Combhairle Cathrach Chorcai
Cork City Council

Halla na Cathrach, Corcaigh - City Hail, Cork - T12 T997

13/05/2025

RE: Section § Request:
R942/25. Rebels Bar, No 7 Watercourse Road, Blackpool, Cork.

A Chara,

With reference to your request for a Section 5 Declaration at the above-named property,
received on the 10" of April 2025:

The question placed before the Planning Authority was whether the “change of use from
commercial (public house) use to 5 apartments at the Rebels Bar, No 7 Watercourse Road,
Blackpool, Cork is exempted development™.

The Planning Authority response is as follows:

Proposed works to the exterior of the building are enabling works associated with the
subject change of use. The building is located in an ACA and is listed on the NIAH.

Insufficient information is available to determine if this requirement will be met or if
the proposal is exempt under Art 10 (6)(d)(ii), Art 10 (6)(d)(iii), Section 82 (1), Axt
9(1)(xii)

Art 10 (6)(d)(vi)

The dwelling floor areas for Units 1,2,3 and 4 do not comply with the minimum floor
area requirements.

Insufficient information has been provided for Unit 5.

We are Cork.



Comhairle Cathrach Chorcai
Cork City Council

Halla na Cathrach, Corcaigh - City Hall, Cork - T12 T997

Art 10 (6)(d)(vii)

The ground floor is deep and enclosed, with poor access to natural light to the rear.
Skylights are proposed as sole providers of natural light to bedroom and living areas.
This is inadequate.

Having regard to —
Sections 2, 3, and 4 of the Planning and Development Act 2000 (as amended), and

Articles 10(6)(d)(ii)(iti)(vi)(vii) of the Planning and Development Regulations (as amended),

The Planning Authority considers that the change of use from commercial (public house) use
to 5 apartments at the Rebels Bar, No 7 Watercourse Road, Blackpool, Cork IS
DEVELOPMENT and IS NOT EXEMPTED DEVELOPMENT.

Is mise le meas,

QAo IR \iny

Anthony Angtlini

Assistant Staff Officer

Planning & Integrated Development
Cork City Council

We are Cork.

0214924000 www.corkcity.ie




PLANNER'’S REPORT

Cork City Council
Ref. R942-25 Planning and integrated Development
Application type Section 5 Declaration
Description Change of use from commercial (public house) use to 5 apartments at the
Rebels Bar, No 7 Watercourse Road, Blackpool, Cork
Date 13/08/2025
Recommendation Not exempt

1. SITE DESCRIPTION

The application concerns a three-storey, former public house with overhead accommodation located
at No 7 Watercourse Road, Blackpool, Cork. It appears to be vacant and derelict. The N20 North City
Link Road/intervening green area is located to the east. A row of cottages, “Foleys Row” back onto the
southern side of the premises. A terrace of dwellings is located to the north along the street.

The application site is located in the Blackpool Architectural Conservation Area (ACA).

2. QUESTION

Is the change of use from commercial (public house) use to 5 apartments at the Rebels Bar, No 7
Watercourse Road, Blackpool, Cork is exempted development?

3. PLANNING HISTORY
07/32511 - retention of smoking room. Refused

00/24310 - retention of advertising sign. Granted.

4. PLANNING POLICY

REF: Cork City Development Plan 2022-2028

Land - use Zoning: ZO 8 Neighbourhood and Local Centres

Zoning Objective: To protect, provide for or improve local facilities.

208.1

Neighbourhood and Local Centres contribute to sustaining liveable communities and neighbourhoods
by fulfilling a local convenience retail, employment and service function, providing a mix of uses and
range of services, at an appropriate local scale, to the local population often within a 5- or 10- minute
walking distance. Chapter 7 Economy and Employment sets out further objectives for Neighbourhood
and Local Centres.




2082

Neighbourhood and Local Centres provide for local convenience shopping, however lower-order
comparison shopping may also be open for consideration commensurate to the scale and character of
the local centre and its function in the neighbourhood. Neighbourhood and Local Centres also provide
a focus for other uses, including but not limited to local services, community facilities, cultural uses,
educational uses, medical and healthcare uses, places of public worship, innovation or enterprise
centres and limited retail offices.

Neighbourhood and Local Centres should also include residential uses, particularly at higher densities
that contribute to sustainable compact growth. These can be delivered particularly above ground floor
level.

Z08.3

Development proposals in this zone must serve local needs and must demonstrate how the proposal
would respect, reflect or contribute to the character and vibrancy of the particular Neighbourhood and
Local Centre, commensurate with the nature and scale of the development. Developments must deliver
a quality urban environment and public realm with a focus on accessibility and permeability.

Designations:
NIAH — regional interest. Reference no: 20862039

Blackpool Architectural Conservation Area (ACA)

5. LEGISLATIVE PROVISIONS

Planning and Development Act 2000 as amended.
Section 2(1),

“works” includes any act or operation of construction, excavation, demolition, extension,
alteration, repair or renewal and, in relation to a protected structure or proposed protected
structure, includes any act or operation involving the application or removal of plaster, paint,
wallpaper, tiles or other material to or from the surfaces of the interior or exterior of a structure.

Section 3(1),

In this Act, “development” means, except where the context otherwise requires, the carrying out
of any works on, in, over or under land or ‘the making of any material change in the use of any
structures or other land’

Section 4(1)(h),

The following shall be exempted developments for the purposes of this Act-development consisting
of the carrying out of works for the maintenance, improvement or other alteration of any structure,
being works which affect only the interior of the structure or which do not materially affect the



external appearance of the structure so as to render the appearance inconsistent with the
character of the structure or of neighbouring structures;

Section 4(2),

Section 4(2) provides that the Minister may, by regulations, provide for any class of development
to be exempted development. The principal regulations made under this provision are the Planning
and Development Regulations 2001-2013.

Section 82 (1)

Notwithstanding section 4 (1)(h), the carrying out of works to the exterior of a structure
located in an architectural conservation area shall be exempted development only if those
works would not materially affect the character of the area.

Section 177U (9) (screening for appropriate assessment)

In deciding upon a declaration or a referral under section 5 of this Act a planning authority or the
Board, as the case may be, shall where appropriate, conduct a screening for appropriate
assessment in accordance with the provisions of this section.

Planning and Development Requlations 2001 as amended.
Article 9 (1)

Development to which article 6 relates shall not be exempted development for the purposes of the
Act -

(i) if the carrying out of such development would... contravene a condition attached to a permission
under the Act or be inconsistent with any use specified in a permission under the Act,

(viii) consist of or comprise the extension, alteration, repair or renewal of an unauthorised structure or
a structure the use of which is an unauthorised use,

(xii) further to the provisions of section 82 of the Act, consist of or comprise the carrying out of works
to the exterior of a structure, where the structure concerned is located within an architectural
conservation area or an area specified as an architectural conservation area in a development plan for
the area or, pending the variation of a development plan or the making of a new development plan, in


https://www.irishstatutebook.ie/2000/en/act/pub/0030/sec0004.html#sec4

the draft variation of the development plan or the draft development plan and the development would
materially affect the character of the area,

S.l. No. 75/2022 - Planning and Development Act (Exempted Development) Regulations 2022

Article 10 (1)

Development which consists of a change of use within any one of the classes of use as specified in
Part 4 of Schedule 2, shall be exempted development for the purposes of the Act, provided that the
development, if carried out would not —

(c) be inconsistent with any use specified or included in such a permission, or
(d) be development where the existing use is an unauthorised, save where the change of use
consists of resumption of a use which is not unauthorised and which has not been abandoned

Article 10(6)
(a) In this sub-article—
‘habitable room’ means a room used for living or sleeping purposes but does not include a
kitchen that has a floor area of less than 6.5 square metres;

‘relevant period’ means the period from 8 February until 31 December 2025.

(b) This sub-article relates to a proposed development, during the relevant period, that consists of
a change of use to residential use from Class 1, 2, 3, 6 or 12 of Part 4 to Schedule 2.

(c) Notwithstanding sub-article (1), where in respect of a proposed development referred to in
paragraph (b)—

(i)
(ii)
(iif)

the structure concerned was completed prior to the making of the Planning and
Development (Amendment) (No. 2) Regulations 2018,

the structure concerned has at some time been used for the purpose of its current use class,
being Class 1, 2, 3, 6 or 12 and

the structure concerned, or so much of it that is the subject of the proposed development,
has been vacant for a period of 2 years or more immediately prior to the commencement
of the proposed development,

then the proposed development for residential use, and any related works, shall be exempted
development for the purposes of the Act, subject to the conditions and limitations set out in
paragraph (d).

(d) (i)
(ii)

(iii)

(iv)

The development is commenced and completed during the relevant period.

Subject to sub-paragraph (iii), any related works, including works as may be required to
comply with sub-paragraph (vii), shall

(1) primarily affect the interior of the structure

(1) retain 50 per cent or more of the existing external fabric of the building, and

(lll) not materially affect the external appearance of the structure so as to render its
appearance inconsistent with the character of the structure or of neighbouring structures.
Any related works for the alteration of existing ground floor shop fronts shall be consistent
with the fenestration details and architectural and streetscape character of the remainder
of the structure or of neighbouring structures.

No development shall consist of or comprise the carrying out of works to the ground floor
area of any structure which conflicts with any objective of the relevant local authority
development plan or local area plan, pursuant to the Part 1 of the First Schedule to the Act,
for such to remain in retail use, with the exception of any works the purpose of which is to
solely provide on street access to the upper floors of the structure concerned.



(v)

(vi)

(vii)

No development shall consist of or comprise the carrying out of works which exceeds the
provision of more than 9 residential units in any structure.

Dwelling floor areas and storage spaces shall comply with the minimum floor area
requirements and minimum storage space requirements of the “Sustainable Urban
Housing: Design Standards for New Apartments — Guidelines for Planning Authorities”
issued under section 28 of the Act or any subsequent updated or replacement guidelines.

Rooms for use, or intended for use, as habitable rooms shall have adequate natural lighting.

(viii) No development shall consist of or comprise the carrying out of works to a protected

(ix)

(x)

(xi)

(xii)

(e)(i)

(ii)

structure, as defined in section 2 of the Act, save where the relevant planning authority has
issued a declaration under section 57 of the Act to the effect that the proposed works would
not materially affect the character of the structure or any element, referred to in section
57(1)(b) of the Act, of the structure.

No development shall contravene a condition attached to a permission under the Act or be
inconsistent with any use specified or included in such a permission.

No development shall relate to any structure in any of the following areas:
() an area to which a special amenity area order relates;
(ll) an area of special planning control;

(1) within the relevant perimeter distance area, as set out in Table 2 of Schedule 8, of
any type of establishment to which the Major Accident Regulations apply.

No development shall relate to matters in respect of which any of the restrictions set out in
subparagraph (iv), (vii), (viiA), (viiB), (viiC), (viii) or (ix) of article 9(1)(a), or paragraph (c) or
(d) of article (9)(1), would apply.

No development shall consist of or comprise the carrying out of works for the provision of
an onsite wastewater treatment and disposal system to which the code of practice made
by the Environmental Protection Agency pursuant to section 76 of the Environmental
Protection Agency Act 1992 relates and entitled Code of Practice — Wastewater Treatment
and Disposal Systems Serving Single Houses together with any amendment to that Code or
any replacement for it.

Where a person proposes to undertake development to which paragraph (b) relates, then
he or she shall in the case of development relating to Class 1, 2, 3, 6 or 12 of Part 4 to
Schedule 2, notify in writing the planning authority in whose functional area that the
change of use will occur not less than 14 days prior to the commencement of the works
related to the proposed change of use and any related works;

Details of each notification under subparagraph (i), which shall include information on—
(1) the location of the structure,

(Il) the number of residential units involved, including the unit sizes and number of
bedrooms in each unit, and

(ll1) the Eircode for the relevant property,



(iii)

Shall be entered in a record by the planning authority maintained for this purpose and the
record shall be available for inspection at the offices of the planning authority during office

hours and on the planning authority’s website.

During the years 2019, 2020, 2021, 2022, 2023, 2024, 2025 and 2026 each planning
authority shall provide information to the Minister on the number of notifications received
by it under this paragraph during the preceding calendar year, including details of the
information so received for the purposes of subparagraph (ii).

6. ASSESSMENT

The purpose of this report is not to determine the acceptability or otherwise of the proposal at this
location in respect to the proper planning and sustainable development of the area, but rather
whether or not the matter in question constitutes development, and if so falls within the scope of
exempted development.

6.1 Development

Is the matter at hand is ‘development’.

‘Development’ as defined in the Act (3)(1)

‘the carrying out of any works on, in, over or under land’, or ‘the making of any material change in the
use of any structures or other land’.

It is considered that the proposed change of use will require works. Both the change of use and the
associated works constitutes development.

6.2 Exempted development

Is the matter at hand is exempted development?

the making of the Planning and Development
(Amendment) (No. 2) Regulations 2018

ARTICLE REQUIREMENT ASSESSMENT
10(6)(b) This sub-article relates to a proposed | The ground floor of the subject site
development, during the relevant period, that | was previously used as a public bar.
consists of a change of use to residential use
from Class 1, 2, 3, 6 or 12 of Part 4 to Schedule 2 | Class 12 is — Use as a Public House,
meaning a premises which as been
licenced for the sale and consumption
of intoxicating liquor on the premises
under the Licensing Acts 1833 to
2018.
This requirement is met
10(6)(c)(i) The structure concerned was completed priorto | The structure was constructed prior

to the making of the regulations.




This requirement is met

10(6)(c)(ii)

The structure concerned has at some time been
used for the purpose of its current use class,
being Class 1, 2, 3, 6 or 12 and

This requirement is met

10(6)(c)(iii)

The structure concerned, or so much of it that is
the subject of the proposed development, has
been vacant for a period of 2 years or more
immediately prior to the commencement of the
proposed development

The cover letter confirms this.

This requirement is met

10(6)(d)(i)

The development is commenced and completed
during the relevant period.

The applicant is required to comply
with this requirement.

10(6)(d)(i)

Subject to sub-paragraph (iii), any related works,
including works as may be required to comply
with sub-paragraph (vii), shall — (l) primarily
affect only the interior of the structure, (ll)
retain 50 per cent or more of the existing
external fabric of the building, (IIl) not materially
affect the external appearance of the structure
so as to render its appearance inconsistent with
the character of the structure or of neighbouring
structures.

From City Council Conservation
Officer:
The building retains a couple of good
historic features which should be
retained and conserved in any repair
works.
These include:
- The decorative grills to the
pub front
- The timber sash windows to
the first floor
- Chimney stacks
- Dormers

Given the listing on the NIAH, and its
location  within an ACA, any
replacement windows or doors
(ground floor and dormer windows)
should be of timber.

No aluminium or uPVC should be
permitted to the front elevation,
including rainwater goods, soffits etc.

The windows and pubfront are in poor
condition and the building requires
works. None of this is indicated in the
application/on the drawings.

Given the NIAH listing and the
location within the ACA, together with
the lack of detail, | don’t think this is a
suitable candidate for a Section 5 as
the proposed works are likely to
impact on the appearance and
character of the building.

Assessment of above:




These works are enabling works
associated with the subject change of
use. The building is located in an ACA
and is listed on the NIAH.

Insufficient information is available to
determine if this requirement will be
met or if the proposal is exempt
under Section 82 of the Act as
amended.

010(6)(d)(iii)

Any related works for the alteration of existing
ground floor shop fronts shall be consistent with
the fenestration details and architectural and
streetscape character of the remainder of the
structure or of neighbouring structures

These works are enabling works
associated with the subject change of
use.

Insufficient information is available to
determine if this requirement will be
met or if the proposal is exempt
under Section 82 of the Act as
amended.

10(6)(d)(iv)

No development shall consist of or comprise the
carrying out of works to the ground floor area of
any structure which conflicts with any objective
of the relevant local authority development plan
or local area plan, pursuant to the Part 1 of the
First Schedule to the Act, for such to remain in
retail use, with the exception of any works the
purpose of which is to solely provide on street
access to the upper floors of the structure
concerned.

The subject site is zoned ZO 08,
Neighbourhood and Local Centres.

Residential development is
acceptable within this zoning. The
proposed change of use accords with
this sub-article.

This requirement is met

10(6)(d)(v)

No development shall consist of or comprise the
carrying out of works which exceeds the
provision of more than 9 residential units in any
structure.

5 units proposed.

This requirement is met

10(6)(d)(vi)

Dwelling floor areas and storage spaces shall
comply with the minimum floor area
requirements and minimum storage space
requirements of the “Sustainable Urban
Housing: Design Standards for New Apartments
— Guidelines for Planning Authorities” issued
under section 28 of the Act or any subsequent
updated or replacement guidelines.

This requirement has not been met.
Separate assessment below.

10(6)(d)(vii)

Rooms for use, or intended for use, as habitable
rooms shall have adequate natural lighting.

Habitable room is defined under
Article 10(6) of the Planning
Regulations as a ‘room used for living
or sleeping purposes but does not
include a kitchen that has a floor area
of less than 6.5 square metres.’




Unit 1: Limited. Skylights to
bedroom and bathroom, off centre
window to living area.

Unit 2: Limited. Skylights to bedroom
2, bathroom and living area. Window
in Bedroom 1 and kitchen to
courtyard. Unclear if court-yard is
covered.

This requirement has not been met.

10(6)(d)(viii)

No development shall consist of or comprise the
carrying out of works to a protected structure,
as defined in section 2 of the Act, save where the
relevant planning authority has issued a
declaration under section 57 of the Act to the
effect that the proposed works would not
materially affect the character of the structure
or any element, referred to in section 57(1)(b) of
the Act, of the structure.

The subject site is not a protected
structure.

This requirement is met

10(6)(d)(ix)

No development shall contravene a condition
attached to a permission under the Act or be
inconsistent with any use specified or included
in such a permission.

The proposal does not appear to
contravene a condition attached to a
permission.

This requirement is met

10(6)(d)(x)

No development shall relate to any structure in
any of the following areas:

() an area to which a special amenity area order
relates;

(I1) an area of special planning control;

(1) within the relevant perimeter distance area,
as set out in Table 2 of Schedule 8, of any type of
establishment to which the Major Accident
Regulations apply.

n/a

10(6)(d)(xi)

No development shall relate to matters in
respect of which any of the restrictions set out
in subparagraph (iv), (vii), (viiA), (viiB), (viiC),
(viii) or (ix) of article 9(1)(a), or paragraph (c) or
(d) of article (9)(1), would apply.

n/a

10(6)(d)(xii)

No development shall consist of or comprise the
carrying out of works for the provision of an
onsite wastewater treatment and disposal
system to which the code of practice made by
the Environmental Protection Agency pursuant
to section 76 of the Environmental Protection
Agency Act 1992 relates and entitled Code of
Practice — Wastewater Treatment and Disposal
Systems Serving Single Houses together with any
amendment to that Code or any replacement for
it.

N/A




10(6)(d)(vi) — The following is an assessment against the minimum floor area requirements and
minimum storage space requirements of the “Sustainable Urban Housing: Design Standards for New
Apartments — Guidelines for Planning Authorities”. The figures given in the second table are derived
from the floor plan provided.

Section 3.31 of the Guidelines states that:

Storage should be additional to kitchen presses and bedroom furniture, but may be partly provided in
these rooms. In such cases this must be in addition to minimum aggregate living/dining/kitchen or
bedroom floor areas.

Section 3.34 however states that: building refurbishment schemes on sites of any size or urban infill
schemes on sites of up to 0.25ha, the storage requirement may be relaxed in part, on a case-by-case
basis, subject to overall design quality.

New Apartment Guidelines for Planning Authorities 2023

Minimum Requirements

Apt Type Total Aggregate Living / | Aggregate | Bedroom Storage
(sgqm) Living / i Dining Bed (sqgm) | width (m) (sgm)
Dining (sgm) i Width (m)

One bed 45 23 3.3 11.4 2.8 double 3
Two bed 2.8 double
(3 person) 63 28 3.6 20.1 2.1 single 5

Proposed Development

(non-compliance shown in red)

Kitchen / Aggregate
Total Area Living . Bedrooms
Width Bedroom | Storage
Beds (sgm) (sgm) (m) (sgm) width (m) | (sgm)
Unit 1 1 36 16.38 3.9m | 6.21 2.3m 3.5
3m
double
Unit2 | 2 58.8 24.32 2.6m | 18.7 2msingle | 5
Unit3 | 1 51.53 20.22 3.4m | 12.6 2.1m 2.1
Unit4 1 37.62 23.12 32m {9 3m 0
Unit5 | Useable area difficult to determine due to presence of dormers/sloped roof.




The proposed units do not meet or exceed the minimum requirements.

The plans of the second floor do not appear to accurately show the dormer window/sloped roof
arrangement so it is difficult to determine what area is useable for measurement purposes.

7 ENVIRONMENTAL ASSESSMENT

Screening for Environmental Impact Assessment

Having regard to the contents of Article 103 (as amended by Article 14 of the Planning and
Development (Amendment) (No 3) Regulations 2011) and Schedule 7 of the Planning and
Development Regulations 2001 (as amended) it is considered that the proposed development by
reason of its nature, scale and location would not be likely to have significant effects on the
environment. Accordingly, it is considered that an environmental impact statement is not required to
be submitted.

Screening for Appropriate Assessment

Section 177U (9) of the Act requires planning authorities to screen applications for a section 5
declaration for appropriate assessment. The provisions of the Habitats Directive, the Appropriate
Assessment Guidelines for Planning Authorities 2009 (revised 2010) and the Act are noted. The
relevant European sites are the Cork Harbour SPA (site code 004030) and the Great Island Channel
cSAC (site code 001058). Having regard to the location of the proposed development site relative to
these European sites and related watercourses and to the nature and scale of the proposed
development it is considered that the proposed development would not affect the integrity of the
European sites referred to above. Accordingly it is considered that appropriate assessment is not
required.

8. CONCLUSION

Art 10 (6)(d)(ii), Art 10 (6)(d)(iii), Section 82 (1), Art 9(1)(xii)

Proposed works to the exterior of the building are enabling works associated with the subject change
of use. The building is located in an ACA and is listed on the NIAH.

Insufficient information is available to determine if this requirement will be met or if the proposal is
exempt under Art 10 (6)(d)(ii), Art 10 (6)(d)(iii), Section 82 (1), Art 9(1)(xii)

Art 10 (6)(d)(vi)

The dwelling floor areas for Units 1,2,3 and 4 do not comply with the minimum floor area
requirements.

Insufficient information has been provided for Unit 5.

Art 10 (6)(d)(vii)

The ground floor is deep and enclosed, with poor access to natural light to the rear. Skylights are
proposed as sole providers of natural light to bedroom and living areas. This is inadequate.



9. RECOMMENDATION

Having regard to —

e Sections 2, 3, and 4 of the Planning and Development Act 2000 (as amended), and
e Articles 10(6)(d)(ii)(iii)(vi)(vii) of the Planning and Development Regulations (as amended),

The Planning Authority considers that —

The change of use from commercial (public house) use to 5 apartments at the Rebels Bar, No 7
Watercourse Road, Blackpool, Cork

IS DEVELOPMENT and IS NOT EXEMPTED DEVELOPMENT.

MD.

Michelle Delaney,

Executive Planner

Melissa Walsh

Senior Executive Planner



£ McCutcheon Halley

The Development Management Section 11 April 2025

Community, Cultural and Placemaking
Directorate

Cork City Council,
City Hall,
Anglesea Street,
Cork.

Re; Request for a Section 5 Declaration seeking confirmation that change of use from
commercial (public house) use to provide 5 apartments at The Rebels Bar, No. 7
Watercourse Road, Blackpool, Cork is exempted development.

Dear Sir/Madam

We, McCutcheon Halley Planning Consultants, of 6 Joyce House, Barrack’s Square, Ballincollig, Co. Cork
act on behalf of our client Fergal Bradley, who is the owner of The Rebel Bar at No. 7 Watercourse Road,
Blackpool, Cork, T23 T858. Our client requests a declaration in accordance with Section 5 of the Planning
and Development Act 2000 (as amended), seeking confirmation that the change of use from commercial
use to provide 5 no. apartments at The Rebels Bar, is exempted development on the basis that:

= The change of use from commercial (public house) use at the ground and first floor
levels, to provide 5 no. apartments at The Rebel Bar at No. 7 Watercourse Road,
Blackpool, Cork, is exempted development under the Planning and Development
Regulations.

= The associated works to facilitate the proposed use are predominantly internal works,
with the exception of two ground floor doors being replaced with windows to provide
access to daylight to the units and the addition of 1 new velux window at the top floor
to the rear of the building and 5 roof lights to the roof of the ground floor level. The
change from doors to windows at the front fagade does not provide any additional
openings, but only replaces one with another, and therefore this will not have a
signhificant material impact on the external appearance of the structure. The addition
of 1 new top floor velux window to the rear of the building is required for the proposed
new unit to ensure they comply with the building regulations. The addition of 5 new
roof lights will enhance natural lighting within the units, ensuring they meet adequate
daylighting standards and will provide a sensitive and unobtrusive solution to
improving internal lighting without compromising the historic facade.

CORK Dublin Bantry

. . 6 Joyce House, bt
www.mhplannlng.le Barrack Square, Ballincollig,
Cork, P37 YX97

Tel: +353 (0)21 420 8710 Tel: « Tel: +-



The remainder of the declaration request is set out as follows:

1. Site and Planning Context

2. Planning Legislation/Regulations
3. Assessment

4. Conclusion

Site and Planning Context

The property subject of this declaration is located at No. 7 Watercourse Road, Blackpool, Cork. The
subject site is located in Blackpool and is surrounded by residential and small commercial uses. This
building is a three-bay, two-storey public house with a dormer attic, dating from around 1920 which
features a rendered commercial use at ground level, The upper facade showcases brickwork in a Flemnish
bond pattern with a moulded brick eaves course, while the side elevations are finished in smooth render.
The windows have camber-headed openings with rubbed brick heads and timber sliding sash frames,
while the dormer windows feature round-headed openings in smooth render surrounds.

The commercial use at ground floor is detailed with pilasters, scrolled bracketed capitals, and a
decorative pediment motif. It includes square-headed windows with over lights and wrought-iron guards,
as well as timber panelled doors providing access to both the shop and upper fioors. The building directly
fronts onto Watercourse Road, with the Narth City Link Road situated immediately to its rear. The
property is currently vacant, with the use most recent use being commercial, more specifically it was
used as a public house / Bar known as The Rebel Bar'

The buildings immediately to the north and south are residential, with additional residential properties
located directly across the road to the east. The surrounding area also includes some commercial uses,
notably a hardware store nearby. Further down the road, other commercial establishments such as a
barber shop, general practitioners, and corner stores are present.

Additionally, Cork City Centre is approximately 1km from the property and is easily accessible by walking,
cycling, or public transport. Blackpool Shopping Centre is just an 8-minute walk or a 4-minute cycle away,
providing convenient access to a range of services, amenities and employment opportunities.

Figure 1 The subject property subject to change of use.

smi McCutcheon Halley




Two planning permissions were granted for the extension of The Eagle Bar under references 14643/88
and 18393/93. Subsequently, an E7316 case was opened to investigate noise levels associated with the
bar. Following this investigation, a Section 31 notice was issued, requiring measures to address noise
concerns and ensure compliance with relevant regulations. Planning records indicate that an application
was later submitted to remove noise-related conditions from 18393/93. This application was refused by
the council; on appeal, An Bord Pleanala {(ABP) imposed a condition prohibiting amplified music. The case
was resolved and closed on June 16, 2013.

Two additional planning appfications, 21924/98 and 24310/00, were submitted for advertising signage
but were both refused. In 2007, a planning application (07/32511) was lodged with Cork City Council for
the retention of a smoking room at the rear of the bar. This application was also refused and enforcement
notice was issued. Records show that the case was closed in 2016.

No further relevant planning history is recorded for the site in Cork City Council's planning register.

In terms of planning policy for the area, in the Cork City Council Development Plan 2022 (DP), the site is
zoned as ZO 08 - Neighbourhood and Local Centres with the objective ‘to protect, provide for or improve
focal facilities".

Z001
D Sustainable Residential
Neighbourhoods

ZO08
| Neighbourhood & Local Centres

015
| | Public Open Space

2016
D Sports Grounds & Facilities

() TheSite

Figure 2 Zoning Map Clipping from Cork City Council Online Planning Viewer.

The subject property is also within an area that has been identified as the Blackpool Architectural
Conservation Area (Blackpool ACA). The Built Heritage Objectives Part 1: Architectural Conservation Areas
notes that the area is defined by a central spine running south to north along Gerald Griffin Street, Great
William O'Brien Street, and Thomas Davis Street, extending to Blackpool Village. It is bounded by
Watercourse Road to the east and residential properties to the west, incorporating laneways and terraces
that reflect its historical urban fabric. The area is of architectural, archaeological, historical, and social
importance, with an urban form that has remained largely unchanged for centuries. Regarding the
architectural styles and materials, it can be summarised as follows;

» The building stock spans the 18th to 20th centuries, with 19th-century two- and three-
storey residential buildings being the most common.
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» Traditional rubble-stone or brick construction often rendered and painted.

» Steeply pitched roofs and narrow upper-floor windows distinguish 18th-century
buildings.

= Timber shopfronts, many of which have been retained, contribute to the area’s
character.

Blackpool ACA J

@) The Rebels Bar

Figure 3 Blackpool Architectural Conservation Area as per Volume 3 Built Heritage Cbjectives. Part 1.

As per Volume 3 of the Cork City Council Development Plan 2022, Built Heritage Objectives, Part 4 outlines
approach to development in ACA's. The Blackpool Architectural Conservation Area (ACA)} is recognized
for its historical and architectural significance, with much of its 18th- and 19th-century streetscape and
layout still intact. The area features a mix of residential and commercial buildings, many of which
contribute to its distinct character. Development within Blackpool ACA is subject to specific planning
policies outlined in the Cork City Development Plan 2022-2028, ensuring that any new proposals respect
existing building heights, proportions, and materials while complementing the historic setting.
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Additionally, development should not obstruct or negatively impact protected views and strategic
sightlines identified in the plan.

Historically, Blackpool was an industrial hub, with a strong legacy of miils, distilleries, and tanneries, many
of which have left architectural remnants in the area. To preserve this unique character, new
developments are encouraged to explore adaptive reuse of historic structures rather than
demolition (emphasis added). Enhancing the public realm, shopfronts, and industrial heritage sites is
also a priority to strengthen the area's identity while allowing for sympathetic modernization.

Planning Legislation/Regulations

In order to assess this declaration request, regard must be had to the 2000 Planning and Development
Act (as amended) and the 2001 Planning and Development Regulations (as amended). In 2018, the
Planning Regulations were amended to provide for an exemption from the requirement to obtain
planning permission in respect of the change of use of certain vacant commercial premises, to residential
use. On the 25" of February 2022, the Planning and Development Act (Exempted Development)
Regulations 2022 extended to 31% of December 2025, the exemption given by the 2018 regulations and
included some additional amendments/exemptions as outlined below.

Planning and Development Act, 2000 (As Amended)

Section 2(1)of the 2000 Planning and Development Act, as amended, includes the following definitions
which are of relevance to this assessment;

“works” includes any act or operation of construction, excavation, demolition, extension,
alteration, repair or renewal and, in relation to a protected structure or proposed protected
structure, includes any act or operation involving the application or removal of plaster,
paint, wallpaper, tiles or other material to or from the surfaces of the interior or exterior of
o structure.”

Section 3(1) of the PDA defines “Development” as, ‘the carrying out of any works on, in, over or under land
or the making of any material change in the use of any structures or other land'.

Section 4 of the PDA relates to ‘Exempted Development’ and subsection (1) sets out categories of
development that shall be exempted development, including subsection 4(1)(h) which includes:

‘development consisting of the carrying out of works for the maintenance, improvement or
other alteration of any structure, being works which affect only the interior of the structure
or which do not materially affect the external appearance of the structure so as to render
the appearance inconsistent with the character of the structure or of neighbouring
structures’,

Section 4(2)(a) states that the Minister may by regulations provide for any class of development to be
exempted development where he or she is of the opinion that the carrying out of such development by
virtue of its size, nature or limited effect on its surroundings, would not offend against the principles of
proper planning and sustainable development. Section 4(2)(b} of the Act states that regulations under
paragraph (a) may be made subject to conditions and be of general application or apply to such area or
place as may be specified in the regulations.

Planning and Development Regulations, 2001 (As Amended)

The extent to which the classes of development specified in Part 1 of the Second Schedule are exempted
is governed by Article 9(1)(a) and that article is itself subject to the restrictions on exemption which
includes the following:

EEE? McCutcheon Halley
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(i) contravene a condition attached to a permission under the Act or be inconsistent with
any use specified in a permission under the Act,

(i) consist of or comprise the formation, laying out or material widening of o means of
access to a public road the surfaced carriageway of which exceeds 4 metres in width,

(ifi) endanger public safety by reason of traffic hazard or obstruction of road users;

(iv) ... comprise the construction, erection, extension or renewal of a building on any street
so as to bring forward the building, or any part of the building, beyond the front walf of the
building on either side thereof or beyond a line determined as the building line in o
development plan for the area or, pending the variation of a development plan or the
making of a new development plan, in the draft variation of the development plan or the
draft development plan,

(vi) interfere with the character of a Jandscape, or u view or prospect of special amenity
value or special interest, the preservation of which is an objective of a development plan
for the area in which the development is proposed ....

{viiB) ... development that would be likely to have a significant effect on the integrity of a
European site...

(viiC) ... development that would be likely to have an adverse impact on a natural heritage
area...

{viii) consist of or comprise the extension, alteration, repair or renewal of an unauthorised
structure or a structure the use of which is an unouthorised use,

{ix) consist of the demolition or such alteration of a building or other structure as would
preclude or restrictthe continuance of an existing use of a building or other structure where
it is an objective of the planning authority to ensure that the building or other structure
would remain oavailable for such use and such objective has been specified in a
development plan for the area or, pending the variation of a development plan or the
making of a new development plan, in the draft variation of the development plan or the
draft development plan,

{xi) obstruct any public right of way,

(xii) consist of or comprise the carrying out of works to the exterior of a structure within an
architectural conservation areo...

In addition to this, Article 10 further outlines the classes of development which are exempted. Article 10
(6) (as amended under Sl 600 of 2001) The Principal Regulations are amended in article 10 (as amended
by article 2 of the Planning and Development (Amendment) (No. 2) Regulations 2018 (S.1. No. 30 of 2018))
by substituting for sub article (6) the following:

(b) This sub-article relates to a proposed development, during the relevant period, that
consists of a change of use to residential use from Class 1, 2, 3, 6 or 12 of Part 4 to Schedule
2,

(d) (i) The development is commenced and completed during the relevant period.
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(ii) Subject to sub-paragraph (iii), any related works, including works s may be required to
comply with sub-paragraph (vii), shall -

(1) primarily affect the interior of the structure,
(1} retain 50 per cent or more of the existing external fabric of the building, and

{iit) not materially affect the external appearance of the structure so as to render its
appearance inconsistent with the character of the structure or of neighbouring structures.

(iii) Any related works for the alteration of existing ground floor shop fronts shall be
consistent with the fenestration details and architectural and streetscape character of the
remainder of the structure or of neighbouring structures.

(iii) Any related works for the aiteration of existing ground floor shop fronts shall be
consistent with the fenestration details and architectural and streetscape character of the
remainder of the structure or of neighbouring structures.

(iv} No development shall consist of or comprise the carrying out of works to the ground
floor area of any structure which conflicts with any objective of the relevant focal authority
development plan or local area plan, pursuant to the Part 1 of the First Schedule to the Act,
for such to remain in retail use, with the exception of any works the purpose of which is to
solely provide on street access to the upper floors of the structure concerned.

(v) No development shall consist of or comprise the carrying out of works which exceeds the
provision of more than 9 residential units in any structure.

(vi) Dwelling floor areas and storage spaces shall comply with the minimum floor area
requirements and minimum storage space requirements of the “Sustainable Urban
Housing: Design Standards for New Apartments - Guidelines for Planning Authorities”
issued under section 28 of the Act or any subsequent updated or replacement guidelines.

(vij) Rooms for use, or intended for use, as habitable rooms shall have adequate natural
lighting.

(viii) No development shall consist of or comprise the carrying out of works to a protected
structure, as defined in section 2 of the Act, save where the relevant planning authority has
issued a declaration under section 57 of the Act to the effect that the proposed works would
not materially affect the character of the structure or any element, referred to in section
57(1)(b) of the Act, of the structure.

(ix) No development shall contravene o condition attached to a permission under the Act
or be inconsistent with any use specified or included in such a permission.

(x) No development shall relate to any structure in any of the following areas:
(t) an area to which a special amenity area order relates;
(1) an area of special planning control;

(1) within the relevant perimeter distance areaq, as set out in Table 2 of Schedule 8, of any
type of establishment to which the Major Accident Regulations apply.
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Each of the above conditions/restrictions are considered further in relation to our clients proposed

(xi) No development shall relate to matters in respect of which any of the restrictions set
out in sub-paragraph (iv), (vii), (viiA), (viiB), (viiC), (viii) or (ix) of article 9(1)(a), or paragraph
(c) or (d) of article (9)(1), would apply.

development in the section below.

Assessment

In this case, our client requests a declaration in accordance with Section 5 of the Planning and
Development Act 2000, seeking confirmation that the change of use from a Public House (Class 12) to
provide a total of 5 no. apartments is exempted development in accordance with the 2022 Regulations,

on the basis that:

1.

W

The structure at No. 7 Watercourse Road, Blackpool, Cork, T23 T858 was completed
prior to the making of the Planning and Development (Amendment) (No. 2} Regulations
2018 (i.e. on the 8th February 2018);

The proposed works comply with the floor area and storage requirements of the
“Sustainable Urban Housing: Design Standards for New Apartments - Guidelines for
Planning Authorities”;

The structure has been vacant for greater than 2 years;

The works will be commenced after 8% February 2018 and completed before the 31
December 2025;

The proposed plan for this building is to make use of a vacant property in the heart of
Blackpool to provide essential residential accommodation.

Apartment Schedules and Apartment Standards
Areas 1-Bed Apartments Guidelines O
(m.sq.)

Total Floor Area 45 m.sq. 54.19
Storage Space 3 m.sq. 3.5
Kitchen/Living/Dining (Aggregate) 23 m.sq. 2188 |
Bedroom (Double) 11.4 m.sq. 11.95

Guidetines | BT AP%-2
Areas 2-Bed Apartments (m.sq.)
Total Floor Area 45 m.sq. 66.4
Storage Space 3m.sq. 5
Kitchen/Living/Dining (Aggregate) 23 m.sq. 29.15
Bedroom (3 person) 20.1 m.sq. 20.8

Bedroom 1 13 m.sq. 13
Bedroom 2 7.1 m.sq. 7.8

Guidelines GFApt.1 FF Apt. 4 FFApt. 5
Studio {m.sq.) (m.sq.) (m.sq.)
Total Floor Area 37 m.sq. 39.9 41.25 42
Kitchen/Living/Dining (Aggregate) 30 m.sq. 314 32.85 33.62

Inlc. Above U e n/a
Bedroom (studio) (studio} (studio) |
Storage Space 3m.sq. 3.5 , 3.1 3.1

Table 1 Proposed Apartment Schedules and Apartment Standards
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The proposed plans provide a high-quality living environment for prospective residents and mostly complies with
the key criteria outlined in the Sustainable Urban Housing: Design Standards for New Apartments - Guidelines for
Planning Authorities (Apartment Standards). All units comply with the minimum floor area requirements set out in
the Apartment Guidelines; however a minor shortcoming has been noted to Apartment 3 in terms of the floor areas
for the kitchen/living/dining. While this is marginally below the 23m? requirement, it complies with the 5% variation
allowance which can be applied subject to the overall compliance with the requirement minimum overall apartment
floor area.

The proposed renovation of this building, located within an Architectural Conservation Area (ACA),
requires a sensitive and balanced approach that prioritizes the preservation of historic character while
ensuring a high standard of living for future residents. Section 6.9 of the Guidelines outlines that planning
authorities to ‘practically and flexibly apply the general requirements of this guidelines in relation to
refurbishment schemes', or other existing building conversion projects where property owners must
work with existing building fabric and dimensions.

A key consideration given is the preservation of the building’s architectural integrity. The existing
structure includes historic room proportions, all of which influence the internal layout. Making significant
structural alterations to achieve compliance with modern apartment standards could compromise the
authenticity and historical value of the building. Within ACAs, conservation policies prioritize the
retention of original built form, meaning that a degree of flexibility in applying modern design standards
Is necessary.

Furthermore, the adaptive reuse of historic buildings aligns with national sustainability objectives by
reducing demolition waste, preserving embodied carbon, and promoting urban regeneration.
Renovating an existing structure for residential use contributes to the revitalization of the area, allowing
the building to remain functional while respecting its heritage significance. The conservation-led
approach ensures that the renovation meets both planning and sustainability goals, providing modern
accommodation within an established urban setting.

The 2023 Apartment Guidelines were primarily designed for new-build developments, whereas existing
buildings, particularly those within ACAs, require a more flexible interpretation. Previous planning
precedents have acknowledged the need for practical adjustments when working within conservation
constraints, provided that the overall residential quality remains high. In this case, minor deviations from
the recommended floor areas should be considered acceptable, as the scheme ultimately seeks to
enhance the long-term viability of the building while preserving its historic fabric.

In conclusion, the proposed renovation ensures a high-quality residential environment while protecting
the architectural and historic character of the ACA. Given the heritage constraints and conservation
objectives, Cork City Council's planning policies support a pragmatic approach, allowing for sensitive
adaptation where it enhances the sustainability, liveability, and long-term viability of the building.

To accommodate the 5 no. apartments within the exiting structure, it is necessary to replace 2 no. of
doors on the front facade to windows. This will be the sole alteration to the front facade, and it is
considered minimal since the current door openings will simply be converted into window openings. As
such, the overall impact on the fagade facing Watercourse Road will be negligible. The transformation
maintains the architectural integrity and visual continuity of the building, ensuring that the character and
appearance of the property remain largely unchanged. This is achieved by retaining the existing wrought
iron guards on the windows and introducing a matching guard rail for the new window additions,
ensuring a cohesive design that respects the building’s architectural character.
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Proposed Front Elevation

Scae 1 00w A3
Figure 4 Proposed changes to the front facade

The proposal also includes the addition of a velux window on the top floor, on the rear facade. This is
required to ensure that the top floor apartment receives adequate daylight and complies with building
regulations. The location of this window will minimise any material impact on the external appearance
of the structure.
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Proposed Rear Elevation
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Figure 5 Proposed changes to the rear facade

The proposal includes the installation of five roof lights on the ground floor to enhance natural lighting
within the units, ensuring they meet adequate daylighting standards. Given the constraints of the existing
building layout, particularly in an Architectural Conservation Area (ACA), roof lights provide a sensitive
and unobtrusive solution to improving internal lighting without compromising the historic facade.
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By introducing these roof lights, the development will increase natural daylight. The placement and
design of the roof lights have been carefully considered to ensure they are visually unobtrusive while
maintaining the character and integrity of the building. Additionally, their inclusion aligns with modern
sustainability principles, enhancing the overall fiveability of the units while respecting conservation

guidelines.
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Figure 6 Locations of proposed roof lights and velux,
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In addition to the above, the proposed change of use also complies with the provisions of Article 9(1)(a)
of the Planning Regulations in that the proposed change of use:

will not contravene a condition attached to a permission.

will not consist of or comprise the formation, laying out or material widening of a
means of access to a public road the surfaced carriageway.

will not endanger public safety by reason of traffic hazard or obstruction of road users.
will not comprise the construction, erection, extension or renewal of a building on any
street so as to bring forward the building, or any part of the building, beyond the front
wall of the building.

will not interfere with the character of a landscape, or a view or prospect of special
amenity value or special interest, the preservation.

will not have any effect on the integrity of a European site or natural heritage area.
will not consist of or comprise the extension, alteration, repair or renewal of an
unauthaorised structure.

will not preclude or restrict the continuance of the existing use.

will not obstruct any public right of way.

will not comprise works to a protected structure or the carrying out of material works
to the exterior of a structure within an architectural conservation area - as can be seen
from the existing and proposed drawings by MMOS, the works are predominantly
internal only and do not materially affect the external appearance of the building.
Does not consist of or comprise the carrying out of works to the ground floor area of
any structure which conflicts with any objective of the relevant local authority
development plan or local area plan.

Does not exceed 9 residential units.
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* The apartment floor areas and storage spaces comply with the minimum floor area
requirements and minimum storage space requirements of the “Sustainable Urban
Housing: Design Standards for New Apartments - Guidelines for Planning Authorities”
- See Table below for detaiis.

* The habitable rooms have good quality naturaf lighting.

= The development does not relate to a structure in a special amenity area/planning
control and is not near a Seveso site.

* The proposed plans provide a high-quality living environment for prospective residents
and complies with the key criteria outlined in the Sustainable Urban Housing: Design
Standards for New Apartments - Guidelines for Planning Authorities.

In addition to compliance with the apartment standards outlined above, there is also provision for bin
storage on the ground floor to the rear of the building, to comply with this aspect of the 2023 Guidelines.

In considering this declaration request, it also should be noted that based on a review of other Section 5
Declarations made by the Council in recent years regarding the change of use from commercial to
residential uses, a requirement to adhere to private and communal amenity spaces has not always been
requested for development to be deemed exempted.

We would also like to make the case that Section 6.9 of the Guidelines allow for departures from the
requirements of the Guidelines and specifically request planning authorities to:

“practically and flexibly apply the general requirements of these guidelines in relation to
refurbishment schemes, particularly in historic buildings, some urban townscapes and ‘over
the shop' type or other existing building conversion projects, where property owners must
work with existing building fabric and dimensions. Ultimately, building standards provide
a key reference point and planning authorities must prioritise the objective of more effective
usage of existing underutilised accommodation, including empty buildings and vacant
upper floors commensurate with these building standards requirements.”

Considering the existing footprint of the development and its central location to Blackpool, we assert
that maintaining the integrity of the town centre should take precedence. Consequently, the standards
regarding private and communal amenities should not be considered a priority in this assessment.
Preserving the existing fabric of the town centre is crucial to sustaining its historical and cultural
significance, and any rigid imposition of amenity standards could disrupt this delicate balance. Therefore,
flexibility in these standards is essential to ensure that the development.

Water and Waste Water Connection

A statement of feasibility has been issued by Uisce Eireann dated the 27!" Marcy 2025, confirms that both,
Water and waste water connections are feasible without the need for infrastructure upgrades by Irish
Water. A copy of this letter is attached.

Conclusion

The proposed change of use from commercial use to provide 5 no. apartments complies with the criteria
included in the Planning Regulations and the physical/proposed works are exempted development under
Section 4(1)(h) of the Planning and Development Act.

Accordingly, it is submitted that the change of use from commercial use to provide 5 no. apartments at
No. 7 Watercourse Road, Blackpool, Cork, is exempted development on the basis that:

12 McCutcheon Halley




= The change of use from commercial (public house) use, to provide 5 no.
apartments at No. 7 Watercourse Road, Blackpool, Cork, is exempted
development under the Planning and Development Regulations.

» The associated works to facilitate the proposed use are predominantly internal
works, with the exception of two ground floor doors being replaced with
windows to provide access to daylight to the units and the addition of 1 new
velux window at the top floor to the rear of the building and 5 roof lights to the
roof of the ground floor level. The change from doors to windows at the front
fagade does not provide any additional openings, but only replaces one with
another, and therefore this will not have a significant material impact on the
external appearance of the structure. The addition of 1 new top floor velux
window to the rear of the building is required for the proposed new unit to
ensure they comply with the building regulations. The addition of 5 new roof
lights will enhance natural lighting within the units, ensuring they meet
adequate daylighting standards and will provide a sensitive and unobtrusive
solution to improving internal lighting without compromising the historic
fagade.

In accordance with the Council's requirements for Section 5 declarations, please find enclosed 2 no.
copies of the following information:

1. This cover letter and declaration form which includes the applicants name and
address; the location of development; and the nature of development.

2. The correspondence address which is: McCutcheon Halley Planning Consultants, &

Joyce House, Barrack Square, Ballincollig, Cork City.

Ordnance Survey Map (identifying site location),

4. Drawings and Plans for the proposed residential units by MMOS Consulting Civil &
Structural Engineers.

5. Confirmation of Feasibility Letter from Uisce Eireann.

6. The appropriate referral fee of €80.

i

Please do not hesitate to contact us should you require any further information.

Yours sincerely

1
Hb.'{’ s 0'(‘5‘_/.&:

Majella O'Callaghan
McCutcheon Halley
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COMHAIRLE CATHRACH CHORCAI

CORK CITY COUNCIL
Community, Culture & Placemaking Directorate, R-Phost/E-Mail planning@corkcity.ie
Cork City Council, City Hall, Anglesea Street, Cork. Fén/Tel: 021-4924029

Lionra/Web: www.corkcity.ie

SECTION 5 DECLARATION APPLICATION FORM
under Section 5 of the Planning & Development Acts 2000 (as amended)

1. NAME OF PERSON MAKING THE REQUEST

Fergal Bradley

2. POSTAL ADDRESS OF LAND OR STRUCTURE FOR WHICH DECLARATION 1S SOUGHT

The Rebel Bar at No. 7 Watercourse Road, Blackpool, Cork, 723 T858

3. QUESTION/ DECLARATION DETAILS

| PLEASE STATE THE SPECIFIC QUESTION FOR WHICH A DECLARATION IS SOUGHT:
Sample Question: Is the construction of a shed at No 1 Wall St, Cork development and if so, is it
exempted development?

Note: only works listed and described under this section will be assessed under the section 5
declaration,

Seeking confirmation that change of use from commercial (public house) use to
provide 5 apartments at The Rebels Bar, No. 7 Watercourse Road, Blackpool, Cork is
exempted development. See attached cover letter for further details.

| ADDITIONAL DETAILS REGARDING QUESTION/ WORKS/ DEVELOPMENT:
{Use additional sheets if required).

Refer to the cover letter attached

CORK CITY COUNCIL
PLANNING & DEVELOPMENT

11 APR 2025

DEVELOPMENT MANAGEMENT|
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4. Are you aware of any enforcement proceedings connected to this site?

If so please supply details:
£7316, 4172, E7234 - All cases closed, see cover letter attached for further details

5. Is this a Protected Structure or within the curtilage of a Protected Structure? [ 1No

If yes, has a Declaration under Section 57 of the Planning & Development Act 2000 been
requested or issued for the property by the Planning Authority? [ IN/A

6. Was there previous relevant planning application/s on this site? X]
if so please supply details:

14643/88, 18393/93, 21924/98, 24310/00, 07/32511 - see cover letter attached
for further details
7. APPLICATION DETAILS

Answer the following if applicable. Note: Floor areas are measured from the inside of the external
walls and should be indicated in square meters (sq. M)

(a) Floor area of existing/proposed structure/s GF= 201.59 FF=47.78 SF=48.62
Total=297.99 sq.m.
(b) If adomestic extension, have any previous Yes |:| No
extensions/structures been erected at this If yes, please provide floor areas. (sq

location after 1% October, 1964, (including those | m)
for which ptanning permission has been
obtained)?

{c) If concerning a change of use of land and / or building(s), please state the following:

[ Existing/ previous use (please circle) Proposed/existing use (please circle)
A Bar/Public House Residential (5 no. apartments)

7. LEGAL INTEREST

Please tick appropriate box to show applicant’s A. Owner X B. Other
legal interest in the land or structure

Where legal interest is ‘Other’, please state your
interest in the land/structure in question

If you are not the legal owner, please state the
name of the owner if available

8.1/ We confirm thattho ioformation cantained in the annlication i< true and accurate:

Signature:

Date: 09/04/2025
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.. Uisce
Eireann
CONFIRMATION OF FEASIBILITY Irish Water

Visce Eireann
Bosca OP 448

Oifig Sheachadta na
Cathrach Theas
Cathair Chorcai

27 March 2025

Uisce fireann

PO Box 448
Our Ref: CDS24010461 Pre-Connection Enquiry SDOlil_th cn(;;ﬂr
Rebal Bar, Watercourse Road, Blackpool, Cork Cork Gy

www.water.ie

Dear Applicant/Agent,

We have completed the review of the Pre-Connection Enquiry.

Uisce Eireann has reviewed the pre-connection enquiry in relation to a Water &
Wastewater connection for a Housing Development of 5 unit(s) at Rebal Bar,
Watercourse Road, Blackpool, Cork, (the Development).

Based upon the details provided we can advise the following regarding
connecting to the networks;

- Feasible without infrastructure upgrade by

Uisce Eireann

- The confirmation of feasibility to connect to the
Uisce Eireann infrastructure does not extend io
your fire flow requirement. Each individual unit
shall have an individual metered connection.

Feasible without infrastructure upgrade by

Uisce Eireann

- The existing drainage that serves the area is not
currently mapped on Uisce Eireann GIS. The
proposed connection may to be to connect to an
existing private common drain, Any necessary
confirmation of network capacity, confirmation of
network condition, permissions and easements
shall need to be obtained by the developer and
provided to Uisce Eireann at Application stage.
The Applicant is reminded of their obligations
under Section 70 of the Water Services Act 2007
{as amended) and Part H of the Building
Regulations 2010. Uisce Eireann does not allow
connection of storm water drains to its sewerage
network. You are advised to contact the relevant
Local Authority to discuss the storm water
Connection,

+ Water Connection

+ Wastewater Connection

This letter does not constitute an offer, in whole or in part, to provide a connection
to any Uisce Eireann infrastructure. Before the Development can be connected

Stitrthéiri / Directors: Niall Gleasen (POF { CEQ), Jerry Grant {Cathaoirleach / Chairperson), Gerard Britchfield, Liz Joyce, Michael Nolan,
Palricia King, Eileen Maher, Gathy Mannion, Paul Retd, Michael Walsh,

Oifig Chlaraithe / Reglistered Office: Teach Colvill, 24-26 Sraid Thalbdid, Balle Atha Cliath 1, D01 NP86 / Colvill House, 24-26 Talbot Street,
Dublin, treland DQ1NPE6

|s cuideachta ghniomhalochta ainmnithe ata faoi theorainn scaireanna € Uisce Eireann / Uisce Eireann is a designated activity company, limited by
shares.

Claraithe in Eirinn Uimh.: 530383 / Registered in Ireland No.: 530363,

UE/LH/OP448/ 0323



to our network(s) you must submit a connection application and be granted and
sign a connection agreement with Uisce Eireann.

As the network capacity changes constantly, this review is only valid at the time
of its completion. As soon as planning permission has been granted for the
Development, a completed connection application should be submitted. The
connection application is available at www.water.ie/connections/get-connected/

Where can you find more information?

o Section A - What is important to know?
« Section B - Details of Uisce Eireann’s Network(s)

This letter is issued to provide information about the current feasibility
of the proposed connection(s) to Uisce Eireann’s network(s). This is not
a connection offer and capacity in Uisce Eireann’s network(s) may only
be secured by entering into a connection agreement with Uisce Eireann.

For any further information, visit www.water.ie/connections, email

newconnections@water.ie or contact 1800 278 278.

Yours sincerely,

Dermot Phelan
Connections Delivery Manager



Section A - What is important to know?

What is important to

know?
Do you need a
contract to connect?

Why is this important?

Yes, a contract is required to connect. This letter does not
constitute a contract or an offer in whole or in part to
provide a connection to Uisce Eireann’s network(s).

Before the Development can connect to Uisce Eireann’s
network(s), you must submit a connection application and
be granted and sign a connection agreement with Uisce
Eireann.

When should |
1 submit a Connection
Application?

A connection application should only be submitted after
planning permission has been granted.

Where can | find
information on
connection charges?

Uisce Eireann cdnnection_charges can be found at:
hitps://www.water.ie/connections/information/charges/

Who will carry out
the connection
work?

' Fire flow
Requirements

Plan for disposal of
storm water

‘The Confirmation of Fee;sTbiiity does not extend to fire flow

All works to Uisce Eireann’s network(s), including works in
the public space, must be carried out by Uisce Eireann*.

*Where a Developer has been granted specific permission
and has been issued a connection offer for Seif-Lay in the
Public Road/Area, they may complete the relevant
connection works

requirements for the Development. Fire flow requirements
are a matter for the Developer to determine.

What to do? - Contact the relevant Local Fire Authority

The Confirmation of Feagibility does not extend to the
management or disposal of storm water or ground waters.

What to do? - Contact the relevant Local Authority to
discuss the management or disposal of proposed storm
water or ground water discharges.

Where do | find
details of Uisce
Eireann’s
network(s)?

Requests for maps showihg Uisce Eireann’s netwc_)rlig'caT
be submitted to: datarequests@water.ie




What are the design
requirements for the
connection(s)?

The design and construction of the Water & Wastewater
pipes and related infrastructure to be instailed in this
Development shall comply with the Uisce Eireann
Connections and Developer Services Standard Details
and Codes of Practice, available at
www.water.ie/connections

Trade Effluent
Licensing

Any person discharging trade effluent** to a sewer, must
have a Trade Effiuent Licence issued pursuant to section
16 of the Local Government (Water Poliution) Act, 1977 (as
amended).

More information and an application form for a Trade
Effluent License can be found at the following link:

https.//www.water.ie/business/trade-effluent/about/

“"trade effluent is defined in the Local Government (Water
Pollution} Act, 1977 (as amended)




Section B - Details of Uisce Eireann’s Network(s)

The map included below outlines the current Uisce Eireann infrastructure
adjacent the Development: To access Uisce Eireann Maps email
datarequesis@water.ie

| CDS Viewer made A mantained by Awset mieligence

baDrves s
) i

i

o w2y
N

Reproduced from the Ordnance Survey of Ireland by Permission of the
Government. License No. 3-3-34

Note: The information provided on the included maps as to the position of
Uisce Eireann’s underground network(s) is provided as a general guide only.
The information is based on the best available information provided by each
Local Authority in Ireland to Uisce Eireann.

Whilst every care has been taken in respect of the information on Uisce
Eireann’'s network(s), Uisce Eireann assumes no responsibility for and gives no
guarantees, undertakings or warranties concerning the accuracy, completeness
or up to date nature of the information provided, nor does it accept any liability
whatsoever arising from or out of any errors or omissions. This information
should not be solely relied upon in the event of excavations or any other works
being carried out in the vicinity of Uisce Eireann’s underground network(s). The
onus is on the parties carrying out excavations or any other works to ensure the
exact location of Uisce Eireann’s underground network(s} is identified prior to
excavations or any other works being carried out. Service connection pipes are
not generally shown but their presence should be anticipated.
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CONSULTING CIVIL & STRUCTURAL ENGINEERS | Month | 03
The Chapel, Blackrock House, Blackrock Road, Cork T12KRK? (021-4317608) Year 25
Drawing Register & Distribution Sheet - 24259 - Proposed Apartment Development, MEDIA _u

Rebel Bar, Blackpool

Client Fergal Bradley
Site Watercourse Road, Blackpool, Cork
Main Contractor Doyle Brothers Construction
Architect Denis Hennigan & Associates Lid.

Quantity Surveyor

M&E Contractor

Sub Contractor

Sub Contractor

Drawing Refrence Drawing Title Status

DR-A-2500 Existing Layout Plans 52 P01
DR-A-2501 Proposed Apartment Layout Plans 52 POt
DR-A-3500 Existing / Proposed Sections S2 POt
DR-A-4500 Existing Elevations s2 PO1
DR-A-4501 Proposed Elevations s2 PO1
DR-A-10000 Proposed Site layout Plan 82 POl
MP-C-11000 Site Location Map 82 P01
MP-C-11001 Site Location Map 82 P01




Md | 39N BNTIRIG- 3dALT3AD HENDZ Olid
. lﬁwmﬁ 00SE-V-HQ-ZZ-ZZ-SNIN-65¢vE

£Yie00L:] 9223 Buws r— 30NIYIIY Em“:;ug
e eee—— EVIE00L: )
.hOO_H_ UCOO@W HIENNN L03roYd V98
WNd o0t 201

z AB Q3A0UdSY A8 O3%NI3LD A8 NMWHO |

sue|d neAeT bupsixg

ERiliy

%

fajpeig [ebiad W

1NZD

Joodyoelg Jeg |95y
‘Jualudojersg Jusuipiedy pasodold |
103roud |

BOBLITY 1T nwnﬂ._. i3
DD Zh1 0D z<>_._.__.._mb zo.m_.d—z »:n.mas_
SO
‘asnoH yoonjoelg
“fadeyg sy
CEEIE voleddy 5 uogeas | 28 | 4od
feg ueldusseq| sis | Asy
EVIE 00} ©E03
1004 punols)
] i = | 2O0'TT=
- ug“ ﬁw%u -
,, ﬂw\lr.
eauy e
£V e 00l BlEag apising 2& omm 0T=

“IH Buyed

~adms
Q&M@ﬁ gy vom9s |

100|4 1811

-lL gwnod e || - I buye) | |
\Hﬁ%\1ﬁ-\1ﬁeﬁ| B — -wumm..u_ﬁ_wu M EgEs /%/
I mma. — \,
— =

.

-V UORD3S / o
——— v \\Jw | W\/
- — 95E0T=
\ seacs *3H Buie) B \/ = ll,w

S ﬂﬂa&ﬂvﬁmﬂﬂ?ﬂ.ﬁ sagior= sé50z= _.\M %

T~ \ IH Buje) 34 Guipa)
Fd

X
CIOPI=
"IH Buneo

M Bupie)
X

58




WOOUHLYE

AROANIA
KNT3A MIN

4009 30w
(NY 03NIY.L3Y 39
0L SHIVLS SNILSIX3

M = eely ebelojg

US8°Zg = (abelojg Buipnjoxs)
ealy pag/Bulng/Buinjusyay 1aN
LGT L = B3IV [[BJ9AD
Jueuwnedy olpn)g

7 Juawedy

I
2l

GCOD AW
aNY QINIYLIY 38
OL SHIYLS ONILSIX3

0349/ ONINIO
TONIAN
FNIHDLIN

438/ ONINId
15NIAN
JNIHOLN

€1 gL+l efeng

J00[4 pu0o8g

£V e D0L:) 2jedg
100|1 1811

JWl'g = ealy sbelojg
AMZg'es = (sbeiolg Buipnjoxq)

Baly pag/bua/Buian/usyony 19N h
Mgy = ealy |[RIBAQ
awpredy olpmg
G Juswpedy
Jug'g = eary efielo)g
MGE'LL = (sBri0)g Buipnjox3) woolpag
{W5g'|.Z = JWgg Wnwu woy uojenes %g) AWigg'L g = eary Bulig/Bularusyoly) JoN
-4 B PG = BalY lRIgA0
Jeunedy peg |
¢ ”_cm_‘:tmm,q
- —&5 [ | M L
@@ﬂ@ﬂ s - ..L.\/:, /
JoL5 380434 = =
YIuY ¥00aLns @@ u =
B =l
__——e—=—T L
W
- UOeS | / 4_. Ao0'gl 05
mﬂﬁw — 1|\ woowaze S501S

LS = ealy abelolg e - z :
o ONINIG Luvav i’
2G16Z = Baly Bujuig/Buiaruayay JeN +ONIAR )

P99 = B8N |[BIBAQ /NIHOLM . _

{uosied g) peg 7
¢ uswipedy

—

Mgg

38 /ONINIQ
FONINN
# NIHOLTA

_ HIFANHINMEOI-3dAL 1313 TINOZ-HOLYNIOICr L I3rOkd

104

Nma._ 052-V-d0-2Z-ZZ-SWIN-65212

Fuvis|

FONIHYIAIH LINIWNDO0a

EVIE QDL
I8

0L

A8 NWMYHa

BSZYE
YISWNN 103ro¥d

Wd 201
A8 OIAOHAY A8 ODIDIHD,

sueld Jnode Juswpedy pasodold

UL

Aspeig |ebiad N

- AN3MD

|oodyjae|g ‘eg |aq9y
‘Juawdojsasq Juswpedy pasodoiy
123roYd

20 211 ey NWATTINS.O-NOSIVIN - AHdENN
=22 SONIN
‘ashioH yoorae|g

eaolley |2 o5t [ 10), EEESERERCTISHINE] __._‘ ..._..r._....
‘JagryD By L
|

sTeuse| o
e

voesyddy guogoes | 28 | Lod
uandussag| sis |Aey

£VIe00L:] S[EYDg
1004 punois)

MOONIAR
0L 031¥3AN0O 38
0L ¥00d INILSIX3

MGCANIM
0J. Q31¥3ANOD 38
OLHOCG DNILSHE

AG'E = ealy abelojg
2oy’ LE = (aBeiolg Buipnjoxsy)
ealy pag;Buiiq/Buian usyayy JeN
JMI0G'GE = BalY [[BISAD

juelpedy olpmg

| Juswpedy




— E _ AT N-INTASIO-2d AL-13AT N OZ-JOLVMIDRIG-103n0dd
= 0096 V-0 72 72 SNA-65282 . L bk
- JONZHEITM INTNNOOG : Uoljoes vmwomo._n_
65EYE £V 0OL)
H3GWNN 103rodd IS o .
Wd 201 201 ! SE8'L { e
A8 Q3AOHdIY A8 O=MD3IHD A8 NMvHd
suonaag pasodold / Bupsixg _m : | g
Jun - Ly fopyizoo 2 Ly
d- o
Aeipe:g |eBiad I : 1 : 9SET0T="H fuiRd |
INia : i Z00'TT="3H Bulm)
|oodsjar|g Jeg [sqey
“Jualudopaa Juswpedy pasodoly ! (LIS
1o3roud
sossitr Iz Ese ) EEENNE ] e ¥
D giL oo NVAITINS,O-NOSIVIN - AHdENIN =4 1vdy
#2580 g
‘adey eyl 2 2
F TEOPT="I4 Bumad
£8TT !
SZEUS woneaqddy guopes 2§ | L0d .
“eq ucidpossal Sig | Ao < . 3 .
S95°9T="1H BuINsD |
£Y1e 001 Bfeeg
uonjoag bunsixg
SE€9'L

TLTL

95E"0T="3H buji=D

ZOD'TI="IH bups)

LOETT

TEOHT="3H Bupzd

£82%T

895'9T="H BuleD




NI IR 34 A GRS Lo 0 |

1 008Y8C- 7222 SWN-BG21 V1€ 0011 9895
T . uoljeAs[g teay bunsixg
37474 YR 0011
HISWNN L2397 Odd IS
Wd 201 J0L

A8 G3N0YdSY A8 Q3HIIHD A8 NMYHO

suoneas|J Bunsixg _
ERtlln

Aajpeig [ebiad I\

IN3ND = i, =
[oodyoe|g ‘Ieg [9GaY N %, 4
‘Jusiudojarag justlupedy pasadold W

LOIr0YHd &= . X N 5
80021Ep L2 Tee s o1 AR die -
DR ZLL WD Z<>_|_a:m.0 ZQm._..q_-a .:._AE_.:Z .
PpeoY HIonsEIg A { |
‘asnoH yoonoe|g - _
‘fadeys By - : e e ;g
HOOA SONYNILNAN [\ — —

S50V 200 LV1d ONLLSIXS

STESE uoeagidy uoes | 25 | lod i
eled uondussaq | sis Aoy — = = = . ~

£v e 00l:| 8feog
uoljeAs|3 1uol4 Bunsixg

|
1

CJE3ICT
=aa

B .Kw—____:.__,:.:ﬁ

W M S e

[.
|

I}
I}
Iy

VT —~—— T —H —— h




_ HIHAN-IN 0K AL TRAT T INCZHOLVINIORIO-L IOl

lod
Mﬁv LOSY-Y-H0-ZZ-ZZ-SININ-65E Ve

IONIHESTH INSWND0T
BSZVT eV 001}
YIAWNN 103roNd 308 |

Wd J0L J0L
ABQ3AOHAdY [ A8 0IO3HO A8 NMvEa

suogeaa3 pasodold
I

Aejpeig [efirod N

N3N

[oothioelg “leg [2gay
‘Juswrdojaaag Juswpedy pasodoid
1oaroyd

BO9LITY JT RS 8L EREE
DRz peg  NVAITINGS.O-NOSIVIN - AHJSNIN

SERT
Peoy Yooy
*9Sno yooroug
"ladey oyl

fegilif] vowddy guones | 28 | hed

aleq uoduoseq| SIS | Asy

H00A BINYNILNIVA / ]\

£S390Y J00Y Y14 ONILSIX3

MOJNIM XM3A
M3IN 0350d0Yd

o

£Y1200L:) 803
uoneAs|q Jeay pasodold

£Yie 00l | 8leas

ONILSIXE HOLYW OL
SOUYOD NONI LHONGEM MIN MO, uoneAs|3 Jjuol4 Ummoao._n_
HLUA MOGNIM OL G3L4IANGD 0L U3LHAANDD 36 :
38 01 Y000 ONILSIE 0L 4000 ONILSII
(- T4 I I
! -
| | _U_@ )
g i = =
FIFTEEETET) ::.J IEX3211E] _@_m_ -
o __I_ =
"\
Z _u = = ml I | I
—— =
1] | —

=1 —




_ HIPAIN-SHNDI0-FAAL-T3AITIHOZ-HOLYVMO R O0-LIr0dd

lod
[Amma. 00001-¥-d0-2Z-2Z-SWW-652 12
snyal FINZIITY INTWNDOT

652rE £vie 00zt

HIGWNN 103roYd ITvos

Wd 0L J0L
ABQBAOHHY | A8 03HOHO A9 N

uejd jnoke| ayg pasadolyd

Elll]

Aalpeag |ebrad Iy

ANANa

[codjaelg ‘ed [gey
“uawdojpaaq Juswpedy pasadosd
A33roud

T

BOSIEY IZEGT L 2 LS XA DR MINCD
ey gug "o NYAITINS.O -NOSIYN - AHdYNWN

"mNB.: uoneayddy guonses | 25 | Hd
[ =eq uodyiosag| sig | Aay

%

tIFTT

4
FLETY

PrOY Yroselg
'asnoH Yeoiyoelq ’
‘ledeyo eql .
- ~ Y » o

LT

KIepunog a1s s8j0Us(]

£v'18 002:| 2feog

ue|d 1nofkeT sug

89

=3

00CQMLI5




Site Location Map

Scale 6 Inch at Ad

Denotes Site Boundary

URX,URY= 569897.6911,574992.5281
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| Data Extraction Date:

71 Date= 18-Feb-2025

~ | License / Copyright:
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