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01 Introduction

011

Purpose of Statement

This statement of consistency has been prepared in accordance with the provisions of
Section 5(2) of the Planning and Development Act, 2000 (as amended) and
accompanies a Strategic Housing Development (SHD) application. The adopted SHD
legislation specifies that all SHD applications must be accompanied by a statement
which demonstrates that they are consistent with the relevant National, Regional and
Local policies as pertaining to the proposed development. The proposed development
site, c. 4.86 ha in area, is bound to the north by the Marina and to the south and south-
east by Centre Park Road. Buildings and lands to the west were formerly occupied by
the ESB. The site of the former Ford Distribution Site is located on the southern side of
Centre Park Road (which was recently permitted permission for 1,002 no. residential
units, 5 no. retail units, childcare facilities and community resource spaces (ABP Ref:
APB-309059-20 refers).

The proposed development will comprise the demolition of the existing structures on
site and the construction of a strategic housing development of 823 no. apartments,
resident amenity and ancillary commercial areas including childcare facilities. The
development will comprise 6 no. buildings ranging in height from part 1 no. to part 35
no. storeys over lower ground floor level. The proposed development also comprises
hard and soft landscaping, pedestrian bridges, car parking, bicycle stores and shelters,
bin stores, ESB substations, plant rooms and all ancillary site development works.
Vehicular access to the proposed development will be provided via Centre Park Road.

This statement of consistency has been compiled in a hierarchy according to National,
Regional and Local Policy. In accordance with the Board's Guidance for Prospective
Applicants this statement is intended to be clear and concise in its demonstration that
the proposed development is consistent with these policies. A summary of the relevant
policy from each publication has been provided in tabular format with associated
comments on how the proposed scheme is consistent with same.
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02 National Policy

This section will examine the relevant National Planning Policies pertaining to the
proposed mixed-use scheme contained within Housing for All - A New Housing Plan for
Ireland, Rebuilding Ireland Action Plan for Housing and Homelessness, 2016 and
Project Ireland 2040: National Planning Framework.

02.1 Housing for All - A New Housing Plan for Ireland

Housing for all — A new Housing Plan was published by the Department of Housing, Local
Government and Heritage in September 2021 as an overarching housing plan to 2030. It is
estimated that 33,000 no. new dwelling units will need to be delivered per year between
2021 to 2030 to meet need.

The government guidance identifies 4 no. key pathways for achieving housing for all:

= Supporting home ownership and increasing affordability;

= Eradicating homelessness, increasing social housing delivery and supporting social
inclusion;

= Increasing new housing supply; and
= Addressing vacancy and efficient use of existing stock.

The proposed development of 823 no. residential units will contribute to increasing the
supply of new housing to meet the needs of people in a wide variety of circumstances. A
Part V proposal has been prepared by HW Planning to satisfy the Part V requirement for
the scheme.

02.2 Rebuilding Ireland Action Plan for Housing and Homelessness, 2016

The action plan for housing and homelessness is based around 5 no. pillars, including
the aim of building more homes as well as improving the rental sector. The plan
includes a number of action points relating to the 5 key pillars.

The sustainable location and proposed mix of
dwellings, including a social housing component,
ensures that the subject proposal will contribute
positively to meeting the pillar three objective of
doubling the completion level of additional homes in
the next four years to deliver over 25,000 homes on
average per annum.
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The proposed development falls under the Strategic
Housing Development planning process aimed at fast
tracking the delivery of much needed housing. In
addition, as outlined at Section 02.2, the proposal is
consistent with the National Planning Framework and
its stated aim of consolidating new population and
housing growth within the footprint of the main towns
and cities.

The south docklands have been identified for strategic
mixed-use development that will support and enhance
the growth of the city centre by providing a mix of high-
quality units that are easily accessible by sustainable
means of travel from the city centre. In addition to
existing pedestrian, cycle and public transport
infrastructure, Centre Park Road is also identified as

part of the future route of the planned Light Rail
Transit System.

The proposed development of 823 no. high quality
apartments units in this location will positively
contribute to alleviating the acute shortage of suitable
residential units which is accelerating the lack of
affordable housing in the wider Cork City area.

02.3 Project Ireland 2040: National Planning Framework

The National Planning Framework outlines the policies and objectives for development in
Ireland up to 2040 given the expected population growth of 1 million people. The
Framework is underlined by a number of strategic outcomes including compact growth,
sustainable mobility and the transition to a low carbon and climate resilient society. The
purpose of the NPF is to successfully accommodate growth and change, by facilitating a
shift towards Ireland'’s regions and cities other than Dublin, while also recognising Dublin’s
ongoing role.

The proposed development is consistent
with all strategic aims and objectives
contained in the NPF. In particular, the
development is in accordance with National
Policy Objectives 2a, 3b, 4, 8 and 11 which
aim to increase Cork City and its suburbs to a
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Table 4.1 | Ireland 2040: Targeted Pattern of City Population Growth

2016

Population Growth to 204027

% Range

People

Dublin - City and
Suburbs

20-25%

235,000 - 293,000

Cork - Cityand
Suburbs

50-60%

105,000 - 125,000

Limerick - City and
Suburbs

47,000 - 56,000

Galway - City and
Suburbs

40,000 - 48,000

Waterford - City and
Suburbs
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27,000- 32,000

minimum population of 314,000 by 2040 and
which will require a growth rate of 50-60%.

The proposed scheme will provide the
opportunity for an upliftin population in this
area by 2,942 no. people (based on the
number of bedspaces provided). The
proposed development will provide a mix of
unit sizes and typologies to meet the needs
of arange of household formations. The
architecture and landscape architecture
proposals will ensure the creation of a well-
designed urban environment for future
residents.

The Design Team have carefully considered
the integration of the proposed development
as part of a wider masterplan for adjacent
lands, in addition to the recently permitted
mixed-use scheme on the Former Ford Site
(ABP Ref: APB-309059-20). In combination
with the neighbouring permitted scheme, we
submit that proposed mixed-use
development will act as a catalyst for the
delivery of further residential development in
the south docklands therefore supporting
the viability of Cork City Centre, by providing
a choice in tenure for employees to live.

The proposed development is part one to
part thirty-five storeys in height. The tallest
element of the scheme is located at the
eastern corner of the site acting as key
landmark building. The proposed heights
have been designed having regard to the
assessment of the permitted part 4 to part 14
no. storey scheme on the Former Ford Site
(ABP Ref: APB-309059-20) where the
Inspector was of the opinion that “Having
regard to the setting and context of the site,
the proposed building heights do not impact
on surrounding lands or sensitive uses and |
do not consider that the proposed heights
would impact on the quality of residential
amenity...l regard the proposed building
heights as acceptable for this location”. A



Daylight and Sunlight Analysis for the
proposed scheme has been prepared by
Arup and is enclosed as part of the
application stage.

Some 278 No. car parking spaces (including
10 no. visitor spaces) are provided which
represents a 0.33 car parking ratio per
residential unit. The adjacent scheme (ABP
Ref: APB-309059-20) was permitted with a
similar parking ratio of 0.39 car parking
spaces per unit. The Inspector in their
assessment of the scheme was of the
opinion that “Reduced levels of car parking
are provided in line with emerging policy for
the area, as a measure to encourage modal
shift”,

The proposed scheme will provide 2,130 no.
cycle parking spaces comprising 1,718 no.
secure resident cycle spaces and 412 no.
visitor cycle spaces. The enclosed Traffic
and Transport Assessment prepared by Arup
identifies the sustainable transport modes
available from the subject site and details a
proposed access strategy. An Outline
Mobility Management Plan has also been
prepared as part of the proposed application.

The proposed development has a density of
294 no. units per hectare on an excellently
accessible brownfield site. We note that the
adjacent scheme recently permitted to the
north (ABP Ref: APB-309059-20) has a
density of 275 no. units per hectare. The
proposed density will support the
consolidation of development along key
transport corridors as set out in Cork
Metropolitan Area Transport Strategy.

This includes an east-west corridor from
Mahon through the city centre to Ballincollig
via Centre Park Road where the subject
lands are situated.

The proposed development represents the
proper planning and sustainable
development of appropriately zoned
brownfield lands in the south docklands. The
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South Docklands Local Area Plan is
discussed at Section 05.3 of this document.

The proposed development is located within
close proximity of Marina Park (within c. 5 no.
minute walk) which provide direct access to
the Passage West Greenway.

The proposed development aspires to
encourage future residents to use walking,
cycling and public transport as their
dominant modes of travelling given the
accessible location of the subject lands.



03 S.28 Ministerial Guidelines

This section provides an outline of the relevant Guidelines issued by the Minister in
accordance with Section 28 of the Planning and Development Act 2000 (as amended),
namely the Design Standards for New Apartments: Guidelines for Planning Authorities,
2020 and the Urban Development and Building Height Guidelines for Planning
Authorities, 2018.

Section 28(1)(c) of the Planning and Development Act 2000 (as amended), specifies that
these guidelines “may contain specific planning policy requirements that,
notwithstanding subsection (1), are required to be applied by planning authorities and
the Board in the performance of their functions”.

03.1 Sustainable Urban Housing Design Standards for New Apartments: Guidelines for
Planning Authorities, 2020

The updated 2020 Guidelines refer to the need to significantly increase supply as a key
pillar of the overarching Rebuilding Ireland Housing Action Plan. Urban Areas are
identified as the most suitable locations for apartments and are divided into 3
categories: 1. Central and/or Accessible Urban Locations, 2. Intermediate Urban
Locations, 3. Peripheral and/ or Less Accessible Urban Locations.

We consider that the proposed development site can be
defined as a Central and/or Accessible Urban Location
that is suitable for high-density, large-scale development
comprising wholly of apartments.

The site is located within walking distance of significant
employment locations including established commercial
and industrial uses in the south docklands including
Southern Milling, Culture Co-Working, and Goulding
Chemicals. The edge of the city centre including
Navigation Square office development is located c.1.5 from
the subject site. Albeit north of the river, it is noted that
Tivoli Docks, Kent Station, Penrose Wharf and Horgan's
Quay are located less than 1.5 km from the subject site (as
the crow flies).

8
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Figure 03.1 Walking Distance from the Subject Site in 5 no.
minute intervals (C + W O'Brien Architects).

The subject site is served by an existing hourly bus service
on Centre Park Road (less than 300m from the subject
site) from Horgan’s Quay to Mahon Point shopping centre
(Route no. 212). In the assessment of the Former Ford
Site, the Inspector noted the more frequent bus services
available along Blackrock Road (Route no. 202 and 202A
Hollyhill (Apple) to Mahon which operates a c. 20 no.
minute frequency. The Blackrock bus stop is located c.
800 m to the south-west, a 10 no. minute walk.

The high capacity light rail public transport corridor from
Mahon to Ballincollig via Centre Park Road will further
enhance the suitability of the docklands for high density
development.

The Housing Quality Assessment prepared by C+W
O'Brien Architects demonstrates that the 823 no.
apartments (282 no. one bed, 414 no. two bed and 127 no.
three bed units) are in accordance with the space
standards set out in SPPR 3. There are 4 % two bed three
person units proposed therefore the unit mix is in
accordance with the guidelines.



As outlined in the accompanying Housing Quality
Assessment, are dual aspect 46.5% of the proposed units
therefore in excess of the 33% minimum for central/
accessible locations as outlined in the Apartment
Guidelines.

The proposed floor to ceiling height at ground floor level
are 2.7 m and 2.4 m at upper levels therefore the
development is fully in accordance with SPPR 5.

The proposed development does not exceed the maximum
of 12 no. apartments per floor per core.

The Landscape Design Strategy prepared by Park Hood
Landscape Architects provides details on the play area
(1,233 sq m) provided throughout the development. In
addition, natural play has been incorporated into the
design through the use of logs and boulders. Table tennis
has been included for older children with larger ‘kickabout’
play areas accessible within a 5 no. minute walking
distance of the subject site. A Play area approximately
133m2 has been provided on the 1st and 6th floor of Block
E for young children with equipment for toddlers up to the
age of six as per the Design Standards for New Apartments
& Cork City Development Plan.
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The Apartment Guidelines require bicycle parking spaces
as set out below.

No Units Bike Space Required

282

828

381

412

823 431

The proposed scheme provides for 2,130 no. bicycle
spaces including 1,718 no. secure resident spaces and 412
no. visitor spaces which is significantly in excess of the
general minimum standard.

A Housing Quality Assessment has been prepared by C+W
O’'Brien Architects to demonstrate that the proposed
development meets and in certain instances exceeds the
standards set out in the guidelines.

The development has a requirement to provide 5,420 sqm
of communal space based on the proposed unit mix. The
proposed scheme provides for 5,452 sq m of communal
open space at podium and roof terrace levels, in addition to
2,760 sq m internal community amenity area therefore
exceeding the minimum quantum set out in the guidelines.

It should also be noted that a Daylight and Sunlight Assessment has been carried out by Arup and a Childcare
Needs Assessment has been prepared by HW Planning and are enclosed as part of this SHD application.
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03.2 Building Height Guidelines for Planning Authorities, 2018

The Building Height Guidelines have arisen from a recognition that the ambitious targets
contained within the NPF, particularly in relation to accommodating 50% of future growth
within the existing footprint of our cities, will not be met unless developments of greater
height and scale are supported by the Planning Authorities. The guidelines refer to the
traditional building heights in our urban areas which have been limited and generally low
rise in terms of height. The need to secure compact and sustainable urban growth forms
will require the reuse of brownfield infill sites that are located in well serviced urban
locations and are served by good public transport links.

The South Docks Local Area Plan, 2008 indicates a
general building height of 5-6 no. storeys for the
area. It should however be noted that 4 to 14 no.
storeys were recently permitted on the site to the
north by An Bord Pleanéla (APB-309059-20).

We consider that the existing and proposed
infrastructure including the planned public
transport upgrade for a light Rail Transit corridor
(LRT) from Mahon to Ballincollig as outlined in the
CMATS demonstrate that the subject lands are
capable of accommodating the proposed
development.

The proposed development will provide for a high
quality architectural, urban design and public
realm response in this location as outlined in the
various supporting documentation submitted as
part of this application, including a Tall Building
Statement prepared by Urban Strategies.

The proposed development site is considered
ideally located adjacent to a future high frequency
public transport corridor which will provide strong
connectivity to the wider Cork metropolitan.

The subject site is served by an hourly bus service
on Centre Park Road (less than 300m from the
subject site) from Horgan's Quay to Mahon Point
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shopping centre (Route no. 212). In addition to
more frequent bus services available along
Blackrock Road (Route no. 202 and 202A Hollyhill
(Apple) to Mahon which operates a c. 20 no.
minute frequency. The Blackrock bus stop is
located c. 800 m to the south-west, a 10 no. minute
walk.

The high capacity light rail public transport corridor
from Mahon to Ballincollig via Centre Park Road
will further enhance the frequency of public
transport from the docklands (c. 5 no. minute
frequency).

The Inspector in the assessment of the scheme at
the adjacent Former Ford Site (APB-309059-20)
was of the opinion that it was “/ocated in an area
which is less sensitive in terms of its visual amenity
context. The proposed development will improve
the urban character of this area and integrate and
address public realm improvements occurring at
Marina Park.

A Landscape and Visual Impact Assessment by
Park Hood Landscape Architects is enclosed as
part of the EIAR.

The 1 - 35 no. storey development will provide an
appropriate higher density development on a
strategically located brownfield site that will
integrate with adjoining sites as demonstrated in
the masterplan document prepared by C+W
O'Brien Architects.

The proposed development appropriately
responds to its receiving environment by providing
a vertical and lateral mix of uses that will address
the surrounding streetscape.

The quality materials and finishes proposed are
detailed in the accompanying Design Statement
and CGls and demonstrate that the redevelopment
of this brownfield site will significantly improve the
urban landscape.

A Flood Risk Assessment prepared by Arup is
enclosed concluding that the sensitive elements of
the development are appropriately situated.
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The proposed scale, height and massing of the
proposed development will create keyway finding
measures in the locale particularly along Marquee
Road.

The proposed mix of units has been designed
having regard to the Apartment Guidelines and will
provide a range of unit sizes (as detailed on the
accompanying HQA) to meet the housing needs
for a range of people.

The Design Team have developed the current
proposed scheme having regard to natural
daylight, ventilation and views and to minimise
overshadowing and loss of light. We note that
45.6% of units are dual aspect providing greater
daylight, views, and ventilation. A detailed Daylight
and Sunlight Analysis has been prepared by Arup
and is submitted as part of the application
documentation.

An Appropriate Assessment Screening and Natura
Impact Statement have been prepared by Dixon
Brosnan and are enclosed with this application. A
Daylight and Sunlight Assessment and Wind Study
were also be carried out.

O'Dwyer & Jones Design Partnership Aviation
Planning & Architecture Consultants have carried
out an Aeronautical Assessment of the proposed
scheme and conclude that the proposed
development complies with all aviation and
aeronautical requirements affecting the site.

An Environmental Impact Assessment Report has
been carried for the proposed project and is
submitted as part of the application.
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03.3 Guidelines for Planning Authorities: Sustainable Residential Development in Urban
Areas (Cities, Towns and Villages), 2009

The Sustainable Residential Development in Urban Areas, 2009 provides statutory
guidelines which will assist planning authorities, developers, architects and designers in
delivering high quality residential development. The objective of the document is to
produce high quality and crucially sustainable developments. The guidelines mentioned in
the table below are aimed at assisting planning authorities, developers, architects and
designers to create quality homes and neighbourhoods at places where people want to
live, work and raise families.

Consistency

A Design Statement prepared by C+W O'Brien
Architects and a Planning Statement prepared by
HW Planning accompany this application and
address the best practice design principles
outlined in the guidelines to create a sustainable
neighbourhood where people want to live and
work.

The proposed development is located on
appropriately zoned mixed use lands and will
represent the appropriate sequential
development of lands having regard to the
scheme permitted at the Former Ford Distribution
Site to the north (APB-309059-20).

In addition to the Design Statement, C+W O'Brien
Architects have prepared a proposed masterplan
for the wider area which included an examination
of the wider surrounding context, including the
future development of schools in the South
Docklands. A Statement on Rational for Childcare
Provision has been prepared by HW Planning as
part of this application.
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03.4 Urban Design Manual: A Best Practice Guide, 2009

The proposed mixed-use development has been designed in accordance with best
practice as outlined in the 2009 Urban Design Manual. The Manual outlines 12 criteria that
should guide urban residential development in the context of the individual homes, the site
on which they are located and the wider neighborhood. The Design Statement prepared
by C+W O'Brien Architects provides a comprehensive response to the each of the criteria
set out in the guidelines and demonstrates that the proposed development represents the
proper planning and sustainable development of the subject site.

03.5 Design Urban Manual for Urban Roads and Streets, 2013

The Design Manual for Urban Roads and Streets provides guidance relating to the design
of urban roads and streets. The document presents a series of principles, approaches and
standards that are necessary to achieve balanced, best practice design outcomes with
regard to street networks and individual streets. The relevant principles, approaches and
standards listed in the table below are intended for use by suitably qualified and
experienced designers who work within the built environment professions in order to
create attractive streets and roads which facilitates a broad range of users.

This application is accompanied by a DMURS
Compliance prepared by Arup. The statement addresses
the relevant policies and principles listed in the Design
Manual for Urban Roads and Streets, 2013 in order to
create a balanced and attractive street and road network
for the proposed development. A Traffic and
Transportation Assessment prepared by Arup is also
enclosed as part of this application.
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03.6 Childcare Facilities: Guidelines for Planning Authorities, 2001

The National Childcare Guidelines for Planning Authorities provide a framework to
guide both local authorities in preparing development plans and assessing applications
for planning permission, and developers and childcare providers in formulating
development proposals.

The proposed mixed-use development comprises
823 no. residential units. However, the requirement
for a childcare facility is calculated based on the
number of 2+ bed units proposed in accordance
with the guidelines.

A standalone Statement on the Rationale for
Childcare Provision has been prepared by HW
Planning and is enclosed as part of this application.

The childcare facility will have the capacity for c.
130 no. child spaces (662 sq m internal and 247 sq
m external). This amount of provision is in
accordance with the indicative standard
recommended in the 2001 childcare guidelines for
Planning Authorities.

The proposed development has taken cognisance
of this letter in relation to development of the
creche on the site.

03.7 Universal Design Guidelines for Early Learning and Care Settings, 2019

In 2019, the Minister for Children and Youth Affairs launched the Universal Design
Guidelines for Early Learning and Care Settings. These guidelines are an important step in
making all Early Learning and Care services accessible to all children. This publication
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offers guidance on the refurbishment, renovation and building of centres for Early Learning
and Care in Ireland. The guidelines apply to both new-build and retrofit projects and
provide a flexible Universal Design framework to ensure that settings are accessible,
understandable and easy to use for all children, staff, families and visitors.

The proposed creche is situated in a well-integrated
location within a high-quality public realm and complies
fully with this requirement.

03.1 Planning System and Flood Risk Management Guidelines 2009

Planning Authorities must implement these Guidelines in ensuring that, where relevant,
flood risk is a key consideration in preparing development plans and local area plans and in
the assessment of planning applications. The Guidelines will also assist regional
authorities in preparing regional planning guidelines and should be utilised by developers
and the wider public in addressing flood risk in preparing development proposals.

A site-specific Flood Risk Assessment (FRA) has been
prepared by Arup for the proposed application.

In summary, the FRA outlines that:

e The site benefits from flood defences against
fluvial and tidal flooding

e Therisk of pluvial ad groundwater flooding is
considered low.

e The site is located in Flood Zone A.

e To mitigate the residual risk to the
development, the development will
incorporate appropriate flood resistant and
resilient construction, measures and finishes.
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e Ajustification Test has been carried out and
demonstrates that the proposed development
satisfies the criteria of the Development
Management Justification Test.
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03.2 Appropriate Assessment Plans and Projects in Ireland - Guidelines for Planning
Authorities

Appropriate Assessment is a focused and detailed impact assessment of the implications
of the plan or project, alone and in combination with other plans and projects, on the
integrity of a Natura 2000 site in view of its conservation objectives.

The application is accompanied by an Appropriate
Assessment Screening and a Natura Impact
Statement prepared by Dixon Brosnan Environmental
Consultants.

The application site is potentially hydrologically
connected to two Natura 2000 sites i.e. Cork Harbour
SPA and Great Island Channel SAC. The application
site is not directly connected with or necessary to the
management of these or any other European site.

The Appropriate Assessment Screening report
concluded that although the likelihood of effects on
the Cork Harbour SPA is low, applying the
precautionary principle, potential impact pathways
have been identified and a NIS should be prepared for
the proposed development. No significant impacts
were identified for Great Island Channel SAC.

The NIS concludes that:

“the construction and operation of the proposed
development will not adversely affect (either directly or
indirectly) the integrity of any European site, either
alone or in combination with other plans or projects.
There is no reasonable scientific doubt in relation to
this conclusion.”
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04 Regional Planning Policy

This section will provide an overview of the relevant Regional Planning Guidelines
including the Southern Regional Assembly: Regional Spatial and Economic Strategy Cork
Area Strategic Plan, 2020 (CASP), CASP Update 2008 and Cork Metropolitan Area
Transport Strategy (CMATS), 2040

04.1 Southern Regional Assembly: Regional Spatial and Economic Strategy

The Regional Spatial and Economic Strategy (RSES) sets out a 12 year strategic development

framework for the Southern Region. The purpose of the Regional Spatial and Economic

Strategies (RSES) is to support the implementation of the National Planning Framework while

facilitating choices that reflect the differing needs of the regions. The strategies are proposed

in the context of a renewed focus on “Regional Parity” in the NPF, being promoted to address

anti-competitive pressures on Dublin by offering more sustainable choices and options for

people, businesses and communities that can positively influence more sustainable patterns

of living and working which benefit our entire society and make our economy more equitable
and resilient.

The vision for the Southern Region is outlined in the RSES as follows:

HW Planning

Nurture all our places to realise their full potential;

Protect and enhance our environment;

Successfully combat climate change;

Achieve economic prosperity and improved quality of life for all our citizens;
Accommodate expanded growth and development in suitable locations; and

Make the Southern Region one of Europe’s most creative, innovative, greenest and
liveable regions.

As previously iterated in respect of National
Planning Policy, the proposed development will
result in the upliftin population in this area by 2,942
no. persons.

This application is accompanied by an AA
Screening, Natura Impact Assessment and
Environmental Impact Screening assessing the
impacts of the development on European Sites.
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A Site-Specific Flood Risk Assessment has also
been prepared by Arup and recognises that
residential development has been located at first
floor level as a flood risk mitigation measure.

The proposed development will provide for
increased population growth in an area that is well
connected by pedestrian and cycle linkages and
will hence promote non-car modes of transport.
The proposed Light Rail Tram Corridor from
Ballincollig to Mahon will significantly increase the
connectivity of the subject site to wider
surrounding areas in Cork.

The proposed public realm improvements will
provide an enhanced level of amenity in the area
and will improve the overall pedestrian and cyclist
experience.

The brownfield site subject is appropriately zoned
for mixed-use development where residential uses
are permitted in principle. Our client’s currently
vacant and significantly underutilised site presents
an opportunity for suitable infill development within
an area envisaged for significant regeneration. The
site is excellently located within reasonable
distance of a range of employment nodes by
walking, cycling and public transport.

The proposed development at this brownfield site
will assist in achieving the targets set out by the
RSES through the delivery of 823 no. residential
units, café/restaurant units, retail and commercial
units, creches and supporting tenant amenity
facilities. The proposed development and
associated masterplan have been cognisant of the
objectives and infrastructure priorities for the south
dock lands throughout the design process. The
proposed application has the capacity to deliver a
significant uplift in population (c. 2,942) in the
South Docklands Area. We submit that the
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currently proposed development and future
delivery of the masterplan lands will contribute to
the viability and delivery of the infrastructure
priorities set out in the RSES for this area.

04.2 Cork Area Strategic Plan, 2020 (CASP) and CASP Update 2008

The Cork Area Strategic Plan sought to provide a framework for the development of Cork
over a 20-year period from 2000 - 2020 and outlined a number of key concepts including
the following:

The subject lands are located in a strategically
accessible location in the Cork Metropolitan Area.
The proposed development has been designed in
accordance with the concept of improving access and
accessibility for all and will promote the integration of
public transport and land-use planning.

The development of the subject lands represents the
sequential development of lands to the south of a
recently permitted mixed-use scheme on the Former
Ford Site and will create consolidated development.
We submit the proposed development in addition to
the permitted scheme to the north will act as a catalyst
for further development of the docklands and support
the city centre as a key employment node.

The proposed scheme has been designed having
regard to the principles of compact growth and as
such proposes a net density of 294 no. units per
hectare on the currently vacant brownfield site.

04.3 Cork Metropolitan Area Transport Strategy (CMATS), 2040

The Cork Metropolitan Transport strategy (CMATS) has been published in the context of
the National Planning Framework which envisages that Cork will become the fastest
growing city region in Ireland in the coming years. This projected population and
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associated economic growth will result in a significant increase in the demand for travel.
This demand needs to be managed and planned for carefully to safeguard and enhance
Cork’s attractiveness to live, work, visit and invest in.

_

Park Hood Landscape Architects have prepared a
detailed Landscape Masterplan and Design Strategy
for the proposed development which includes a
pedestrian movement strategy.

The Landscape Design Strategy outlines that the
proposed development has been designed to
encourage walking and cycling as a primary mode of
travel to and from the proposed development by
providing pedestrian and cycle linkages along strong
desire lines, providing multiple building access points
on all boundaries, and providing break off
amenity/seating areas for rest.

The proposed design will allow for residents and
visitors to utilise existing and proposed public
transport services from Centre Park Road and the
wider surrounding area.

Based on CMATS, the LRT will serve the south
docklands via Centre Park Road with a number of
indicative stops identified. The planned development
of the LRT therefore underpins the development of a
high density scheme on the subject lands. In order to
maximise its sustainable location adjacent to the
infrastructural investment in the LRT minimal parking
is provided within the development (0.33 car parking
ratio) to encourage residents to avail of other modes of
transport.
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05 Local Planning Policy

05.1

Joint Housing Strategy: Cork Planning Authorities

The Joint Housing Strategy was produced in accordance with the adopted County and City
Development Plans for the respective planning authorities in 2014-2015. The purpose of
the housing strategy is to ensure that the proper planning and sustainable development of
Cork City and County provides for the housing of the existing and future population of the
area in an appropriate manner. The housing strategy sets out an overall framework for the
supply of land to meet the housing needs arising in the county. Four key principles
underpin the strategy with the relevant principles applicable to the proposed development
illustrated in the table below:

The proposed development has been designed to
cater for a range of household sizes by providing a
mix of different units including 1, 2 and 3 bed
apartments.

The proposed layout has been designed to enable
easy access by all and complies with Part M of the
Building Regulations. Building for Everyone: A
Universal Design Approach. The design of the
proposed development is in accordance with the
12 criteria for residential development as outlined
in the 2009 Urban Design Manual: A best practice
guide.

05.2 Cork City Development Plan 2015 -2021

The City Development Plan is Cork City Council's main strategic planning policy document
intended to guide the development of the city up to 2022. The Plan outlines the vision for
Cork over the lifetime of the Plan and beyond to “be a successful, sustainable regional
capital and to achieve a high quality of life for its citizens and a robust local economy”

Among the main goals outlined in the Core Strategy of the Plan are to:

= Increase population and households to create a compact sustainable city;
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= Achieve a higher quality of life, promote social inclusion and make the city an
attractive and healthy place to live, work, visit and invest in; and

= Promote sustainable modes of transport and integration of land use and
transportation.

Table 2.3 of the Development Plan provides the ‘indicative capacity of key development
areas..." and states that the Docklands has capacity to accommodate an estimated 8,227
no. residential units. The proposed delivery of 823 no. residential units is consistent with
the core strategy. The vision for the Docklands set out in the Development Plan is
provided below:

“Cork City Docklands represent the biggest development opportunity for Cork
City and the CASP (Cork Area Strategic Plan) area over the Plan period and
beyond, its redevelopment and renewal being of regional and national
significance. The vision for Docklands is that of a vibrant mixed use and

socially inclusive urban quarter that will capitalise on the intrinsic advantages
ofthe area:”

Chapter 16 of the development plan outlines the various development management
standards that will need to be adhered to when assessing a planning application
including zoning objectives.
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Zoning Objective

The proposed development will provide 823 no. apartments
in 6 no. buildings containing 282 no. 1 bedroom apartments,
414 no. 2 bedroom apartments and 127 no. 3 bedroom
apartments. Ancillary commercial uses will be provided at
the lower levels of the development to deliver active and
vibrant frontages, particularly fronting Centre Park Road. The
mix of commercial uses proposed comprise food and
beverage, local retail and neighbourhood centre uses
including 2. no café/restaurants, 2 no. public houses, 7 no.
retail units, a convenience retail store, a library, medical
centre, pharmacy, post office, dentist and 2 no. creches.

The lands zoned public open space (15,000 sq m) are not
counted as part of the provision of public open space serving
the development and are located outside the net
developable area. It should also be noted that the delivery of
development is not dependent on the zoned public open
space but is included within the site boundary as a planning
gain serving the wider South Docklands.

The Area of High Landscape Value has been included to
provide sustainable pedestrian connections and facilitate
anticipated desire lines towards the Marina, Marina Park and
Passage West Greenway. The proposed development will
not negatively impact on the character and visual amenity of
the Area of High Landscape Value.

N
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The table below lists all of the relevant standards and assesses the proposed scheme
against them.

The proposed development will contribute to the acute
demand for residential development and will support the
viability of a district centre in the south docklands.

The proposed scheme has been designed with due regard
of best practice guidance and through encouraging
sustainable means of travel to and from the site by residents
and visitors. In order to achieve the objectives of the
Development Plan, a surplus of cycle parking spaces and
reduced car parking spaces are provided.

The Light Rail Transit (LRT) east-west corridor from Mahon
to Ballincollig via Centre Park Road provides a significant
opportunity for high density development on a future high
frequency public transport corridor.

The combination of sustainable design principles
implemented in the scheme in addition to the investment in
public transport in the south docklands will contribute to
changing transport behaviours, where the predominant
means of travel are walking, cycling and public transport.

A Traffic and Transport Assessment prepared by Arup
accompanies this submission highlighting how the proposed
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development would address traffic and transportation
issues, traffic generation, pedestrian and cycle linkages and
safety and public transport availability and capacity.

The proposed development will provide a high density
development along the future high frequency public
transport corridor on Centre Park Road.

The proposed development has been designed having
regard to the National Cycle Manual, the Design Manual for
Urban Roads and Streets and international best practice. A
Traffic and Transport Assessment and DMURS Statement
of Consistency have been prepared by Arup and are
enclosed with this application.

The proposed development will provide a mix of residential
unit sizes to cater for a range of household formations that
will encourage a sustainable residential neighbourhood.

Albeit the surrounding area is currently industrial and
commercial in nature, it should be highlighted that 1,002 no.
residential units have been granted on lands to the north
(APB-309059-20).

The regeneration of the underutilised lands in the south
docklands will provide much needed housing to meet
population demands.

In accordance with the Planning and Development
Regulations, 2021(as amended), and Part V, Section 96 of
the Planning and Development Act 2000 (as amended), the
relevant social housing allocation is 10%. Please see the
enclosed Part V Proposal prepared by HW Planning and the
Part V drawings prepared by C+W O’Brien Architects.
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The proposed development provides for a mix of 1, 2 and 3
bed apartments to cater for a variety of household
formations including singles, couples, and small families
across the full age spectrum. A Housing Quality Assessment
prepared by C+W O’Brien Architects is enclosed as part of
this application.

The architectural design approach ensures that that public
and communal areas are subject to passive surveillance and
will not encourage anti-social behaviour by creating
undesirable or secluded areas. A Building Lifecycle Report
has been prepared and is submitted to demonstrate how it
is intended to maintain and manage the public and
communal areas.

The proposal will deliver 2 no. childcare facilities (662 sq m
internal and 247 sq m external) with capacity for 130 no.
child spaces. The provision is in accordance with the
indicative standard recommended in the 2001 Childcare
Guidelines for Planning Authorities.

A Landscape and Visual Impact Assessment has also been
prepared by Park Hood Landscape Architects and is
enclosed as part of the EIAR. Having regard to the recently
permitted 4 to 14 no. storey scheme to the south, the LVIA
notes:

“..there are cumulative effects with the consented Ford
Site but these are rated as positive and in line with the
objectives for the South Docks as set out in the CCDP.”
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A Tree Survey (May 2021) was undertaken by Arboriculture
Consultant Andy Boe Independent Arboricultural Consultant
and incorporated into the Development Impact Plan
prepared by Park Hood Landscape Architects.

There are 229 no. trees proposed on the site in addition to
the retention of 13 no. trees and woodland groups in lieu of
the 9 no. trees and woodland groups required to be felled to
facilitate the development.

Park Hood Landscape Architects have prepared a detailed
Landscape Masterplan and Design Strategy for the
proposed development demonstrating that both qualitative
and quantitative level of functional open space is provided
within the scheme.

The proposed development will provide direct pedestrian
links from the subject site to Marina Walk to the north. In
addition, Marina Park is located within close walking
distance. The proximity to the greenway and public park will
provide excellent amenities for future residents of the
scheme to utilise.

An Appropriate Assessment Screening and Natura Impact

Statement has been prepared by Dixon Brosnan and is
enclosed as part of this application.
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Designated creche play areas (247 sq m) will be provided as
part of the proposed scheme. Play facilities catering for both
young and older children are provided as part of the
proposed scheme and detailed within the Landscape Design
Strategy prepared by Park Hood. It should be noted that the
subject site is eminently situated near Marina Park which
when completed will provide a range of play opportunities
for people of all ages and abilities.

The Design Statement enclosed as part of this application
demonstrates how the proposed development will
successfully integrate into its receiving environment. The
development in combination with the permitted scheme on
the Former Ford Site will contribute to the supply of
residential units and the delivery of the dockland as a
sustainable urban city quarter.

The scheme has been designed having regard to the
relevant quantitative standards as outlined throughout this
document and will deliver a high quality development on an
excellently located site that easily accessible from Cork City
Centre.

A Design Statement and Masterplan Design Statement
prepared by C+W O’'Brien Architects accompany this
application to demonstrate how the proposed development
is a suitable response to the site and its setting.

A Landscape and Visual Summary Statement prepared by
Park Hood Landscape Architects accompanies this
application as part of the EIAR.
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The proposed development has been designed to all
relevant Urban Design criteria as set out throughout this
document.

The Design Statement and Masterplan Design Statement
prepared by C+W O'Brien Architects provide a robust
justification for the scale and massing of the proposed
development at this location. The CGls enclosed as part of
the Design Statement illustrate the contemporary
architectural concept which will be delivered through the
use of high quality building materials.

The scheme has been designed to be flexible and adaptable
with 2.7 m floor to ceiling heights at ground floor level and
2.4 m heights at upper levels.

There is a ‘tall building designations’ located to the east of
Centre Park Road. Block A proposes heights of up to 35 no.
storeys in the vicinity of this location. In addition to a
comprehensive Design Statement prepared by C+W O'Brien
Architects, a Tall Building Statement has been prepared by
Urban strategies and is enclosed as part of this application.
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The objective of the proposed scheme is to deliver a high
quality environment for future residents that will integrates
with the surrounding masterplan plan area and permitted
developments. The delivery of the public transport corridor
along Centre Park Road will further increase the
attractiveness of the south docklands as a place to live and
work.

The application documentation submitted demonstrate that
the scheme comprising 823 no. residential units,
café/restaurant units, retail and commercial units, creches
and supporting tenant amenity facilities is consistent with
objective 16.9.

05.3 South Docks Local Area Plan, 2008

Although the South Dock Local Area Plan, 2008 expired in 2018 and is largely outdated it
has been included as part of this Statement of Consistency for completeness. The vision of
the South Docklands Local Area Plan, 2008 is to deliver the development of.

= A new identity for the docklands

= Places for people Places that are inclusive
= Places that have a mix of uses

= Places for learning

= New places for work

= New places for play

= A sustainable place
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Consistency

The proposed mixed-use development provides a
vertical and horizontal mix of complementary uses that
will achieve a vibrant neighbourhood area for future
residents and visitors.

Notwithstanding the significant future investment in
infrastructure in the south docklands, a Traffic and
Transport Assessment prepared by Arup to
demonstrate capacity in the surrounding road
network.

The proposed development has been designed having
regard to the site specific characteristics including the
length and width of the plot which facilitates blocks
greater than envisaged in the LAP. The proposed
block does not hinder the accessibility or permeability
of the proposed scheme.

The proposed development has been designed in
accordance with best practice guidelines and will
provide 1,718 no. resident cycle parking spaces and
412 no. visitor cycle parking spaces to encourage
walking and cycling from the subject site.

An Outline Mobility Management Plan has been
prepared by Arup and is enclosed with the application.
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The proposed scheme will provide 282 no. one bed
units (34%), 414 no. two bed units (51%) and 127 no.
three bed units (15%) including a number of own door
units (accessed from the podium level) that will cater
for the needs of a range of household formations.

The proposed development will not be gated.

The proposed residential units have been designed in
accordance with the Sustainable Urban Housing

Design Standards for New Apartments: Guidelines for
Planning Authorities, 2020 which supersedes the LAP.

The proposed residential units have been designed in
accordance with the guidance on unit mix set out
Sustainable Urban Housing Design Standards for New
Apartments: Guidelines for Planning Authorities, 2020
which supersedes the LAP.

In accordance with the Planning and Development
Regulations, 2021 (as amended) and Part V, Section 96
of the Planning and Development Act 2000 (as
amended), the relevant social housing allocation is
10%.

The proposed childcare facility will have the capacity
for c. 130 no. child spaces (662 sg m internal and 247
sq m external). This amount of provision is in
accordance with the indicative standard
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recommended in the 2001 childcare guidelines for
Planning Authorities.

A standalone Statement on the Rationale for
Childcare Provision has been prepared by HW
Planning and is enclosed as part of this application.

There are no buildings of architectural, historical,
archaeological, artistic, cultural, scientific, technical
and social interest located on the subject site.

Park Hood Landscape Architects have prepared a
detailed Landscape Masterplan and Design Strategy
for the proposed development which designed to
include specimen trees and herbaceous planting that
will support biodiversity on site.

C+W O'Brien Architects have designed an
architecturally interesting building that avoids
monotonous facades through the variety of materials
and treatments proposed as detailed in the
accompanying Design Statement.

The proposed high density scheme and associated
masterplan is in accordance with the principles set out
in Objective SD 38. The development will support the
delivery of a vibrant city quarter and the creation of a
‘sense of place’ in the south docklands.

3
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Landscape and visual impacts are described and
assessed in Chapter 12 of the EIAR.

A Design Statement has been prepared by C+W
O'Brien Architects and is enclosed with this
application. The proposed site plan will ensure that
both public and communal areas are subject to active
surveillance.

Park Hood Landscape Architects have prepared a
detailed Landscape Masterplan and Design Strategy
for the proposed development.

The proposed residential units have been designed in
accordance with the Sustainable Urban Housing
Design Standards for New Apartments: Guidelines for
Planning Authorities, 2020 and Cork City Development
Plan 2015 -2022 which supersede the LAP.

The Landscape Masterplan and Design Strategy for
the proposed development prepared by Park Hood
addresses the open space principles set out in
Objective SD 45.
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We submit that the proposed development will provide
high quality and functional open spaces that will cater
for arange of ages and abilities. In addition, the
landscape design will promote biodiversity and
provide green linkages to the permitted scheme to the
north on the Former Ford Site (APB-309059-20).
Marina Park and the Passage West Greenway.

A site specific Flood Risk Assessment has been
prepared by Arup and is enclosed as part of this
application.

A Site Infrastructure Report prepared by Arup has
been prepared and is enclosed as part of this
application.
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We submit that the proposed development will deliver
an efficient, high quality and contemporary
development for future residents of the scheme. As
previously noted, the development of the subject lands
in combination with the permitted scheme to the north
will act as a catalyst for further redevelopment of the
south docklands.

A Building Lifecycle Report has been prepared by
C+W O’'Brien Architects and is enclosed as part of this
application.

The proposed application will be delivered in phase
one of the overall masterplan. A detailed phasing
strategy in respect of the construction phase will be
submitted at application stage.

The site subject to this application is situated to the
east of the former ESB site therefore Objective SD 60
will be addressed as part of the future application
pertaining to those lands.

Objective SD 62 of the LAP has been duly considered
as part of the proposed development and have been
implemented where relevant in the scheme.
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