An

Bord Board Direction
Pleanala BD-014584-23
ABP-314420-22

The submissions on this file and the Inspector's report were considered at a Board
meeting held on 15/11/2023.

The Board decided to grant permission generally in accordance with the Inspector's
recommendation, for the following reasons and considerations, and subject to the

following conditions.

Reasons and Considerations

Having regard to the site’s location close to Cork city centre, within an established
built-up area on lands with zoning objective ZO 04: Mixed Use Development which
seeks ‘To provide and promote a mix of residential and other uses to ensure the
creation of a vibrant and sustainable urban area’ in the Cork City Development Plan
2022-2028: to the nature, scale and design of the proposed development, to the
availability in the area of a wide range of social, community and transport
infrastructure; to the pattern of existing and permitted development and the planning
history within the area, it is considered that, subject to compliance with the conditions
set out below, the proposed development would constitute an acceptable level of
development in this urban location, would respect the existing character of the area,
would not seriously injure the residential or visual amenities of the area, would be
acceptable in terms of urban design, height and quantum of development and would
be acceptable in terms of traffic and pedestrian safety and convenience. The
proposed development would, therefore, be in accordance with the proper planning

and sustainable development of the area.
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Appropriate Assessment

The Board agreed with the screening assessment and conclusion carried out in the
Inspector’s report that the Great Island Channel SAC (001058) and Cork Harbour
SPA (004030) were the only European Sites in respect of which the proposed
development has the potential to have significant effects.

The Board considered the Natura impact statement and associated documentation
submitted with the application for approval, the mitigation measures contained

therein, the submissions and observations on file, and the Inspector's assessment.

The Board completed an appropriate assessment of the implications of the proposed
development for the affected European Sites, Great Island Channel SAC (001058)
and Cork Harbour SPA (004030), in view of the sites’ conservation objectives.

The Board considered that the information before it was adequate to allow the
carrying out of an appropriate assessment. In completing the appropriate

assessment, the Board considered, in particular, the following:

i) the likely direct and indirect impacts arising from the proposed development both

individually or in combination with other plans or projects,
i) the mitigation measures which are included as part of the current proposal, and
iii) the conservation objectives for the European Sites.

In completing the appropriate assessment, the Board accepted and adopted the
screening and the appropriate assessment carried out in the Inspector's report in
respect of the potential effects of the proposed development on the aforementioned

European Sites, having regard to the sites’ conservation objectives.

In overall conclusion, the Board was satisfied that the proposed development, by
itself or in combination with other plans or projects, would not adversely affect the

integrity of the European Sites, in view of the sites’ conservation objectives.
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Conditions T B )
1. | The development shall be carried out and completed in accordance with

the plans and particulars lodged with the application, as amended by

i Further Information received by the planning authority on 01/07/2022 and
} by the response to the appeal received by An Bord Pleanala on
20/09/2022, except as may otherwise be required in order to comply with
the following conditions. Where such conditions require details to be
agreed with the planning authority, the developer shall agree such details
in writing with the planning authority prior to commencement of

| development and the development shall be carried out and completed in

accordance with the agreed particulars.

Reason: In the interest of clarity.

2. | Prior to the commencement of any works on site, the applicant shall submit
detailed proposals for written agreement of the ptanning authority
regarding:

(i) the upgrade or provision of new pedestrian/cyclist crossing facilities from

the existing internal access to the Passage Greenway via the Lough Mahon

walkway

' (i) measures required to substantially enhance priority and routing for

pedestrians from the development site to the Mahon Shopping Centre

All costs associated with this condition are to be at the developer's

expense.

Reason: In the interests of traffic safety and improved connectivity

3. | The permitied hotel shall be used as short stay residential accommodation

only, with the maximum length of stay to be two months.

Reason: In the interests of residential amenity and the proper planning and

sustainable development of the area.

4. | Details of the materials, colours and textures of all the external finishes to
the proposed hotel shall be submitted to, and agreed in writing with, the

planning authority prior to commencement of development.
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(i) Details of a maintenance strategy for materials within the proposal
shall also be submitted for the written agreement of the planning
authority, prior to the commencement of any works on site. In
default of agreement the matter(s) in dispute shall be referred to An
Bord Pleanala for determination.

(ii) Prior to commencement of development full details, including
samples where appropriate, of the treatment of the areas of public
realm within the site boundary, shall be submitted to the planning
authority and written agreement obtained. This shall include full
details of the paving materials, seating and street

sculptures/lighting.

Reason: In the interest of visual amenity, durability and to ensure a high

standard of public realm.

5. | Notwithstanding the provisions of the Planning & Development Regulations
2001(as amended), no advertisement signs (including any signs installed to
be visible through the windows); advertisement structures, banners,
canopies, flags, or other projecting element shall be displayed or erected
on the building or within the curtilage, or attached to the glazing without the

prior grant of planning permission.

Reason: In the interests of visual amenity.

6. | All recommendations of the Mobility Management Plan and Traffic and

Transport Assessment, as updated, shall be undertaken in full, prior to the
occupation of any blocks.The developer shall submit details on traffic and
access matters for written agreement of the planning authority prior to the

commencement of development, to include the following matters:

a) The total car parking supply shall not exceed 153 car parking spaces

for the full development as follows:
e Office Development -70 spaces

¢ Hotel Development- 83 spaces
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b) A minimum of 158 cycle parking spaces are to be provided for the

development, as follows:
¢ Office Development -116 spaces
» Hotel Development- 42 spaces

c) Bike parking facilities for the office element shall be provided in a

dedicated facility of permanent construction, within the building

footprint,
d) All outdoor bicycle parking spaces are to be covered,

Reason: In the interests of traffic safety and to ensure a satisfactory

standard of development

|7. | Drainage arran_gements including the attenuation and disposal of surface

water, shall comply with the requirements of the planning authority for
such works and services.

Reason: In the interest of public health and surface water management.

8. | The applicant or developer shall enter into water and waste water
connection agreementi(s) with Uisce Eireann, prior to commencement of
development.

Reason: In the interest of public health.

9. | Proposals for a street name, unit numbering scheme and associated
signage shall be submitted to, and agreed in writing with, the planning
authority prior to commencement of development. Thereafter, all street
signs, shall be provided in accordance with the agreed scheme. The
proposed name(s) shall be based on local historical or topographical
features, or other alternatives acceptable to the planning authority. No

advertisements/marketing signage relating to the name(s) of the

development shall be erected until the developer has obtained the

planning authority’s written agreement to the proposed name(s).

Reason: |n the interest of urban legibility and to ensure the use of locally

appropriate placenames for new residential areas.

ABP-314420-22 Board Direction Page 5 of 10



10. | All service cables associated with the proposed development (such as
electrical, telecommunications and communal television) shall be located
underground. Ducting shall be provided by the developer to facilitate the

provision of broadband infrastructure within the proposed development.

Reason: In the interests of visual and residential amenity

11. | The site shall be landscaped in accordance with the submitted scheme of
landscaping, details of which shall be submitted to, and agreed in writing
with, the Planning Authority prior to commencement of development. The
developer shall retain the services of a suitably qualified Landscape
Architect throughout the life of the site development works. The approved
landscaping scheme shall be implemented fully in the first planting season
following completion of the development or each phase of the
development and any plant materials that die or are removed within 3

years of planting shall be replaced in the first planting season thereafter.

Reason: In the interest of visual amenity.

12. | The site development and construction works shall be carried out in such
a manner as to ensure that the adjoining roads are kept clear of debris,
soil and other material, and cleaning works shall be carried on the
adjoining public roads by the developer and at the developer's expense

on a daily basis.

Reason: To protect the residential amenities of property in the vicinity.

13. | The construction of the development shall be managed in accordance
with a Final Construction and Environmental Management Plan, which
shall be submitted to, and agreed in writing with the planning authority
prior to commencement of development. This plan shall provide inter alia:
details and location of proposed construction compounds, details of
intended construction practice for the development, including hours of
working, noise management measures, details of arrangements for routes
for construction traffic, parking during the construction phase, and off-site

disposal of construction/demolition waste and/or by-products.
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Reason: In the interests of public safety and residential amenity.

14. | The internal road network serving the proposed development, including

turning bays, junctions, parking areas, footpaths and kerbs shall be in

accordance with the detailed construction standards of the planning
authority for such works and design standards outlined in DMURS. In
default of agreement the matter(s) in dispute shall be referred to An Bord
Pleanala for determination. In particular:

a) The roads and traffic arrangements serving the site (including signage)
shall be in accordance with the detailed requirements of the Planning

Authority for such works and shall be carried out at the developer's

expense.

! b) The roads layout shall comply with the requirements of the Design
| Manual for Urban Roads and Streets, in particular carriageway widths and

corner radii;

¢) Pedestrian crossing facilities shall be provided at all junctions;

d) The materials used in any roads / footpaths provided by the developer
shall comply with the detailed standards of the Planning Authority for such |

road works, and

Reason: In the interests of traffic, cyclist and pedestrian safety and to

protect residential amenity

15. | The proposed development shall make provision for the charging of
electrical vehicles. All car parking spaces serving the development shall
be provided with electrical connections, to allow for the provision of future
charging points and in the case of 10% of each of these spaces, shall be
provided with electrical charging points by the developer. Details of how it
is proposed to comply with these requirements, including details of design
of, and signage for, the electrical charging points and the provision for the
operation and maintenance of the charging points shall be submitted to,
and agreed in writing with, the planning authority prior to commencement

of development.

Reason: in the interests of sustainable transportation
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16. Public lighting shall be provided in accordance with a scheme, which shall
include lighting along pedestrian routes through open spaces details of
which shall be submitted to, and agreed in writing with, the planning
authority prior to commencement of development. Such lighting shall be

provided prior to the making available for occupation of any building.

Reason: In the interests of amenity and public safety.

17. | A plan containing details for the management of waste within the
development, including the provision of facilities for the storage, separation
and collection of the waste and, in particular, recyclable materials shall be
submitted to, and agreed in writing with, the planning authority prior to
commencement of development. Thereafter, the waste shall be managed

in accordance with the agreed plan.

Reason: To provide for the appropriate management of waste and, in
particular recyclable materials, in the interest of protecting the

environment.

18. | Prior to the commencement of development, the developer or any agent
acting on its behaif, shall prepare a Resource Waste Management Plan
(RWMP) as set out in the EPA’s Best Practice Guidelines for the
Preparation of Resource and Waste Management Plans for Construction
and Demolition Projects (2021) including demonstration of proposals to
adhere to best practice and protocols. The RWMP shall include specific
proposals as to how the RWMP will be measured and monitored for
effectiveness; these details shall be placed on the file and retained as
part of the public record. The RWMP must be submitted to the planning
authority for written agreement prior to the commencement of
development. All records (including for waste and all resources) pursuant
to the agreed RWMP shall be made available for inspection at the site

office at all times.
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19. | No additional development shall take place above roof parapet level,

Reason: |n the interest of sustainable waste management.

! including lift motor enclosures, air handling equipment, storage tanks,
|
ducts or other external plant, telecommunication aerials, antennas or

equipment, unless authorised by a further grant of planning permission.

Reason: To protect the residential amenities of property in the vicinity and

the visual amenities of the area.

20.

Prior to commencement of development, the developer shall lodge with
the planning authority a cash deposit, a bond of an insurance company, or
other security to secure the reinstatement of public roads which may be
damaged by the transport of materials to the site, to secure the provision
and satisfactory completion of roads, footpaths, watermains, drains, open
space and other services required in connection with the development,
coupled with an agreement empowering the local authority to apply such

security or part thereof to the satisfactory completion of any part of the
' development. The form and amount of the security shall be as agreed
between the planning authority and the developer or, in default of

agreement, shall be referred to An Bord Pleanala for determination.

Reason: To ensure the satisfactory completion of the development.

121,

The developer shall bay to the planning authority a financial contribution
in respect of public infrastructure and facilities benefiting development in
the area of the planning authority that is provided or intended to be
provided by or on behalf of the authority in accordance with the terms of
the Development Contribution Scheme made under section 48 of the

| Planning and Development Act 2000, as amended. The contribution shall
be paid prior to commencement of development or in such phased
payments as the planning authority may facilitate and shall be subject to
any applicable indexation provisions of the Scheme at the time of
payment. Details of the application of the terms of the Scheme shall be

agreed between the planning authority and the developer or, in default of
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such agreement, the matter shall be referred to An Bord Pleanala to

determine the proper application of the terms of the Scheme.

Reason: [t is a requirement of the Planning and Development Act 2000,
as amended, that a condition requiring a contribution in accordance with
the Development Contribution Scheme made under section 48 of the Act

be applied to the permission.

Board Member [, - : Date: 15/11/2023

Martina Henhessy
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