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01 Introduction

01.1

Purpose of Statement

This report 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 c. 3.95 ha subject lands are located on Jacob's Island which is situated in the south-
eastern suburbs of Cork City. The site is bound to the north by the N40, to the south and
west by an internal access road and to the east by the Santuary, an existing residential
apartment scheme. The Santurary comprises 4 no. blocks ranging in height from part-1
to part-8 no. storeys. An operational bus terminus is located at the entrance to this
apartment scheme and is enclosed within the application boundary.

The lands to the south of Jacob'’s Island, a peninsula on Lough Mahon, principally
comprise two and three storey dwellings units and public open space known as the Joe
McHugh Public Park.

The Mahon District Centre is located directly to the north of the N40 and includes
Mahon Point Shopping Centre, Mahon Retail Park and City Gate Business Park.

The Passage West Greenway is located to the west of the application site providing
exellent connectivity to the City Centre and to the west towards Rochestown and
Passage West.

The proposed development comprises the construction of a strategic housing
development of 489 no. apartments, creche, ancillary resident amenities and offices.
The development will comprise 5 no. buildings ranging in height from part-1 to part-8
no. storeys over podium. The proposed development will also provide for outdoor
amenity areas, landscaping, car parking, cycle stores and shelters, bin storage, plant
rooms and all ancillary site development works above and below ground.

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 Strategic Housing Development contained within Rebuilding Ireland Action
Plan for Housing and Homelessness 2016 and Project Ireland 2040: National Planning
Framework.

02.1 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.

Consistency of scheme

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.

The proposed development falls under the Strategic
Housing Development planning process aimed at fast
tracking the delivery of much needed housing. In
addition, Section 02.2 of this document will outline
how the proposal is consistent with the National
Planning Framework's stated aim of consolidating
new population and housing growth within the
footprint of the main towns and cities.

The proposed development site is located in a key
sustainable location in close proximity to Mahon
District Centre, where several FDI-type employers
such as McAfee, Voxpro and Dell EMC are
established.

Jacob's Island has been identified for strategic mixed-
use development that will support and enhance the
growth of the city centre by providing a mix of high-
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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, Mahon is also identified as part of the
future route of the planned Light Rail Transit System.
The proposed development of 489 no. high quality
apartment 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.

02.2 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
minimum population of 314,000 by 2040 and which
will require a growth rate of 50-60%.

The proposed development contains 4,112 m2 of
office space with the capacity to accommodate
approximately 300 employees depending on the
nature of the office-based activity and the end user's
requirements. The creation of additional employment
opportunities adjacent to the existing employment
centre of Mahon will support population and job
growth in an existing employment centre. This is in
accordance with National Objective 4 and National
Objective 7.

The proposed scheme will provide the opportunity for
an uplift in population in this area by c. 1,600 no.
people (based on the number of bedspaces provided)
and create approximately 300 jobs. The proposed
development will result in an attractive and liveable
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Table 4.1 Ireland 2040: Targeted Pattern of City Population Growth

HW Planning

Population Population Growth to 2040%7 Minimum Target
2016 Population 2040
% Range People
Dublin - City and 1,173,000 20-25% 235,000 - 293,000 1,408,000
Suburbs
Cork - Cityand 209,000 50-60% 105,000 - 125,000 314,000
Suburbs
Limerick - City and 94,000 50-60% 47,000 - 56,000 141,000
Suburbs
Galway - City and 80,000 50-60% 40,000 - 48,000 120,000
Suburbs
Waterford - Cityand | 54,000 50-60% 27,000 - 32,000 81,000
Suburbs

mixed use community with a high quality of urban
design and allow future residents to enjoy a high
quality of life through the integration of living, working
and amenity opportunities.

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
permitted mixed-use scheme on Jacob's Island (ABP-
301991-18). In combination with the neighbouring
permitted scheme, we submit that proposed mixed-
use development will contribute to the delivery of a
sustainable gateway development. The subject lands
are located in close proximity to the Mahon District
Centre where a strong employment base has been
established, therefore supporting the viability of the
district centre, by providing a choice in housing tenure
for employees. The proposed development will
encourage more people and more jobs within the
existing successful Mahon area in accordance with
National Objective 11.

The proposed development is primarily part-1 to part-
8 no. storeys in height. The taller office element of the
scheme is located towards the north of the site where
increased heights can be absorbed into the skyline.
The proposed heights have been designed having
regard to the assessment of the permitted 6 - 25 no.
storey scheme on the Jacob’s Island (ABP Ref: APB-
301991-18) where the Inspector was of the opinion
that
“With respect to block 3, a combination of a 9
storey block with a 25 storey tower, this is a
significantly different scale of development but not
entirely unexpected. The Mahon LAP identifies this
spot on Jacob's Island to provide a landmark tall
building denoting the significance of this specific
location of importance in the urban structure of
Cork and the wider harbour area”.

Technical Daylight, Sunlight and Shadow
Assessments for the proposed scheme have been
prepared by ARC Architects and are enclosed as
Appendix 13.2 of the accompanying EIAR. In addition,
Appendix 13-1 of the EIAR contains a Wind
Microclimate Study prepared by B-Fluid Ltd.



Some 327 no. car parking spaces are provided
comprising 246 no. resident spaces and 75 no.
commercial spaces. This is the equivalent of a
resident car parking ratio of 0.5 no. spaces per unit.

The location of the subject site adjacent to the River
Lee/Lough Mahon Waterfront Greenway and the
Passage West Greenway presents a significant
opportunity to promote walking and cycling as primary
modes of travel from the subject site. The 2 no
greenways will provide future residents with a
pleasant and high-quality recreational amenity whilst
also providing a safe and accessible method of
getting to and from employment centres such as Cork
City, Mahon District Centre and Mahon Industrial

Estate.
Figure 02.1 Extract from
TIA prepared by

Sweco

CONTINUING T¢
BLACKROCK
CASTLE

Mahon Point Shopping Certre

PEDESTRIAN CROSSING.
s PEDESTRIAN FOOTPATH
s m PASSAGE GREENWAY

JOE MCHUGH PARK
MAHON FOOTWAY

LOUGH MAHON PUBLIC
WALKWAY

SUGGESTED ACCESS TO
LOUGH MAHON WALKWAY

—— ACCESS TO PROPOSED SITE

The proposed scheme will provide 1,145 no. cycle
parking spaces comprising 816 no. secure resident
cycle spaces and 245 no. visitor cycle spaces to
promote sustainable modes of travel. A further 84 no.
cycle spaces are proposed for the use of the office
and creche developments. The enclosed Traffic and
Transport Impact Assessment and Mobility
Management Plan prepared by Sweco identifies the
sustainable transport modes available from the
subject site and concludes
‘The proposed development at Jacob'’s Island is
compliant with all local and national planning
policies including the Mahon Local Area Plan, 2014
and the Cork City Development Plan 2015-2021 and
Draft Cork City Development Plan 2022".
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The proposal will contribute directly to a positive
increase in residential density in the area, whilst
appropriately respecting the established built
environment. The proposed development has a net
density of 137.7 no units per ha. We note that the
adjacent scheme recently permitted on Jacob's Island
(ABP Ref: APB-301991-18) has a density of 137 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.

The proposed development will diversify Cork's
employment base through the creation of an
integrated mixed-use community, which could attract
and retain talented innovators and entrepreneurs and
to be attractive to investors.

The proposed development represents the proper
planning and sustainable development of
appropriately zoned and currently underutilised lands
in an existing urban area. High density development is
appropriate on lands adjacent to high frequency
transport structure such as the current bus service
and proposed LRT.

The proposed development is located directly to the
east of the Passage Greenway and within close
proximity of Joe McHugh Public Park (within ¢. 3 no.
minute walk), which provides access to the River
Lee/Lough Mahon Waterfront Greenway. The
proposed layout of the scheme will provide vital
connects from the scheme to existing walking and
cycling infrastructure on Jacob's Island therefore
providing enhanced access to both Mahon District
Centre and Cork City centre.

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 Mahon including Mahon Point
Shopping Centre, Mahon Point Retail Park and Mahon
Industrial Estate. It is noted that the Mater Private Hospital
is located in City West Business Park to the north, a 9 no.
minute walking distance (750 m).

Jacob's Island is served by an existing 15 no. minute
combined peak time frequency bus route from Cloghroe
to Jacob'’s Island (Route no. 215/215A). In addition, bus
services are available from City Gate and Mahon Point
shopping centre (Route Nos. 202, 202A, 212 and 219)
providing greater connectivity for existing and future
residents on Jacob'’s Island.
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The proposed high-capacity Light Rail Transit (LRT)
public transport corridor from Mahon to Ballincollig will
further enhance the suitability of Mahon for high density
development.

There are 1 no. studio (0.2%) and 161 no. one bed units
(32.9%) proposed, in combination representing 33% of the
overall housing mix in compliance with SPPR1.

The Housing Quality Assessment prepared by O'Mahony
Pike Architects demonstrates that the 489 no. apartments
(1 no. studios, 161 no. one bed and 327 no. two bed units)
are in accordance with the space standards set out in
SPPR 3.



As outlined in the accompanying Design Statement
prepared by OMP Architects, the proposed scheme
achieves dual aspect in 50.7% of the proposed units. This
is in excess of the 33% minimum for central/accessible
locations as outlined in the 2020 Apartment Guidelines.

The proposed floor to ceiling heights at ground floor level
are minimum 2.7 m 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 Apartment Guidelines require the provision of 1,061
no. bicycle parking spaces. In line with this the scheme
provides 816 no. secure resident spaces and 245 no.
visitor spaces in accordance with the guidelines (total of
1,061 spaces). In addition, 84 no. cycle parking spaces are
also provided to serve the commercial uses, resulting in a
provision of 1,1145 no. bicycle parking spaces overall.

10
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The development has a requirement to provide 3,006 sgq m
of communal space based on the proposed unit mix. The
proposed scheme provides for 3,470 sq m, therefore
exceeding the minimum quantum set out in the
guidelines.

03.2 Building Height Guidelines for Planning Authorities, 2018

HW Planning

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.

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 building heights.

It should be noted that 6 to 25 no. storeys were
recently permitted on adjacent lands by An Bord
Pleanala (ABP Ref: APB-301991-18).

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 pre-planning submission.

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



Jacob's Island is currently served by the 215 and
the 215A services, which operate at a 15-minute
combined frequency. These services route directly
into Jacob's Island and are provided with a
dedicated bus turnaround area outside the existing
Sanctuary development. This turnaround area acts
as the outbound terminus for these services and
the bus stop has been upgraded to provide a high-
quality, sheltered waiting area for passengers.

The 202/202A route, which currently operates at a
10-minute combined frequency, and the 212 route,
which currently operates at a 1-hour frequency
have recently been enhanced and extended
directly into Mahon Point Shopping Centre, to the
north-east of the subject site, which places it at a
convenient walking distance from Jacob's Island.
The 219 Southern Orbital Route also serves the
Mahon area along St. Michael's Drive.

CMAT's high-capacity light rail public transport
corridor from Mahon to Ballincollig will further
enhance the frequency of public transport from
Jacob's Island (c. 5 no. minute frequency).

The part-1 to part-8 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 O'Mahony
Pike Architects.

The proposed development will provide an
appropriate transition from the existing and
permitted developments on Jacob's Island which
range from low density 2 storey residential units to
a 25-no. storey high density building. The
architectural language of the proposed
development ensures that the scheme is
integrated and appropriately scaled within its
receiving context. The detailed design and
appropriate set downs at certain locations provides
for an urban form that is consistent with
surrounding developments including the permitted
scheme to the east under APB Ref. 301991-18.
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The accompanying Design Statement
demonstrates that the redevelopment of this
brownfield site will significantly improve the urban
landscape by using high quality and robust
materials. The scale, height and massing of the
proposed development will act as key wayfinding
points on entering Jacob's Island and will provide
enhanced connections to the Passage Greenway
to the west and the River Lee/Lough Mahon
Waterfront Greenway to the south and east.

It should also be noted that a Flood Risk
Assessment prepared by MMOS Consulting
Engineers is enclosed as part of this SHD
application (refer Section 2 of accompanying
Engineering Report).

The Design Team have developed the proposed
scheme having regard to natural daylight,
ventilation and views and to minimise
overshadowing and loss of light. We note that
50.7% of units are dual aspect providing greater
daylight, views, and ventilation. As noted in the
architectural design statement, O’'Mahony Pike
Architects have been liaising with ARC
Architectural Consultants in respect of the
technical assessments. A Sunlight and Daylight
Access Analysis has been prepared by ARC
Architectural Consultants and is included as
Appendix 13.2 of the accompanying EIAR.

An Appropriate Assessment Screening was
prepared by Atkins and is enclosed as part of the
Natura Impact Statement that accompanies this
application. In addition, Chapter 9 — Biodiversity -
of the accompanying EIAR specifically examines
the sensitivities and interactions of the receiving
environment. As previously noted, a Sunlight and
Daylight Access Analysis and Wind Microclimate
Study have also been carried out, and are
appended to the EIAR (Volume 1).

Further to the above assessment, a Landscape and
Visual Impact Assessment has been prepared by
AECOM and is located under Chapter 4 of the
enclosed EIAR. The report identifies and assesses
the potential for effects arising from the
development, supported by 12 photomontages



from representative viewpoints. This analysis
confirms there will be no adverse or negative visual
effects arising from the proposed development,
and that proposed heights are appropriate having
regard to the adjoining permitted development
context.

We consider that the proposed development on
this strategically important and accessible site on
Jacob's Island has been suitably designed in terms
of height in response to its receiving context.

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.

A Design Statement prepared by O'Mahony Pike
Architects and a Planning Statement prepared by
HW Planning accompany this SHD 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 suitable sequential development of
lands having regard to the original scheme
permitted on Jacob's Island for the construction of
413 no. apartments, neighbourhood centre, creche
and road improvements (ABP Ref: APB-301991-18).

In addition to the Design Statement, O'Mahony
Pike Architects have prepared a masterplan for the
wider area which includes an examination of the
wider surrounding context. A Statement on
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Rationale for Childcare Provision has been
prepared by HW Planning as part of this
application. A School Demand Assessment and
Social Infrastructure Audit have been carried out as
part of Chapter 13 - Population and Human Health
- of the accompanying EIAR.

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 O'Mahony Pike 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 Statement
prepared by Sweco. 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 Impact Assessment and Mobility
Management Plan prepared by Sweco is also enclosed
as Appendix 5.1 of the accompanying EIAR.

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

HW Planning 15



for planning permission, and developers and childcare providers in formulating
development proposals.

_

The proposed mixed-use development comprises
489 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.

The development will provide a creche which will
have the capacity for ¢. 53 no. child spaces (381 sq
m).

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

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

03.7 The 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.
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A site specific Flood Risk Assessment has been carried out by MMOS Consulting
Engineers and is enclosed as Section 2 of the accompanying Engineering Report. The
assessment which has been carried out having regard to the requirements of the Planning
System and Flood Risk Management Guidelines 2009 notes that the proposed
development type “...for this site is to be primarily residential. This is categorized by the
gquidelines as highly vulnerable development and ‘Appropriate’ to be located within Flood
Zone C.”



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:
= 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.

In terms of economic strategy, Section 4.2 of RSES indicates that The
economic vision for the Region is to enable sustainable, competitive, inclusive
and resilient growth. This requires the development of a strong and diverse
economic base. With immediate challenges such as Brexit, global issues and
potential vulnerabilities within Ireland’s enterprise base, it is important that the
Region sustains what we have in the immediate term, transforms our
enterprise base for longer term resilience while managing potential
vulnerabilities.

The RSES seeks to achieve this vision through the following economic principles:
=« Smart Specialisation

=« Clustering
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=« Placemaking for enterprise development

= - Knowledge Diffusion, and

As previously iterated in respect of National
Planning Policy, the proposed development will
result in the uplift in population in this area by c.
1,600 no. persons.

=« Capacity Building.

This application is accompanied by a Natural
Impact Statement which includes an Appropriate
Assessment Screening. These were prepared by
Atkins assessing the impacts of the development
on European Sites.

A Site-Specific Flood Risk Assessment has also
been prepared by MMOS Consulting Engineers (as
part of the Engineering Report) and recognises that
residential development has been appropriately
located on Flood Zone C lands.

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 sustainable modes of transport.
The proposed Light Rail Transit (LRT) 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.

In the 2015 Cork City Development Plan the
brownfield subject lands are zoned objective Zo 20
- Mixed Use Jacob’s Island, where the stated
objective is “to provide for mixed use development
to accommodate up to 15,000 sq m business and
technology offices and residential uses.’

In the Draft Cork City Development Plan 2022 this
zoning has been retained as Z0 5.1 Mixed-use
Development, with a specific objective to include a



hotel and up to 20,000 m?of business and
technology office use.

Our client’s currently vacant and significantly
underutilised site presents an opportunity for
suitable development within an area envisaged for
significant regeneration. The site is well located
within easy walking, cycling and public transport
access of a range of employment nodes.

The proposed development at this brownfield site
will assist in achieving the targets set out by the
RSES through the delivery of 489 no. residential
units, creche, offices and supporting tenant
amenity facilities. The proposed development and
associated masterplan have been cognisant of the
objectives and infrastructure priorities for Jacob's
Island throughout the design process.

We submit that the 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.

The proposed development of a mixed use
residential and office development at Jacob's Island
is in accordance with the economic principles of
RSES and together with the existing employment
centre in Mahon have the potential to form a
suburban cluster.

The creation and integration of residential and
employment opportunities at a location with high
quality amenity in the form of Joe McHugh Park and
excellent connectivity provided by the Passage
Greenway and the River Lee/Lough Mahon
Waterfront Greenway, will ensure that Jacob's
Island is an attractive place to live and work and is
in full compliance with the principles of
placemaking.
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The proposed development will assist in achieving
the housing targets set out by the RSES for the
Mahon region and the wider Cork MASP areas by
delivering 489 no. units and the potential for 300
jobs. We consider that the proposed development
will positively contribute to creating a sustainable
community for existing and future residents on
Jacob's Island.

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 east including
the constructed apartment scheme and the permitted
mixed-use scheme (ABP Ref: APB-301991-18) and will
create consolidated development.

The proposed scheme has been designed having
regard to the principles of compact growth and as
such proposes a net density of ¢. 138 no. units per
hectare (based on the developable residential zone) on
the currently vacant site.
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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

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.

Doyle O'Troithigh Landscape Architects have
prepared a detailed Landscape Masterplan and
Design Strategy for the proposed development which
includes identifying key pedestrian and cycle
connections.

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 towards the Passage Greenway to the
west and the River Lee/Lough Mahon Waterfront
Greenway to the south and east. Building access
points on all boundaries will encourage active street
frontages.

The proposed design will allow for residents and
visitors to utilise existing and proposed public
transport services from Jacob's Island.

Based on CMATS, the LRT will serve Mahon. A
number of indicative stops have been identified
including one directly to the north of the N40. The
planned development of the LTR 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 LTR minimal residential parking is provided within
the development (0.5 car parking ratio) to encourage
residents to avail of other modes of transport.
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Figure 04.1

CMATS Light Rail Route from Ballincollig to Mahon
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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 studio, 1 and 2 bed
apartments. A specific statement in relation to
Housing Mix has been prepared by HW Planning.

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. This is discussed in further detail in the
Design Statement prepared by OMP Architects.

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 are to:

= |ncrease 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.

The Development Plan identifies Mahon among the key future development areas in the
city, recognizing that lands in this and other key locations:

“.. are becoming available for development because of the decline of low density uses
such as traditional industries in Docklands and elsewhere and their replacement by more
intensive employment and residential uses. These areas will accommodate the majority of
growth and development within the city and they are selected based on their potential to
accommodate growth and to be served by sustainable modes of transport.”

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.

The proposed mixed-use development will provide 489 no.
residential units, creche, offices and supporting tenant

amenity facilities which are permitted in principle uses on
the subject lands.

The proposed development will contribute towards
addressing the acute demand for residential development
and will create a sustainable residential neighbourhood with
residential and employment opportunities. The
attractiveness of the location is underpinned by the existing
excellent connectivity offered by the 2 no. adjacent
greenways and existing bus routes.
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The table below lists all of the relevant standards in the 2015 Cork City Development Plan
and assesses the proposed scheme comprising 489 no. residential units, creche and
offices against them.

Zoning Objective

The subject lands are identified in the City Development Plan
as a location to accommodate future office development and
will allow for the clustering and intensification of office

development in the strategic employment location of Mahon.

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, some 1,145 no. bicycle parking spaces
and reduced car parking spaces are provided (0.50 car
parking ratio).

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

We consider the combination of sustainable design
principles implemented in the scheme in addition to the
investment in public transport in Mahon will contribute to
changing transport behaviours, where the predominant
means of travel to/from the subject site are walking, cycling
and public transport.
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A Traffic and Transport Impact Assessment prepared by
Sweco is included as Appendix 5-1 of the EIAR that
accompanies this application. It highlights how the
proposed development would address traffic and
transportation issues, traffic generation, pedestrian and
cycle linkages, safety, public transport availability and
capacity.

The proposed development will provide a high-density
development along the future high frequency LRT corridor.

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 Impact Assessment Report (included
as Appendix 5-1 of the EIAR that accompanies this
application) and DMURS Statement have been prepared by
Sweco and are enclosed with this SHD application.

The proposed development will provide a mix of residential
unit sizes, ranging from studio to two bed units, to cater for a
range of household formations that will encourage a
sustainable residential neighbourhood. A Statement on
Housing Mix, prepared by HW Planning accompanies this
application.

We submit that the development of these currently
underutilised lands in Mahon will provide much needed
housing to meet population demands

In accordance with the Planning and Development
Regulations, 2021(as amended), Part V, Section 96 of the
Planning and Development Act 2000 (as amended) and
Housing Circular 28/2021, the relevant social housing
allocation is 10%.
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Please see the enclosed Part VV Proposal prepared by HW
Planning and the Part V drawings prepared by O'Mahony
Pike Architects.

The proposed development provides for a mix of studio, 1
and 2 bed apartments to cater for a variety of household
formations including singles, couples, and small families
across the full age spectrum. A Schedule of Accommodation
and a Housing Quality Assessment have been prepared by
O'Mahony Pike Architects and are enclosed as part of this
application, detailing that the proposed unit mix is in
accordance with the Apartment Guidelines.

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
also accompanies this application which demonstrate how it
is intended to maintain and manage the public and
communal areas.

The proposal will deliver a childcare facility in Block 13 of the
proposed development (381 sg m) which will have the
capacity for 53 no. childcare spaces. A Childcare Needs
Assessment, prepared by HW Planning accompanies this
application. Consultation was undertaken with Cork City
Childcare as part of the preparation of the EIAR. Their
feedback directly informed the design of the childcare facility
where possible.

A Townscape and Visual Impact Assessment has been
prepared by AECOM and is enclosed as part Chapter 4 of
the enclosed EIAR. The Chapter identifies and assesses the
potential for effects arising from the development, supported
by 12 photomontages from representative viewpoints. This
analysis confirms there will be no adverse or negative visual
effects arising from the proposed development having
regard to key defined views and prospects.
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A Tree Survey was undertaken by Arborist Associates Ltd.
and its findings incorporated into the Landscape Design

Report prepared by Doyle O'Troithigh Landscape Architects.

A comprehensive Arboricultural Assessment also
accompanies this application.

Doyle O'Troithigh Landscape Architects have prepared a
detailed Landscape Design Report for the proposed
development demonstrating that both qualitative and
quantitative levels of functional open space are provided
within the scheme.

The proposed landscape plan aims to provide a variety of
spaces for residents and visitors of a range of ages and
abilities to socialise, exercise and play. The central open
space will provide passive and active recreation in a safe
environment which is directly supervised by the surrounding
buildings. As detailed in the accompanying Landscape
Design Report a key consideration in the design of the
central open space is the creation of play and stay areas. In
addition, more informal play pockets of open space are
provided throughout the scheme.

The Design Team have carefully considered the desire lines
of existing and future residents on Jacob's Island therefore a
key focus of the landscape strategy is to provide valuable
pedestrian and cycle connects throughout the application
site to connect to existing networks to the west and south,
including the Passage Greenway and the River Lee/Lough
Mahon Waterfront Greenway to the south and east.

The proposed landscape plan will support and enhance the
biodiversity of the subject site through the use of native
species and the creation of an ecological garden along the
northern boundary.
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The proposed development is located directly to the east of
the Passage Greenway amenity route. Proximity to the
greenway and the Joe McHugh public park linking with the
River Lee/Lough Mahon Waterfront Greenway to the south
and east will provide excellent amenities for future residents
of the scheme to utilise.

A Natura Impact Assessment with Appropriate Assessment
Screening has been prepared by Atkins and is enclosed as
part of this application.

A designated creche play area has been provided as part of
the proposed development. Play facilities provided as part of
the proposed scheme. It should be noted that the subject
site benefits from adjacency to the Joe McHugh Park (c. 2-3
no. minute walking distance) which will provide valuable
amenities for future residents and visitors to the proposed
scheme.

The masterplan, enclosed in Section 4 of the Design
Statement prepared by OMP Architects demonstrates how
the proposed development will successfully integrate into its
receiving environment. The development in combination
with the permitted 413 no. apartment units, neighbourhood
centre, creche and road improvements (ABP Ref: APB-
301991-18) will contribute to the supply of residential units
and the delivery of Mahon as a sustainable gateway location.
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 is easily accessible from Cork
City Centre.

A Design Statement has been prepared by O'Mahony Pike
Architects to accompany this application which
demonstrates how the proposed development is a suitable
response to the site and its setting.
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A Townscape and Visual Impact Assessment prepared by
AECOM is included in Chapter 4 of the accompanying EIAR.

The proposed development has been designed to all
relevant Urban Design criteria as set out throughout this
document.

The Design Statement prepared by O'Mahony Pike
Architects provides 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 minimum 2.7 m floor to ceiling heights at ground floor
level.

There are no ‘tall building designations’ pertaining to the
subject lands, though South Mahon has been identified as a
location suitable for tall buildings.

The objective of the proposed scheme is to deliver a high-
quality environment for future residents that will integrate
with the existing residential development, permitted
development and masterplan lands to the north. The delivery
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of the public transport corridor along Centre Park Road will
further increase the attractiveness of the Jacob’s Island as a
place to live and work.

The submitted documentation demonstrates that the
scheme comprising 489 no. residential units, creche, offices
and supporting tenant amenity facilities is consistent with
objective 16.9.

05.3 Draft Cork City Development Plan 2022-2028

The Draft Cork City Development Plan 2022 (Draft CDP) outlines objectives and
parameters for housing development in the City up to the year 2028 and beyond. The Draft
CDP is underpinned by a number of key principles which include sustainability, social
inclusion, high quality design and climate change adaptation. Chapter 2 of the Plan
outlines the Core Strategy for the County over the lifetime of the Plan. The strategy
identifies a hierarchy in the network of settlements and divides the city into different
strategic areas to focus growth in appropriate locations and ensure a sustainable, plan-led

future for Cork
See below.
32

HW Planning



208
District
Centre

ZO16 Pul
2021 City. Open Sp
Hinterland

HW Planning

Z09
Neighbourhood
and Local Centres

701 8uStainable
Resideqtiél~ ~§
I\!eig\T bourhgads

20 16 Public
Open Space

The majority of the subject site is situated within the
Z0 05 - ‘Mixed Use Development’ zoning objective.
The proposed residential, creche and office uses are
compatible with the proposed ZO 5 Objective for the
lands and with a new floor area of 2,934 m? are
significantly below both the proposed office threshold
of 15,000m? and the Proposed Amended threshold of
20,000 m?.
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The proposed development will positively contribute
towards the achievement of population and housing
targets identified in the Core Strategy of the Draft
CDP. The south-eastern suburbs of the city are to play
a key role in the delivery of this growth.

In the 2016 Census the Cork Metropolitan Area
recorded an average household size of just over 2.6
persons, which indicates that the proposed
development can be expected to house c¢. 1,271 no.
people, with enough bed spaces for c. 1,600 people.

The subject land’s location within the ‘Existing Built-
Up Footprint’ and ZO 05 Zoning further supports the
appropriateness of the delivery of residential
development at the site in the short-term to enable
the city to meet its ambitious housing and population
targets.

The proposed development is in accordance with the
objectives for the City Suburbs in the Draft CDP. The
proposed development will positively integrate with
the surrounding area delivering much needed
residential development at an underutilised zoned
and central/accessible site

The proposed development is in accordance with
CMATS and will promote accessibility and the
enjoyment of the Passage West Greenway, the River
Lee/Lough Mahon Waterfront Greenway and Mahon
Estuary walkways, which are some of the city’'s most
valuable assets.

The proposed development represents a higher
density infill residential development which facilitates
permeability and access to public transport, in
accordance with the ‘15-minute city' concept
identified in SO 1.
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The proposed development is in accordance with
guidance identified in Draft CDP Objectives 2.12 and
2.15. As described in the Architectural Design
Statement prepared by O'Mahony Pike Architecture,
the proposed development satisfies criteria in the
Urban Design Manual and is within walking distance
of multiple urban centres.

The proposed layout provides for multiple pedestrian
access points and includes high quality amenity areas
ensuring that future residents of all ages will have
opportunities to avail of a high-quality urban
environment within walking distance of the proposed
dwellings and surrounding areas.

Draft CDP Objective 2.18 promotes the regeneration
of existing underutilised sites in the city. The subject
lands are underutlised and given their prime urban
location their redevelopment is in accordance with
the sustainable growth and development of the area.
To leave the lands in their current use is an inefficient
use of zone lands and unsustainable and not
consistent with compact urban development, which is
heavily promoted by the Draft CDP.

The proposed development will improve housing
supply in the area and contribute positively to the
housing market in this part of the city.

The proposed development is consistent with SO 2
through its appropriate use of density, which
complements the sites’ location within the evolving
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development context of the city's southside. The
proposed development is primely positioned to
benefit from planned amenities and public transport
improvements.

The proposed development of 489 no. residential
units will positively contribute to the housing supply
targets and help address the current housing
shortage in the city.

The subject site is an underutilised infill site situated
south of the N40 South Link Road, on the Mahon
Peninsula, which is easily accessible on foot, bicycle
or via car and public transport to amenities and
services across the city. The proposed development
of ¢. 138 units per hectare will contribute positively to
achieving compact growth targets, while also
reflecting the sites unique setting and characteristics.

The proposed density of ¢. 138 units per hectare is in
excess of the maximum density set out in the Draft
CDP 2022 for ‘Inner Fringe, Corridor, Centre’,
specifically within the ‘Mahon’ sub-category, where
Table 11.2 indicates a density target for this this area
of between 50 (lower)-120 (upper) units her hectare.

In view of its central and accessible location, adjacent
to the Mahon District Centre, an employment hub,
and its proximity to public transport provision, which
is set to be enhanced by the development of the LRT,
the site is suitable for higher density development.
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This view is supported by the adjacent planning
history where developments up to 25 storeys have
recently been permitted (ABP Ref: APB-301991-18)

This matter is further addressed in the Material
Contravention Statement prepared by HW Planning
which accompanies this application.

The housing mix proposed provides for a variety of
house types and sizes and is in accordance with
guidance outlines in the Joint Housing Strategy and
the Guidelines on Sustainable Residential
Development in Urban Areas. However, in response
to the traditional under-provision of smaller housing
units in the Mahon neighbourhood, the housing mix
has been designed to contribute towards rebalancing
this by providing smaller housing units.

This is discussed further in the Statement on Housing
Mix and the Statement on Material Contravention
which have been prepared by HW Planning and
accompany this application.

As detailed in the Childcare Needs Assessment
prepared by HW Planning, in view of the housing mix
and the existing and permitted childcare provision in
the vicinity, the proposed creche which is located
towards the centre of the site will be sufficient to cater
for childcare needs generated from the development.

Cork City Childcare Committee have been contacted
in advance of this application and are a statutory
consultee as advised in the ABP Opinion.

The site’s sustainable central/accessible location,
proximate to significant employment and service
centres in the south-eastern suburbs, and its
excellent pedestrian/cyclist and public transport links
to Mahon and the city centre will result in the future
residential development of the lands being
compatible with SO3. The future public transport,
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walking and cycling upgrades in the area identified in
CMATS will further enhance sustainable mobility in
the area with the proposed development being
located in an ideal position to benefit from these
improvements.

As referenced above the proposed development is
compatible with future connectivity improvements in
the area identified in CMATSs and subsequently, Draft
BusConnects. The proposed development fits
appropriately into the evolving context of the area.

In accordance with Objective 4.3, the proposed
development is in an area already served by excellent
public transport services which will be further
enhanced through the implementation of CMATS.

The proposed development typifies a permeable
development with several public access points being
provided throughout the development which link with
Jacob's Island/Longshore Avenue to the south and to
the Passage West Greenway and the River
Lee/Lough Mahon Waterfront Greenway to the east
and south. The proposed pedestrian/cycle routes
through the site have been designed to reflect and
enhance upon the informal pedestrian desire lines
that currently travers the site, which local residents
use as short-cuts between Mahon District Centre and
the Joe McHugh Park. These desire lines have been
fundamental to the evolution of the scheme. They
have been enhanced upon with a series of linked
green areas and made more secure by active street
frontage and passive surveillance along the routes.

The proposed development promotes sustainable
commuting patterns with walking and public transport
being viable and attractive modes of transport for
future residents. Given the sites location proximate to
excellent public transport services and being within
walking distance of a district centre, the proposed
development will have employment and service
offering, and it is likely that future residents of the
development will choose to walk and cycle to work,
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which in turn will help realise Strategic Objective 4 of
the City Plan.

The enclosed Landscape Design Report prepared by
Doyle and O'Troithigh Landscape Architecture
explores the landscape design within the
development and outlines its rationale.

The strategy has successfully connected the
proposed development with the wider Lee to Sea
pathway (Passage West Greenway) and Joe McHugh
Park to the south of the site. Other achievements of
the strategy are:

- The creation of an accessible, central open
space within the development;

- The development of communal amenity
areas which cater for passive and active
recreation for all abilities and age groups;
and

- The creation of ‘green streets’ and strong
landscape buffer areas between public and
private areas.

As noted above, the accompanying Landscape
Design Report and drawings and Architectural Design
Statement explore the design rationale for the
proposed development, which both confirm and
ensure that the proposed development will form a
positive contribution to its receiving environment.
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As detailed in the enclosed Landscape Design Report
and plans prepared by Doyle and O'Troithigh
Landscape Architecture, public open space areas
within the residential component of the development
are accessible to all residents.

As detailed in the enclosed engineering details
prepared by MMQOS Consulting Engineers, separate
foul and surface water drainage systems are
proposed as part of the proposed development.

A Confirmation of Feasibility and a Statement of
Design Acceptance from Irish Water are also
provided in the Engineering Report prepared by
MMOS Consulting Engineers.

As described in the enclosed engineering
documentation prepared by MMOS Consulting
Engineers the proposed drainage strategy has sought
to maximise natural drainage systems in preference
over manmade solutions such as attenuation tanks.
The proposed drainage strategy incorporated SUDs
by way of swales and other methods in accordance
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with guidance outlined in ‘Nature-based Solutions to
the Management of Rainwater and Surface Water
Runoffin Urban Areas’ and ‘Surface Water Runoff in
Urban Areas and Planning for Watercourses in the
Urban Environment’ documents prepared by the
Department of Housing, Local Government and
Heritage and Inland Fisheries Ireland.

The proposed development and layout will promote
positive placemaking and a new sustainable
neighbourhood in accordance with SO9. The
proposed development represents an infill residential
and office scheme which will create synergies with
the existing nearby neighbouring employment and
service centres and represents high quality urban
design.

In response the following documentation
accompanies this application.
= Architectural Design Statement prepared by
O'Mahony Pike Architects.
=  Townscape and Visuals (Chapter 4 of
accompanying EIAR) prepared by AECOM.
= Traffic and Transport Assessment (TTA)
included as Appendix 5.1 in the
accompanying EIAR, prepared by SWECO.
= Mobility Management Plan prepared by
SWECO.
= An NIS with AA screening prepared by
Atkins.
= An EIA Report has been prepared and
accompanies this application.

Density Target.

The proposed development of 138 units per hectare is
greater than the upper density target for Mahon
identified in Table 11.2 of the CDP for the Mahon
area. However, the proposed density is consistent
with the prevailing high-density developments
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permitted in the vicinity in recent years.

Building Density is further discussed in the enclosed
Material Contravention Statement prepared by HW
Planning.

Building Height Target

Table 11.2 of the CDP refers to an upper building

height target of 6 storeys in the
‘Fringe/Corridor/Centre - Mahon' area. The proposed

N g development will see the construction of a part-1 to

Upper

e D : part-8 storey development.

25-100 150

DENSITY HEIGHTS

120
120

The proposal will contribute directly to a positive
increase in residential density in the area, whilst
appropriately respecting the established built
environment. The proposed development has a net
density of 137.7 no units per ha. We note that the
adjacent scheme recently permitted on Jacob's Island
(ABP Ref: APB-301991-18) has a density of 137 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.

High density development is appropriate on lands
adjacent to high frequency transport structure such
as the current bus service and proposed LRT.
Building Height is further addressed in the Material
Contravention Statement prepared by HW Planning
which accompanies this SHD application.

As detailed in the attached Architectural Design
Statement prepared by O'Mahony Pike Architects and
Section 3.4 of this Statement of Consistency, the
proposed development is in accordance with the
‘Urban Design Manual: A Best Practice Guide'
regarding the provision of sustainable residential
development.

The proposed mix of uses and apartment types will
promote sustainable modes of travel, social
interactions, and high-quality living. The proposed
development is of an appropriate density, scale and
form reflecting of the sites setting in the wider
evolving urban context.
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4 Badroom / Larger

HW Planning

Targel

The proposed development of 489 no. residential
units provides for the following breakdown of
residential accommodation.

= 327 no.are 2 bed units = 66.9%

= 161 no.are 1 bed units = 32.9%

= 1 no.are studio units = 0.2%

Housing mix is addressed in the accompanying
Housing Mix Statement prepared by HW Planning.
This matter is further addressed in the Material
Contravention Statement prepared by HW Planning
which accompanies this SHD application.

The Sunlight and Daylight Access Analysis Report
prepared by Arc Architectural Consultancy (ref
Appendix 13-2 of the accompanying EIAR) addresses
Daylight, Sunlight and Overshadowing matters
referred to in Objective 11.4.

43



All dwelling houses have sufficient private amenity
areas as detailed in the Housing Quality Assessment
prepared by O'Mahony Pike Architects.

The proposed development provides for 12.3% public
open space, in accordance with Table 11.11.

Area Public Open Space
Provision

Greenfield Sites / Areas 15%
for which a local area plan
is appropriate

General Provision 10%

Tahle 11.11: Residential Public Open Space Provision.
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A breakdown of car and bicycle parking provided
within the development, in comparison with the Draft
CDP standards is included in the table below.

Car Parking Standards are further addressed in the
Material Contravention Statement prepared by HW
Planning which accompanies this SHD application.

Land Use Car Parking | Bicycle Parking Spaces
Spaces Provided (Required
Provided Spaces)
(Max.
izl Resident Visitor
Spaces)
Residential 246 (489) 816 (816) 245
(244.5)
Creche 6(8) 4(3) -
(48 place
creche)
Office 69 (27.41) 80 (27) -
(4,112 m?
(Gross))
Car Club 6 (-) - -
Spaces
Total 327 1,145

05.4 Mahon Local Area Plan, 2014 (Lapsed)

Although the Mahon Local Area Plan has expired and is largely outdated it has been
included as part of this Statement of Consistency for completeness. The vision of the
Mahon Local Area Plan was to transform the area into a cohesive, connected and well
serviced neighbourhood and employment area. Among the key objectives of relevance to
the proposed development are the following:

= Toencourage a diverse and appropriate range of uses to meet the needs of Mahon
as a place to live, work and visit;

= To promote a high standard of urban design with a clear sense of place and
architectural quality, and to improve the structure and character of Mahon's urban
form through appropriate land use zoning and guidance on typology, density, and
built form and by promoting excellence in the design of buildings and spaces;

= To ensure a range of high-quality new homes to promote choice and achieve a
social mix;

= The consolidation of development to address severance and lack of connectivity
between uses and areas;

= To maximise the contribution of sustainable travel modes in meeting travel demand,
including improved public transport services, demand management measures, and
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ensuring the provision of a comprehensive local and strategic walking and cycling
network; and

= To conserve and enhance Mahon's natural heritage and built heritage assets,
including Bessboro House and parkland and the Natura 2000 habitats at Douglas
Estuary and Lough Mahon.

Furthermore, Figure 4.8 of the LAP identifies the land use objectives for the Jacob'’s Island
precinct. The LAP identifies the subject site as a ‘Development Opportunity’, with key
frontage onto the internal spine road. A noise pollution buffer is indicated to the north of
the application site and a ‘Corner Focal Building’ is identified to the north-west within the
Masterplan lands.

SA9: |ACOB'S ISLAND PRECINCT OBJECTIVES LEGEND
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Figure 05.1 Extract from the Mahon Local Area Plan, 2014

The key policy objectives pertaining to the subject lands are outlined below:

Consistency

The proposed development will provide a high-quality
mixed-use development with strong connectivity to
existing green infrastructure, most notably the
Passage Greenway to the west.
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The proposed landscape strategy has sought to
provide valuable pedestrian and cycle connections
from the subject lands to existing infrastructure on
Jacob's Island.

The proposed development has been designed having
regard to the concepts of smarter travel. The proposed
development will provide a reduced quantum of car
parking for the residential units (0.5 car parking ratio)
and commercial development (75 no. car parking
spaces which represents a parking ratio of 0.84 car
parking spaces per 50 sq m of office space which will
encourage a modal shift towards using public
transport, walking and cycling as the primary mode of
travel from Jacob's Island.

As detailed previously in this document, the planned
bus connects improvements and development of the
LRT underpins the development of a high density
scheme on the subject lands.

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 existing and permitted
developments on Jacob's Island will act as a catalyst
for the delivery of Mahon as a key gateway location in
Cork.

The application is accompanied by an Natural Impact
Statement and Appropriate Assessment Screening
prepared by Atkins that considers the potential
impacts of the development on this European Sites.

The site is located immediately south of the N40 South
Ring Road. A noise assessment has been carried out
by AWN Consulting and is detailed within the Design
Statement prepared by O'Mahony Pike Architects.
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