population growth to serve their
local catchments.” e

[

Section 3.6.22 also states the following: £
“Within Passage West the extent of the town centre zoning reflects the parameters
of the retail focus of the town.” P ’

The location of the subject site in relation to the -:f'own Centre zoning is shown below.
e Q 1
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6.2

PW-R-02

Location of Subject Site in relation to Town Centre Zoned lands

The subject site is well removed from the existing town centre, which is-clearly in conflict with
the policies set out in the LAP.

Policy 3.6.23 also states the following:

“This plan identifies areas in Passage West for regeneratibn. There is an urgent need to
concentrate activity and effort towards revitalising and enhancing the town centre core.”

We submit that the subject proposal for the application site at the edge of Passage West
developable area, fundamentally fails to comply with the objectives set out for Passage West
Town Centre and fails to comply with the stated vision for Passage West to improve the town
centre environment.

Car Parking Objectives

The parking requirements set out in the Cork County Development Plan (as per Table 1a of
Appeendix D Car Parking Requirements for New Developments) stipulate 1 no. parking space units
per 20 sq.m. of Gross Floor Area of convenience retail. The requirement for the subject
development is therefore ¢.66 no. spaces.

A total of 85 no. spaces have been provided for in the proposed car park. The proposal is
therefore 19 no. spaces above DP requirements.

The applicant justifies the surplus in car parking by pointing to the previous permission for this
site, whereas the proposed number of spaces are typically what are proposed by an ALDI store
to accommodate patrons of their own store, which is generally a car based development and
would have very few visitors on foot.

We remind the board that the shortage of spaces in the town core cannot be overcome through
the over-provision of new spaces to serve an inappropriate development and which are located
at a vast remove from the existing town centre.
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7.1

Cork County Development Plan

We undertook a review of the relevant policies and guidelines contained in the Cork County
Development Plan 2014-2020. We note that the Applicant also undertook such a review in their
Planning Report and concluded that the subject development will deliver on Development Pian
policy objectives. We disagree with this contention and set out the following arguments to
outline, in our professional opinion, why this proposal contravenes the CDP.

Passage West is identified as a smaller metropolitan town in the County Development Plan 2014-
2020.

Smaller Metropolitan Towns state the following retail objective:

“Strengthen and consolidate the retail role and function of the smaller metropolitan towns and to
provide retail development in accordance with their planned population growth to serve their local
catchments”.

» The subject proposal does not deliver any considerable level of strengthening of the
retail role of Passage West and results in a development that will draw people away
from the existing town centre. The subject proposal is likely to lead to a net loss of jobs
in the town with the knock on effect on small businesses in the existing town centre.

%:‘3\.' *

Objective TCR 2-1 - Town Centre . ™

We note a number of objectives in relation to town centres in Chapter 7 of the County

Development Plan and Objective TCR 2-1(a) in particular states:

“Maintain, strengthen and reinvent the role of town centres as dynamic attractive and .inclusive
environments and enhance their mixed use character by encouraging the retention and
development of general office, retail, housing, office based industry, community, civic and
entertainment uses.”

» Thereis already a medium-sized convenience supermarket on Main Street (Mace). The
subject proposal (3,476.5sq.m net) is out of scale for the current needs of Passage
West. The subject proposal is for a mono-use retail unit and a large expanse of surface
car parking located on a site at a far remove from the existing town centre.

With this in mind we ask the board to determine whether they consider the subject proposal to
be within an acceptable scale for Passage West considering the level of retail floorspace existing
in the town.

A ARSI AN L



Proposed Convenience Store, Passage West (Ref. 17/06861)

8

8.1

8.2

8.3

8.4

3" Party Appeal

Review of Cork County Council Decision

For the convenience of the Board we have undertaken a review of the Decision of Council and
respectfully submit that they have not undertaken a satisfactory assessment of the proposed
development.

Following review of the initial application, the Local Authority issued a Request for Further
Information to the applicant with regard to 4 items:

e Layout of entrance to site and connection to main road;

e Impact of second entrance on flow of traffic;

e Use of retail units 3 and 4; and

e Timescale for removal of plinth on green area to front of site.

On review of the further information submitted the Council Planner considered the proposed
development as acceptable and granted permission. We submit that the proposed development
is inappropriate at this location and note the following with regard to the Council decision.

Traffic Impact

We note the applicant has confirmed that the second entrance will not be used as it contravenes
a previous permission on the site. There has been no meaningful analysis of the traffic impact of
removing the second entrance or of the subject proposal in either the application document or
the Cork County Council assessment of the application.

The subject development proposal is unacceptably separated from the existing town centre and
this will be further exasperated as a result of insufficient transport Ilnks between the town core

and the subject site.

Assessment Against Appropriate Planning Policy

Notwithstanding the overall assessment of the application, there has been no analysis of the
proposal in the context of the policies and objectives of the Ballincollig-Carrigaline LAP. The key
planning policies in relation to the protection of the existing town centre have not been
addressed and this raises considerable concern in relation to the suitability of the subject
development at this location. The fact that the site was previously in use as a retail supermarket
does not mean this is a suitable location in perpetuity.

Assessment of Design

The Local Authority also failed to consider the design of this development proposal at a crucial
gateway into Passage West. The applicant has proposed to alter the design of the building to
suit the typical ALDI development model and has not given any due consideration to orientation
or appropriate facade treatments. This is in direct conflict with the provisions of the Local Area
Plan.

Conclusion

It is our respectful submission that the review of the application by the Planning Authority did
not raise all issues that are of concern to our clients, did not review the full traffic impact of this
proposal and did not appropriately consider how appropriate the proposed development is
under the provisions of the LAP. Further details are provided below under the grounds for
appeal.

AT
g e T
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Proposed Convenience Store, Passage West (Ref. 17/06861) 3" Party Appeal

9 Grounds of Appeal

Having completed a review of the stte, the development proposal and policy context, we submit
that the current proposal for the provision of a discount supermarket and ancillary 85 no. space
car park at this location is unacceptable.

In support of this rationale we now set out the following:

9.1 Inappropriate Development
The subject proposal contravenes the clear policy direction. in the Local Area Plan which
identifies:
“There is an urgent need to

concentrate activity and effort towards revitalising and enhancing the town centre core.”

The subject application is for a retail development that is located a considerable distance from
the existing town centre. Notwithstanding the previous retail use on the site for a Eurospar
supermarket, this proposal would serve to undermine the existing town core, which is a
fundamental contradiction of existing retail planning policy.

As illustrated below, the subject site is over tkm from the town centre via the public road (via

—— .«mks1%); WFHCTWS"” minute walk.

Rear TR SN

Approximate Walking Distances of Proposed Development to/from Town Centre

We submit that this is not 2 walkable distance for convenience shopping based trips and would
be sufficiently isolated to remove the possibility of multipurpose trips associated with otherland
uses in the town centre. The expansion of the town would not be promoted through the
development of a single use retail development with extensive areas of surface car parking on
the edge of the developed area. :

1
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3.1.1

Case Study: Proposed ALDI, Dunshaughlin (Reg. Ref. RA/151231, ABP Ref. PL17.246830)

We note a proposal for development at the rear of existing properties at Main Street,
Dunshaughlin, County Meath. The proposed development included the following:

L

“Demolition of the existing building on site and the construction of a single storey discount
foodstore (to include off-licence use) with a gross floor area of 1,590 square metres (net retail area
1,140 square metres). The development includes the erection of two number free standing double
sided internally illuminated signs, 1 one number internally illuminated gable sign, one number
poster sign and entrance glass signage. The proposed development will be served by 83 number car
parking spaces. Access to the site will be provided from Lagore Road. The proposed development
includes all engineering works, landscaping works, boundary treatments and site development
works on a 0.61 hectare site at Lagore Road and to the rear of existing properties on Main Street,
Dunshaughlin, County Meath.”

The application was granted permission by Meath County Council but was subsequently refused
permission by An Bord Pleanala:

“Having regard to the location of the proposed building on a site at the furthest remove
from the existing public realm and commercial centre and Main Street of the town and to the
proposed large area of surface car parking between the proposed building and the existing public
realm and town centre, it is considered that the proposed development would fail to consolidate
and successfully achieve synergy with the existing retail core and town centre. Accordingly, it is
considered that the proposed development would seriously injure the visual amenities of the area
and be contrary to the proper planning and sustainable development of the area.

In deciding not to accept the Inspector’s recommendation to grant permission, the Board
had concerns as stated in the reason for refusal in relation to the acceptability of the layout of the
proposed development and its acceptability in terms of integration with the existing public realm
and the separation of the proposed building from the existing commercial core of the town by a

_+difge area of surface car parking.”

" i AN T

A gemeral, view of the proposed ALDI site in Dunshaughlin in relation-to-the town centre is

~ _,q-;ﬂlh;s'_t\;@tedbelow:

Location of Proposed ALDI site at Dunshaughlin in relation to existing commercial core
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9.2

The subject proposal at Passage West is arguably a more acute example of separation fror' " 1e
traditional commercial core of the town. The excessive level of car parking proposed serve._ 0
provide a barrier between the proposed development and the existing town centre and fails to
provide the necessary consolidation that would reflect the proper and sustainable development
of the area.

Transportation and Traffic Issues
Our dlient is concerned with a number of transportation issues relating to the development.

While we have not carried out a detailed specific traffic and transport review, we note the
following fundamental issues with the proposal:

» The proposal is over-provided for in terms of car parking. The Development Plan
standard is 1 per 20sq.m, which would equate to 66 spaces. 85 spaces are proposed,
which is 29% above standard requirements. This additional number of spaces are
justified by the applicant, based on the previous retail use at this site. However, the
extensive area of car parking on the subject site only serves to separate the proposal
from the town centre, and promotes this retail above the town centre that has had
parking constraints for a number of years.

» The significant car parking surplus is more likely proposed to suit the requirements of
the ALDI store as a car based development that typically requires in the region of go-
100 spaces. This serves to highlight the traffic generation that can be expected at the
subject site during busy periods and the knock on effect this will have onthe local road
network.

A4

There has been no traffic impact statement included with the application to allow an
objective and robust assessment of the impacts of the proposal on the surrounding
road network.

» The impact of closing the second entrance into the site (that was used previously
despite being in contravention of the previous planning permission) has not been
assessed in any meaningful way.

We submit that the oversupply of parking is to accommodate this primarily car based
development that will do nothing to promote multi purpose trips to the town centre.

There is minimal connection of the subject site to any means of sustainable modes of transport.
We submit that this is an ineffective and short-term approach that will do nothing to improve
the sustainability of the town or promote walking to and from the site, given the distance from
the existing town centre. There is no appropriate indication of any provision for cyclists in the
proposed plans. The pedestrian connections to the site are considered to be ineffectual due to
the walking distance to a supermarket where larger shops would be expected to take place.

Inappropriate Design

The subject proposal consists of a number of changes to the elevations-ef the existing building.
The main design change to the existing building relatestothe proposal to!close off the existing
main glass tower entrance lobby at the north-western end of the building and to re-locate the
main entrance to the south-eastern end of the:building. The glass tower as it was with the
Eurospar is shown below. Z" '
1
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Existing Layout of the Retail Supermarket at Subject Site

The existing design served to address the entrance into Passage West from the Cork City
direction. This allowed a sense of arrival into the town and opened up the site to passers-by. The
generic design model for ALDI requires the main store entrance to be located adjacent to the
main parking area. Besides further emphasising the car based nature of this subject proposal,
the revised design turns its back on the entrance into the town and this type of treatment sets
a dangerous precedent for non-descript and bland architecture on the edge of towns across
Cork. The Cork County Council assessment of the case notes “while the altering of the aspect of
the building such that it is orientated in a south-easterly direction is not ideal, it is on balance
considered to be acceptable.” We disagree with the assertion that this change in orientation is
acceptable and on the balance of the other issues raised above, a large car based development
with an inappropriate design treatment similar to the subject application, should not be
permitted at the edge of town at a far remove from the Town Centre.

14
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10

Conclusion

In conclusion, we ask the board to have regard to the following: ’

e Proposals for redevelopment of vacant sites must be approached on a sustainable and well-
planned basis.

o The subject proposal is for alterations to the existing retail unit and a large expanse of
surface car parking located on a key gateway site at the entrance to Passage West. It does
not comply with the stated objectives for town centre development as set out in the
Ballincollig-Carrigaline Local Area Plan and Cork County Development Plan.

e Passage West is already experiencing constraints for the maintenance of the viability of the
Town Centre with the subject proposal likely to exacerbate this problem by providing a large
convenience retail floorspace at a location on the edge of the town. The provision of a large
supermarket at this location will detract from the vibrancy and vitality of the existing town

centre.

o There has been no appropriate assessment of the traffic impact of the proposal and it
provides an excessive number of car parking spaces for this key opportunity site that is
significantly separated from the existing Town Centre. The proposal would therefore be
contrary to the proper planning and sustainable development of the area.

e The proposed development causes justified concern in relation to the design of the proposal
and the treatment of the site from the public road as one enters Passage West. This sets an
undesirable precedent in relation to developments on the edge of towns and how they
interact with public view.

For all of the reasons, arguments and considerations set out above, we ask the board to
overturn the decision of the Local Authority and refuse permission for the development as
proposed.

15



