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Landscape and Visual Impact Analysis

1.1

Introduction

This report compares and analyses potential landscape and visual changes and their significance
between the proposed development and the following previously permitted developments at the
development site at Jacob’s Island, Cork:
·

TP 00/24609 – Granted and valid until 2021

·
·
·
·
·
·

TP 05/29373 – Granted but now lapsed
TP 05/30294 – Granted but now lapsed
TP 05/29900 – Granted but now lapsed
TP 05/29340 – Granted but now lapsed
TP 06/30618 – Granted but now lapsed
TP 07/32288 – Partially Granted but now lapsed

For purposes of simplification, the previous developments will be referred to as ‘Valid’ and ‘Lapsed’ in
the report herein.

1.2

Methodology

This report is a Landscape and Visual Impact Analysis and not a stand-alone Landscape and Visual
Impact Assessment (LVIA). The project specific methodology is based on the principles of best
practice guidance, such as the “Guidelines for Landscape and Visual Impact Assessment, 3rd Edition,
2013, Landscape Institute (UK) & IEMA”, and limited to the Landscape and Visual Sensitivity, Magnitude
of Effects and Significance of Effects and tailored to comply with Objective 16.2 of Cork City
Development Plan 2015-2021 in terms of the visual impact assessment. A site survey was undertaken
on the 23rd February 2018.

1.2.1

Landscape Sensitivity

The sensitivity of a landscape is an expression of its ability to accommodate the proposed
development as part of its own character. The nature of a receptor’s sensitivity can be assessed by
combining judgements about its value and susceptibility to change arising from the specific proposal
(GLVIA3). It is defined with reference to the table below:

LANDSCAPE
SENSITIVITY

CLASSIFICATION CRITERIA
· Landscape characteristics or features with little or no capacity to
absorb change without fundamentally altering their present
character

High

· Landscape designated for its international or national landscape
value or with highly valued features
· Outstanding example in the area of well cared for landscape or set
of features that combine to give a particularly distinctive sense of
place
· Few detracting or incongruous elements
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LANDSCAPE
SENSITIVITY

CLASSIFICATION CRITERIA
· Landscape characteristics or features with a low capacity to absorb
change without fundamentally altering their present character

High-Medium

· Landscape designated for regional or county-wide landscape value
where the characteristics or qualities that provided the basis for
their designation are apparent or a landscape with highly valued
features locally
· Good example in the area of a well-cared for landscape or set of
features that combine to give a clearly defined sense of place
· Landscape characteristics or features with moderate capacity to
absorb change without fundamentally altering their present
character
· Landscape designated for its local landscape value or a regional
designated landscape where the characteristics and qualities that
led to the designation of the area are less apparent or are partially
eroded or an undesignated landscape which may be valued locally –
for example an important open space

Medium

· An example of a landscape or a set of features which is relatively
coherent, with a good but note exceptional sense of place occasional buildings and spaces may lack quality and cohesion
· Landscape characteristics or features which are reasonably tolerant
of change without determent to their present character
Medium-Low

· No designation present or of little local value
· An example of an un-stimulating landscape or set of features; with
some areas lacking a sense of place and identity
· Landscape characteristics or features which are tolerant of change
without determent to their present character

Low

· An area with a weak sense of place and/or poorly defined character
/identity
· No designation present or of low local value or in poor condition
· An example of monotonous unattractive visually conflicting or
degraded landscape or set of features

Table 1.1: Landscape Sensitivity Criteria

1.2.2

Landscape Effects

The magnitude of landscape change is an expression of the size or scale of change in the landscape,
the geographical extent of the area influenced and the duration and reversibility of the resultant effect.
The variables involved are described below:
· The extent of existing landscape elements that will be lost, the proportion of the total extent that
this represents and the contribution of that element to the character of the landscape;
· The extent to which aesthetic or perceptual aspects of the landscape are altered either by
removal of existing components of the landscape or by addition of new ones;
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· Whether the effect changes the key characteristics of the landscape, which are integral to its
distinctive character;
· The geographic area over which the landscape effects will be felt (within the development
application boundary itself; the immediate setting of the site; at the scale of one landscape
character area; on a larger scale influencing several landscape character areas); and
· The duration of the effects (short term, medium term or long term) and the reversibility of the
effect (whether it is permanent, temporary or partially reversible).
Changes to landscape characteristics can be both direct and indirect. Direct change occurs where the
proposed development will result in a physical change to the landscape within or adjacent to the
proposed development site. Indirect changes are a consequence of the direct changes resulting from
the proposed development. They can often occur away from the proposed development site and may
be a result of a sequence of interrelationships or a complex pathway. They may be separated by
distance or in time from the source of the effects.
The magnitude of change affecting the baseline landscape resource is based on an interpretation of a
combination of the criteria set out in the table below:
MAGNITUDE

CLASSIFICATION CRITERIA

Very High

Highly noticeable change, affecting most key characteristics and dominating the
experience of the landscape or the addition of new features or components that will
substantially alter the character or setting of the area.

High

Noticeable change affecting many key characteristics and the experience of the
landscape or the addition of new features or components will be prominent and alter
the existing character of the setting of the area.

Moderate

Noticeable change or alteration of some key characteristics or the addition of new
features or components that will be clearly recognisable but largely in keeping with
the existing character or the setting of the area

Low

Limited loss or alteration of common components or characteristics or the addition
of new features or components that largely reflect the existing character or setting of
the area

Negligible

Virtually imperceptible change in any component or to the setting of the character
area

Neutral

No change discernible in any component or characteristic

Table 1.2: Magnitude of Landscape Change Criteria

1.2.3

Visual Sensitivity

Sensitivity to change considers the nature of the receptor; for example a person occupying a
residential dwelling is generally more sensitive to change than someone working in a factory unit. The
importance of the view experienced by the receptor also contributes to an understanding of the
susceptibility of the visual receptor to change as well as the value attached to the view.
A judgement is also made on the value attached to the views experienced. This takes account of:
· Recognition of the value attached to particular views, for example in relation to heritage assets,
or through planning designations;
· Indicators of the value attached to views by visitors, for example through appearance in
guidebooks or on tourist maps, provision of facilities for their enjoyment (sign boards,
interpretive material) and references to them in literature or art; and
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· Possible local value; it is important to note that the absence of view recognition does not
preclude local value, as a view may be important as a resource in the local or immediate
environment due to its relative rarity or local importance.
The visual sensitivity to change is based on interpretation of a combination of all or some of the criteria
outlined in the table overleaf.

VISUAL
SENSITIVITY

CLASSIFICATION CRITERIA
· Locations where receptors experience a highly valued, impressive or well
composed view, with no detracting features and where changes would be
highly noticeable

High

· Users of outdoor recreational facilities, on recognised national cycling or
walking routes or in nationally designated landscapes
· Residential buildings
· Users of outdoor recreational facilities, in highly valued landscapes or locally
designated

Medium-High

· landscapes or on local recreational routes that are well publicised in guide
books
· Road and rail users in nationally designated landscapes or on recognised
scenic routes, likely to be travelling to enjoy the view
· Locations where receptors experience a valued view which generally
represents a pleasing composition but may include some detracting
elements and is tolerant of a degree of change

Medium

· Users of outdoor recreational facilities including public open space in
moderately valued Landscapes
· Users of primary transport road network, orientated towards the proposed
development, likely to be travelling for other purposes than just the view
· People engaged in active outdoor sports or recreation and less likely to focus
on the view

Medium-Low

Low

· Primary transport road network and rail users likely to be travelling to work
with oblique views of the project or users of minor road network
· Locations where the view is incidental but not important to the receptors and
the nature of the view is of limited value or poorly composed with numerous
detracting features and is tolerant of a large degree of change
· People engaged in work activities indoors, with limited opportunity for views
of the proposed development

Table 1.3: Sensitivity to Visual Change Criteria
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1.2.4

Visual Effects

Visual effects are direct effects as the magnitude of change within an existing view will be determined
by the extent of visibility of the proposed development. The magnitude of the visual effect resulting
from the development at any particular viewpoint or receptor is based on the size or scale of change in
the view, the geographical extent of the area influenced and its duration and reversibility. The variables
involved are described below:
· The scale of the change in the view with respect to the loss or addition of features in the view
and changes in its composition, including the proportion of the view occupied by the
Development;
· The degree of contrast or integration of any new features or changes in the landscape form,
scale, mass, line, height, skylining, back-grounding, visual clues, focal points, colour and texture;
· The nature of the view of the development, in relation to the amount of time over which it will be
experienced and whether views will be full, partial or glimpses;
· The angle of view in relation to the main activity of the receptor, distance of the viewpoint from
the development and the extent of the area over which the changes will be visible; and
· The duration of the effects (short term, medium term or long term) and the reversibility of the
effect (whether it is permanent, temporary or partially reversible).
The magnitude of visual effects resulting from the proposed development at any particular viewpoint
or receptor is based on the interpretation of the above range of factors and is set out in the table
below:

MAGNITUDE

CLASSIFICATION CRITERIA

None

No change in the existing view

Negligible

The development will cause a barely discernible change in the existing view

Low

The proposed development would result in a small, but perceptible change in the
existing view

Moderate

The proposed development would result in a noticeable change in the existing
view, occupying an important part of the view and distracting from the existing
focus

High

The proposed development would result in considerable change in the existing
view, occupying a very large part of the view and becoming a prominent feature

Very High

The development will cause significant changes in the existing view over a wide
area or a change which will dominate over a limited area

Table 1.4: Magnitude of Visual Change Criteria

1.2.5

Significance of Effects

The objective of this assessment process is to identify and evaluate the potentially significant
landscape and visual changes arising from the proposed development in comparison to the previously
Valid and Lapsed schemes on the subject site, at Jacob’s Island. The assessment will identify the
residual effects likely to arise from the proposed design change taking into account mitigation
measures and change over time.
The significance of effects will be assessed by considering the sensitivity of the receptor and the
predicted magnitude of visual change in comparison to the Valid and Lapsed schemes. In order to
AECOM
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provide a level of consistency and transparency to the assessment, and to allow comparisons to be
made between the various visual receptors subject to assessment, the assessment of significance is
informed by pre-defined criteria.
When assessing significance, individual effects may fall across several different categories of
significance and professional judgement is therefore used to determine which category of significance
best fits the overall effect to a visual receptor. The table overleaf provides a guide of significance
categories and a description of each effect.

SIGNIFICANCE
CATEGORY

DESCRIPTION OF EFFECT

Major Beneficial

The project would:
· greatly enhance the character (including quality and value) of the landscape;
· enable the restoration of characteristic features and elements lost as a
result of changes from inappropriate management or development;
· enable a sense of place to be created or greatly enhanced;
· cause a very noticeable improvement in the existing view; and
· open up a new view of local landscape dominate the future view.

Moderate Beneficial The project would:
· enhance the character (including quality and value) of the landscape;
· enable the restoration of characteristic features and elements partially lost
or diminished as a result of changes from inappropriate management or
development;
· enable a sense of place to be restored; and
· cause a noticeable improvement in the existing view.
Minor Beneficial

The project would:
· complement the character (including quality and value) of the landscape;
· maintain or enhance characteristic features and elements;
· enable some sense of place to be restored; and
· cause a barely perceptible improvement in the existing view. This will
typically occur where the viewer is at some distance from the development
and the development newly appears in the view, but not as a point of
principal focus. It will also occur where the development is closely located
to the viewpoint but is seen at an acute angle and at the extremity of the
overall view.

None

No change resulting from the development

Negligible Effect
(applies to both,
adverse and
beneficial)

The project would:
· maintain the character (including quality and value) of the landscape;
· blend in with characteristic features and elements;
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SIGNIFICANCE
CATEGORY

DESCRIPTION OF EFFECT
· enable a sense of place to be retained; and
· not result in a discernible improvement or deterioration in the existing view.

Minor Adverse

The project would:
· not quite fit the character (including quality and value) of the landscape;
· be at variance with characteristic features and elements;
· detract from a sense of place; and
· cause a barely perceptible deterioration in the existing view. This will
typically occur where the viewer is at some distance from the development
and the development newly appears in the view, but not as a point of
principal focus. It will also occur where the development is closely located
to the viewpoint but is seen at an acute angle and at the extremity of the
overall view.

Moderate Adverse

The project would:
· conflict with the character (including quality and value) of the landscape;
· have an adverse effect on characteristic features or elements;
· diminish a sense of place; and
· cause a noticeable deterioration in the existing view.

Major Adverse

The project would:
· be at complete variance with the character (including quality and value) of
the landscape;
· degrade or diminish the integrity of a range of characteristic features and
elements;
· damage a sense of place or cause a sense of place to be lost;
· cause the integrity of characteristic features and elements to be lost;
· cause a very noticeable deterioration in the existing view; and
· obstruct an existing view of local landscape and the development will
dominate the future view.

Table 1.5: Categories of Significance
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The significance of the effects is guided by the matrix shown in the table below:
SIGNIFICANCE OF EFFECTS

SENSITIVITY

(effects rated Moderate and
above
are
considered
significant)

High

MediumHigh

Medium

MediumLow

Low

Very High

Major

Major

ModerateMajor

Moderate

Moderate

High

Major

ModerateMajor

ModerateMajor

Moderate

MinorModerate

Moderate

ModerateMajor

Moderate

Moderate

MinorModerate

Minor

Low

Moderate

Moderate

MinorModerate

Minor

NegligibleMinor

Negligible

Minor

NegligibleMinor

NegligibleMinor

Negligible

Negligible

MAGNITUDE OF
CHANGE

Table 1.6: Significance of Effects Matrix1
Effects will be assessed for the Operational Stage, i.e. residual effects. Residual effects are long term
effects, which will occur as a result of the presence of the development.
Generally, construction effects will be temporary, short term effects which occur during the
construction phase only.
The quality of each effect is based on the ability of the receptor to accommodate the proposed
development, and the impact of the development within the receiving context. Once this is done, the
quality of the effect is then assessed as being beneficial or adverse. A change to the landscape and
visual resource is not considered to be adverse simply because it constitutes an alteration to the
existing situation.
The significance of the effects can be Beneficial (Positive), Adverse (Negative) or Neutral according to
the definitions set out in the table below:
QUALITY OF EFFECTS

DESCRIPTION

Neutral

This will neither enhance nor detract from the existing view

Beneficial (Positive)

This will improve or enhance the existing view

Adverse (Negative)

This will reduce the quality of the existing view

Table 1.7: Definition of Quality of Effects

1

Note that the matrix is a guide - the determination of significance of effects also requires an element of professional
judgement
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1.2.6

Cumulative Effects

The approach used to determine cumulative effects has drawn on guidance on cumulative impact
assessment published by the GLVIA3. Cumulative landscape and visual effects may result from
additional changes to the baseline landscape or views as a result of the proposed development in
conjunction with other developments of a similar type and scale.
The cumulative assessment includes developments that are consented but not constructed, that are
the subject of undetermined applications, or are currently at scoping which are similar in type and
scale to the proposed development.
The list of cumulative developments has been compiled from known planning applications available on
Planning Search of Cork City Council’s website.
Magnitude of Cumulative Effects
The principle of magnitude of cumulative effects makes it possible for the proposed scheme to have a
major impact on a particular receptor, while having only a minor cumulative impact in conjunction with
other existing developments.
The magnitude of cumulative effects arising from the proposed scheme is assessed as very high, high,
moderate, low or negligible, with intermediate categories, based on interpretation of the following
parameters:
· The additional extent, direction and distribution of existing and other developments in
combination with the proposed development;
· The distance between the viewpoint, the proposed development and the cumulative
developments; and
· The townscape setting, context and degree of visual coalescence of existing and proposed
development and cumulative developments.
Significance of Cumulative Effects
As for the assessment of landscape and visual effects, the significance of any cumulative effects
follows a similar classification and will be assessed as major, moderate, minor or negligible, with
intermediate categories. This considers both receptor sensitivity and the predicted magnitude of
change.
Limitations of Cumulative Assessment
The cumulative assessment focuses on potential cumulative effects relating to the main permanent
structure of each cumulative development. This is due to the uncertainty of the timing of construction
activities for each of the identified developments. As a result, temporary structures and activity relating
to construction have not been considered within the cumulative assessment.

1.2.7

Photomontages

Photomontages are photorealistic visualisations produced by visualisers using specialist software.
They illustrate the likely future appearance of proposed development from a specific viewing point.
They are useful tools for examining the impact of the development from a limited number of critical
viewpoint positions along the public road network or other locations accessible to the general public
within the study area.
As the photomontages are representative of viewing conditions encountered, some of them may show
vegetation, topography or existing building structures screening some parts of the development. Such
conditions are normal and representative.
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The selection of photomontage locations within the study area has been the result of a review of
viewpoint locations and photomontages included in previously permitted planning applications for the
same site. The range of selected viewpoint locations has been reviewed and approved by Cork City
Council in February 2018. Photomontages 1 -10 illustrate the proposed development from key
representative views at close, middle and long distance.
The booklet of photomontages prepared by Pedersen Focus, contains the following information for
each viewpoint:
· Viewpoint location mapping;
· Images of the existing view;
· Wireline-Images illustrating the massing of the of previously granted Valid development;
· Wireline-Images illustrating the massing of the of previously granted Lapsed development;
· Photomontages showing the proposed scheme
The photomontages do not illustrate detailed landscape mitigation proposals, which form part of the
landscape masterplanning proposals.
Photomontage images have been produced with reference to best practice and the following industry
guidelines:
· Photography and Photomontage in Landscape and Visual Impact Assessment, Landscape
Institute Advice Note 01/2011.
· Visual Representation of Wind Farms, Version 2.2, Scottish Natural Heritage, February 2017
Photography for photomontages has been taken using a Canon 5D Mark II camera with a 28mm and
50mm fixed lens, mounted on a tripod at a height of approximately 1.6m above ground level.
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1.3

Proposed Development

1.3.1

Description of the proposed development at Jacob’s Island

The proposed mixed use scheme will consist of 413 no. apartments contained in 6 blocks ranging in
height from 6 to 25 storeys, a neighbourhood centre and all ancillary site works at Jacobs Island, Cork.
The proposed development will also consist of 25 no. studio apartments, 69 no. 1- bedroom
apartments, 299 no. 2-bedroom apartments and 20 no. 3-bedroom apartments. The proposed
neighbourhood centre will comprise 3 no. retail units and a crèche. The proposed development will
also make provision for landscaped communal open spaces, 1 no. new public access point and 3 no.
access points for residents to the adjacent Lough Mahon walkway / cycleway, car parking & covered
bicycle parking spaces. The proposed development will also provide for upgrades to a section of the
Mahon Link Road (R852) to the North of the N40 Interchange, to incorporate a shared bus and cycle
lane. Access to the proposed development will be from the existing Jacobs Island Spine Road.

Image 1

Plan diagram illustrating the proposed development ‘Block’ locations
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1.4

Baseline conditions

The subject site is located at Jacob’s Island, which is located in Mahon, a Cork City suburb. Jacob’s
Island is one of nine sub-zones within Mahon and located in southeast along the shores of Lough
Mahon. Jacob’s Island is bounded to the north, north-west by the South Ring Road (N40) and is a
relatively flat and low-lying area. The subject site encloses the existing ‘The Sanctuary’ residential
buildings to the north and south. The southern site boundary is adjacent to the ‘Long Shore‘
residences.

1.4.1

Existing Urban Context

On a strategic landscape scale, the Landscape Character Assessment (LCA) of Cork County identifies
16 Landscape Character Types (LCT). The development site and the study area are identified as LCT 1;
City Harbour and Estuary character type. This LCT is considered to be of Very High Landscape Value,
Very High Landscape Sensitivity and to be of National Landscape Importance.
On a city scale, the Cork City Development Plan identifies and describes the Landscape Character
Areas and Key Landscape Assets of Cork City, as identified in the Cork City Landscape Study 2008.
The subject site and immediate environs is broadly categorised as ‘Urban Sylvan Character’. The
visually most important tree groups are located to the south of Jacob’s Island, around the former
Lakelands House boathouse. The existing Long Shore Drive residences are designated ‘Sub-urban
Residential’. The nearby lands located on the opposite side of the South Ring Road (N40) comprise a
mixture of ‘Urban Sylvan Character’, ‘Sub-urban Residential’ and ‘Urban Industrial / Commercial /
Institutional’.

1.4.2

Landscape/Cityscape Designations

1.4.2.1

Cork City Development Plan 2015-2021 (CCDP)

The site is located on the edge of Cork City Council’s jurisdiction. The current Cork City Development
Plan 2015-2021 (CCDP) identifies the relevant designations and objectives, which have been
illustrated in the following figure and maps included in Appendix A:
·

Figure 1 - Landscape Designations Cork City (60568041-JCI-LA-Fig-1)

·

Figure 2 - Landscape Designations Cork County (60568041-JCI-LA-Fig-2)

·

Map 16 Views and Prospects South East as included in Cork City Development Plan 20152021

The following designations have been included:
· Architectural Conservation Areas
· Areas of High Landscape Value
· Landscape Preservation Zones
· Strategic Pedestrian Links
· Proposed New Amenity Routes
Views and Prospects:
· River Prospects
· Old City Approach Roads
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· Primary Approach Roads
· Landscape and Townscape Views
· Linear Views
· Landmark Buildings
Areas of High Landscape Value (AHLV)
Cork City Development Plan 2015-2021 identifies areas of High Landscape Value which are mapped
in Figure 1. The nearest Area of High Landscape Value runs along a part of the site’s eastern boundary,
along Mahon Lough shore-line.
Views and Prospects
There are a number of views and prospects located within the study area. However, none of the
protected linear views, river prospects and landscape / townscape views as indicated in Cork City
Development Plan 2015-2021 (refer to Map 16 - Views and Prospects: South-East as included in
Appendix A) will be impacted by the proposed development due to its location outside and away from
designated viewing corridors.
Landscape Preservation Zones
There is a number of landscape preservation zones located within the study area. Objective 10.5 of the
Cork City Development Plan 2015-2021 states that the character and visual amenity within these
zones is to be preserved and enhanced through the control of development. Development can only be
considered if the value and sensitivity if a particular landscape can be protected. The majority of these
designated sites are (partially) surrounded by existing urban built environments. The nearest
Landscape Preservation Zones to the proposed development are SE5 and SE 6, located to the south
of Jacob’s Island, as shown in Figure 1.
1.4.2.2

Cork County Development Plan 2014

The eastern part of the 3km study area is located with the jurisdiction of Cork County Development
Plan and the following relevant key designations have been illustrated in Figure 2:
·
·
·

High Value Landscape
Scenic Routes
Prominent and Strategic Metropolitan Greenbelt Areas

High Value Landscape
Cork County Development Plan 2014 identifies a High Value Landscape Area which runs across a
portion of the site and much of the study area, as illustrated in Figure 2 – Landscape Designation Cork
County. Landscape character types which have a very high or high landscape value and high or very
high landscape sensitivity and are of county or national importance are designated as High Value
Landscapes (HVL).
Scenic Routes
Cork County Development Plan 2014 identifies a selection of scenic routes and there are a portion of
two scenic routes within the 3km study area, as shown in Figure 2. Scenic Route S55 is located closest
the proposed development site. The route runs along a portion of Monastery Road (L2474), from its
junction with Rochestown Road, until it forks near Rochestown. Scenic Route S41 is located to the
north of the proposed development, the nearest part of the route is the stretch from the junction of N8
and R369 Road. The route runs from Dunkettle to Glanmire and eastwards to Caherlag and
Glounthane.
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Prominent and Strategic Metropolitan Greenbelt Areas
A segment of the Prominent and Strategic Metropolitan Greenbelt Areas runs through the northern
and southern parts of the study area. The nearest part of the Greenbelt to the site is located to the
south of Rochestown Road (R610), as shown on Figure 2.
1.4.2.3

National and International Designations, Natura 2000 sites

The site does not lie within any internationally or regionally designated landscape or townscape.
Within the study area, Douglas River Estuary (part of Mahon Lough) is designated as a Proposed
Natural Heritage Area (pNHA) and is located to the east of the development site. A Special Protection
area; ‘Cork Harbour SPA’ is also located in the study area, the nearest parts are along the Mahon Lough
shore-side, to the east of the development site. The Great Island Channel SAC (site code 001058) is
located approximately 3.5km from the site.
While these areas are designated for ecological reasons, they are generally examples of intact
landscapes and are therefore considered as potential sensitive receptors.
1.4.2.4

Walking and Cycling Routes

Cork City Development Plan indicates a number of existing amenity routes and proposed amenity
routes which are shown in Figure 1. There are several amenity routes near the site including; 1. Along
the riverbank from Blackrock Village to Blackrock Castle; 2. Mahon Industrial Estate to Old Passage
Railway Line; 3. Mahon Industrial Site through Bessboro to Sough Link Walkway and 4. Sean Cronin
Park to Skehard Road, to Ringmahon Point, along Lakeland Strand to Old Passage Railway Line. These
provide for active and passive recreational activities including cycling. A portion of the Little Island Slí
na Sláinte is also located within study area. The cycle routes; including the Extended Lough Mahon
Cycle Loop Route, the Cork Harbour Cycle Route and the Cork City Circular Route are (partially) located
within the study area.
1.4.2.5

Local and Urban Design Objectives

Local policy in relation to urban design objectives for the site is particularly relevant for the assessment
of the potential townscape effects, due to the intentions for a tall building and developments on this
part of Jacob’s Island.
Cork City Development Plan 2015-2021 - Urban Design
The CCDP Policy 16.11 ‘Tall Building in South Mahon’ states that ‘A tall building to mark the gateway
into the city from the Harbour, the Jack Lynch tunnel exit and the Dublin Road (N8) should be provided
in the location identified in Volume 2/Map 8.This apex tall building must be located to be visible and the
focus for the following strategically significant views:
·

From Lough Mahon/Cork Harbour as a signpost when viewed from the river;

·

From the N8 Dublin Road/Glanmire Road;

·

When emerging from the Jack Lynch tunnel on the N25.

The tall building should be located at the apex of the Jacob’s Island lands at its eastern side.’
Local Area Action Plan
The ‘Mahon Local Area Plan’ (2014) was prepared as a non-statutory guide for the area’s development
and change over the subsequent six years. The development site is located in the southeast corner of
the plan’s margins. The LAP objectives for the development site include a ‘Proposed Tall Building’ and
the area is illustrated as ‘Development Opportunity.
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In relation to views and visual amenity, the LAP states that “There are a limited number of views of
strategic amenity significance protected by the development plan that affect the Mahon Plan Area.
These are:
·

View of Bessboro House from south (View AR4);

·

View across the area from Bloomfield Interchange / N27 to Tivoli Ridge / Docks (view LT14)”

The LAP also states that “In addition to these protected views there are a number of other visual
factors that provided a context to the development of the area:
Whilst Mahon has a very shallow gradient, and in general lies on a south-facing slope, it is highly visible
from the Rochestown / Douglas Ridge; The area is visible from the Harbour approach to the city and
the water bodies surrounding the peninsula. It is Council policy to resist development that threatens to
obstruct or compromise the quality or setting of views and prospects of special amenity value.
Building heights should respond to the visual context of Mahon in the form of specifically protected
views and general views of the area.”

1.4.3

Existing Views

The following descriptions outline the nature of the existing views from the selected viewpoints
throughout the study area. Photography illustrating existing views is included in the booklet of
photomontages.
Viewpoint locations and their proximity to landscape designations and objectives, as described in Cork
City Development Plan 2015-2021, are indicated on Figure 1, Figure 2 and in the booklet of
photomontages. The location of designated Views and Prospects is illustrated in Maps 16 Views and
Prospects: South East, as included in Cork City Development Plan 2015-2021, which is also included
in Appendix A.
View 1
This viewpoint is representative of views looking south, from a short section the South Ring Road
(N40), as the road bends and view opens up. Three of existing residential buildings, ‘The Sanctuary’,
located near the subject site are partially visible in the middle distance and break the skyline.
Rochestown Ridge is visible in the background, while the nearest parts of Mahon Lough are barely
perceptible to the left in this view. The dominant element in this view is the N40. This is not a
designated view, but it is located near an Area of High Landscape Value, as identified within the Cork
City Development Plan 2015-2021, which extends along the Mahon Lough shore-line, which is a High
Value Landscape Area, as designated by Cork County Development Plan 2014. It runs along the
eastern side of the N40 before the road turns inland at Jacob’s Island. The road users are considered
to have medium sensitivity as visual receptors.
View 2
This view looks south along the Mahon Lough shore-side path, which is a designated amenity route
and is located in an ‘Area of High Landscape Value’ and a ‘High Value Landscape Area’. The Cork City
Circular Cycle Route also travels through this path. The side façades of existing residential buildings in
‘The Sanctuary’, (adjacent to the subject site) are partially visible in the middle distance and slightly
break the skyline. The wooded Rochestown Ridge is visible in the background, to the left of the view, as
is the nearest parts of Mahon Lough. The adjacent N40 and associated boundary treatments, signage
and vehicle movements are visible to the right hand side in this view. The visual sensitivity is
considered medium-high due to the recreational nature of the route and the local landscape
designation.
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View 3
This view looks south towards the development site from a footpath on Ringmahon Road located
within a sub-urban residential estate. The upper portions of ‘The Sanctuary’ residential properties
(adjacent to the proposed site) are visible behind the Ringmahon Road residences and Mahon Point
Shopping Centre complex. The view is relatively enclosed, but there is a glimpsed view towards
Rochestown in the background. The visual sensitivity is considered medium-low for path users and
high for nearby residential properties.
View 4
This view looks north-east from the R852. The viewpoint is located at a bridge crossing the N40
(Mahon Interchange). ‘The Sanctuary’ buildings are the key noticeable element in the background of
this view, while the N40, vehicles and roadside vegetation are prominent features in the fore and middle
ground. There is a small glimpse towards Little Island in the distant background. This view is primarily
experienced as a transient view by vehicle users. The visual sensitivity of this view is considered low for
road and path users.
View 5
This view looks north-east from the ‘Black Bridge’, a former Passage Railway line bridge and a heritage
structure. The viewpoint is designated as part of an amenity route, as a ‘High Value Landscape’, as an
‘Area of High Landscape Value’ and as a Landscape Preservation Zone. The view looks over a narrow
part of Mahon Lough to an area of open space and mature tree vegetation, which is designated as
‘Area of High Landscape Value’. The path which runs across the centre of the view is also a designated
amenity route. The upper portions of residential properties, located on the southern part of the Long
Shore Drive are visible behind intervening vegetation. The visual sensitivity of this viewpoint is
considered medium-high as it captures areas designated as ‘High Value Landscape’ (County Cork),
‘Landscape Preservation Zone’ as well as ‘Areas of High Landscape Value’ (Cork City).
View 6
This viewpoint is located on the Lough Mahon cycle path near the junction of Rochestown Road and
Monastery Road. The view looks north of Jacob’s Island across Lough Mahon. The viewpoint and its
environs are located within an area of ‘High Value Landscape’, as identified within the Cork County
Development Plan 2014. The viewpoint is also located near the edge of a Prominent and Strategic
Metropolitan Greenbelt Area, located to the south of Rochestown Road. ‘The Sanctuary’ residential
development on Jacob’s Island in the middle distance forms a prominent feature in this view. Some of
the nearby residential buildings located around ‘Long Shore Drive’ and the upper parts of Mahon Point
Shopping Centre are also visible behind intervening vegetation. A portion of Little Island is visible in the
background. The visual sensitivity is considered medium-high due to the recreational nature of the
route and the local landscape designation.
View 7
This view looks north-west from the northern tip of Hop Island. Hop Island itself and the shore environs
of Jacob’s Island visible across the water are designated as a ‘High Value Landscape’, as identified
within the Cork County Development Plan 2014. ‘The Sanctuary’ residential properties are visible in the
centre of the view as well as sections of the Mahon Point Shopping Centre complex, particularly the
Omniplex Cinema building. A number of the Long Shore Drive residential properties on Jacob’s Island
are visible in the left of this view. Distant views of ridges located to the north of Cork City are available
in the background. This viewpoint is considered to have a medium-high visual sensitivity due to its
designation and also that it looks towards a part of the Lough Mahon shoreline which is designated as
an ‘Area of High Landscape Value’.
View 8
This viewpoint is located at Jacob’s Island and looks north from a designated amenity walking and
cycling path running along the shores of Lough Mahon. The view captures the existing residential
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developments of ‘The Sanctuary’ and along Long Shore Drive. Lough Mahon is located to the right of
this view. The path and its environs are designated as an ‘Area of High Landscape Value’ and a ‘High
Value Landscape Area’. The Cork City Circular Cycle Route also travels along this path. The existing
residential properties are prominent elements in the view. The visual sensitivity of this view is
considered medium-high due to the landscape designations.
View 9
This view looks north-east from the Jacob’s Island spine road roundabout towards ‘The Sanctuary’
residential development and the proposed site. The roundabout environs are prominent in this view.
Intervening earthen berms and existing vegetation screen the lower parts of the ‘The Sanctuary’, most
of the Mahon Point Shopping Centre and also filters views to the residential development along Long
Shore Drive. The visual sensitivity is considered low/medium for road users and high for residential
receptors.
View 10
This view looks south from the Jacob’s Island spine road towards the development site. The existing
road, roadside vegetation, some residential properties along Long Shore Drive and property boundary
walls define the foreground in this view. Some of ‘The Sanctuary’ residential properties are visible in the
centre of the view and filtered views are available of Mahon Point Shopping Centre in the background.
The visual sensitivity is considered medium-low for residential and vehicular receptors.

1.5

Potential Landscape and Visual Effects

The following potential change in direct visual effects, direct and indirect landscape effects, and as well
the duration and nature of effects arising from the proposed development when compared to the Valid
and Lapsed development proposals have been identified. Photomontages 1-10 illustrate the
proposed development from representative viewpoint locations within the 3km study area. The
photomontage booklet produced by Pedersen Focus is included as a separate document in the
planning submission package. A description of each photomontage is included in Section 1.5.3 herein.

1.5.1

Effects at Operation

Changes to the physical landscape of the site are likely to be extensive. However, in the light of existing
planning permissions and existing residential developments on Jacob’s Island, the core development
(bar the tall building of Block 3-Northern Section) is generally similar or slightly higher in massing to the
previously granted developments. The potential effects during operation of the development are
outlined below:
Operational effects will result in:
· Potential effects of the development on landscape resources and landscape character and upon
designated landscapes where the primary focus of designations or sensitive landscapes is
altered;
· Potential effects of the development on views and visual amenity such as the potential for the
development to alter the composition of the view from a viewpoint; and
· Potential cumulative effects of the development in combination with other planned and proposed
developments of similar type and scale upon the landscape and visual resource of the study area.
Some of the key landscape and visual operational effects may relate to:
· The significant opportunity to improve views from within the local and wider landscape character
areas;
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· The potential to improve the relationships between Jacob’s Island and the surrounding
landscape;
· Consideration of how a new tall landmark building has the potential to effect surrounding
landscape areas and their perceptual qualities;
· How terminating views within surrounding landscapes may change further as a result of the scale
and nature of the development when compared to previous permitted developments;
· Longer/ glimpsed views in which the composition of the view is altered further;
· The extent to which the proposed development may intrude into existing views in addition to the
permitted development or improve views experienced by residents and by day to day users of
the area; and
· The extent to which users of the area such as tourists and visitors may be subject to additional
landscape and visual effects (beneficial or adverse).

1.5.2

Residual Visual Effects

The proposed development is located in a mainly flat landscape near the shore of Lough Mahon.
Potential open views across the Lough are therefore confined to the eastern side of the development.
However, with the exception of relatively close viewpoints such as the ‘Black Bridge’, Hop Island and
the southern shores at Rochestown, potential close or middle distance views across Lough Mahon are
relatively limited. Potential views from Rochestown Road (R610) moving eastwards are largely screened
by vegetation and any available views are glimpsed. Residential properties and shore-side walkers
south of Jacob’s Island will experience views across the Lough.
Potential long distance views can be experienced in panoramic views from Little Island located to the
northeast of Lough Mahon. However, views from Little Island are considered less sensitive due to the
industrial/commercial natural of receptors as well as to the effects of distance, which render the site
less visible.
The nearest part of the Little Island Slí na Sláinte walking route is located over 2km from the site. Views
from around the junction of the N8 and the N25 are focused on the immediate context, rather than
oblique views towards the proposed development. The elevated views from the M8 roundabout are
focused on the Jack Lynch Tunnel entrance environs, rather than the development located in the
distance.
The highest visual effects tend to occur in views where there are no intervening building structures
between the viewer and the proposed development, such as in short to middle distance views across
Lough Mahon and in views from Jacob’s Island. Ten photomontages from representative viewpoint
locations have been prepared illustrating the nature of visibility of the proposal at various distances
and contexts. Considering the nature of the proposed development, the magnitude of visual change is
considered permanent.
The majority of significant views will be experienced within the core study area of 1 km where open or
partial views of the development are possible, particularly in views from close proximity around the site,
from the N40 as well as from the shores of Lough Mahon in the south and Hop Island.
Principal open and partial close distance views of the development have been illustrated in
Photomontages 1, 2, 3, 4, 8, 9 and 10. Medium distance views are open when seen from the shores of
Hop Island or from the southern shores of Lough Mahon (refer to Photomontages 6 and 7). However,
the majority of publicly accessible views are often partially screened by intervening buildings and
vegetation. Visibility of the development will become quickly partially or fully obstructed by intervening
building structures and vegetation when moving further away from the site. Elevated viewpoints on the
local road network and residential streets located to the south of the site, around Thornbury View,
Thornbury Heights and Belmont are generally internally focused, but some properties may experience
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elevated distant views of sections of the proposed development. Also, local road L2474 is generally
lined with tall and overhanging vegetation so views are limited to internal roadside views only.
Some of the Harty Quay residences located south of Jacob’s Island and along the southern shore of
Lough Mahon face the proposed development at Jacob’s Island. Residential receptors will recognise a
moderate change in their views to the north and northeast resulting from the proposed development
due to the increase in massing and height. The change is considered discernible but not significant
considering existing developments and previously permitted developments.
Views from the opposite side of the South Ring Road are limited by intervening vegetation and
buildings, especially the Mahon Point Shopping Centre.
Long distance views outside the 3km study area from the eastern shores of Lough Mahon may be
possible but the proposed development will form only a small part in an otherwise wide panoramic
view. Viewpoint locations are generally restricted to elevated locations, which are often not publicly
accessible.
The majority of sensitive visual receptors will be neighbouring residents, local pedestrians, cyclists and
vehicle travellers on the South Ring Road. The proposed development, in comparison to previously
granted schemes will result in the addition of a local landmark building and an overall densified
development reinforcing the emerging sub-urban / urban character of Jacob’s Island. The proposed
development will add buildings to currently un-programmed lands, which aligns to the principals of the
LAP objectives.
CCDP Policy 16.11
The site environs host a number of neighbouring residential units such as ‘The Sanctuary’ and ‘Long
Shore Drive’. The previously permitted developments on the application site would have substantially
altered the existing character of views if constructed. The additional change in the visual amenity due
to the proposed development is considered moderate and significant in the majority of close to middle
distance views due to the introduction of an overall higher and denser development as well as the
inclusion of a taller building at the north end, which will likely become a local landmark and a gateway
building as mentioned in CCDP 2015-2021, Policy 16.11. However, while the visual change will be
readily noticeable, it will not adversely impact on the surrounding areas considering the permitted
development (Valid and Lapsed). The proposed development is also aligned to the LAP urban design
objectives for the site.

1.5.3

Viewpoint / Photomontage Descriptions

The following comprises descriptions of the visual change for each viewpoint following a comparison
of visual effects between the previously granted Valid and Lapsed developments and the proposed
development. In general, the proposed development comprises a densified massing and a taller
landmark building in contrast to the previously permitted schemes.
View 1 (The distance to the nearest proposed building is 339m)
The most significant change in this view, when compared to the previously granted Valid and Lapsed
schemes, is the introduction of a tall building, Block 3 – Northern Section. The proposal will create a
prominent landmark when travelling along the N40 in either direction. A tall building in this location is
supported by the CCDP and Mahon Local Area Plan 2014 (Jacob’s Island Precinct). The building will
provide a focus and anchor in this view. The proposed buildings of Block 3 – Southern Section and
Block 4 are located to the north of existing ‘Sanctuary’ residential block and are partially screened. The
upper portion of some of the southern sections of the proposed development will become visible
behind ‘The Sanctuary’ development, slightly intensifying the cluster of existing built developments.
The proposed development will advance further into the sky than the tallest building of the previously
permitted schemes, but it does not perceptibly impact on the extent of landscape backdrop visible as
the footprint of the development does not change materially in this view. The increase in height of the
proposed development will also increase the prominence of the built environment considerably in this
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part of the study area at this or similar distances. The magnitude of additional visual change and the
resulting visual effects are considered Moderate-High. The significance of effects is considered
Moderate and Beneficial.
View 2 (The distance to the nearest proposed building is 434m)
Similar to View 1, the most significant change in this view, when compared to the previously granted
Valid and Lapsed schemes, is the introduction of a tall building, Block 3 – Northern Section. The
proposal will create a prominent landmark when travelling along the N40 in either direction. The
building will provide a focus and anchor in this view.
The proposed development will advance further into the sky than the tallest building of the previously
permitted schemes, but it does not perceptibly impact on the extent of landscape backdrop visible as
the footprint of the development does not change materially in this view. The increase in height of the
proposed development will also increase the prominence of the built environment considerably in this
part of the study area at this or similar distances. The magnitude of additional visual change and the
resulting visual effects are considered Moderate-High. The significance of effects is considered
Moderate and Beneficial.
View 3 (The distance to the nearest proposed building is 274m)
The proposed development will generally be higher than the previously granted Valid and Lapsed
schemes. The upper sections of Building Block 3 – Southern Section and Block 4 will become visible
above the roof lines of the residential houses in the middle ground similar to the visible upper sections
of the existing ‘Sanctuary’ apartment blocks. The proposed tallest building (Block 3 – Northern
Section) will become a prominent new landmark building. The proposed development will screen the
majority of the ridgelines in the background. The development will be seen from within a generally lowrise sub-urban context including the Mahon Shopping Centre. The proposal will intensify the visibility
of apartment block buildings in the middle distance. The tallest building will become a new point of
focus in this or similar views from the area. The magnitude of additional visual change and the resulting
visual effects are considered Moderate-High. The significance of effects is considered Moderate and
Beneficial.
View 4 (The distance to the nearest proposed building is 249m)
The proposed development will generally be higher than the previously granted Valid and Lapsed
schemes. It will, particular with the tallest building (Block 3 – Northern Section) become a prominent
feature and new point of focus along the Southern Ring Road (N40). The proposed development will
further screen existing distant views towards Little Island when compared to the permitted schemes.
Proposed building blocks 7-10 will have a similar massing to the existing ‘Sanctuary’ buildings located
to the centre of the view. In fact, the proposal will provide a better context to the otherwise more
isolated existing building blocks of the ‘Sanctuary’ buildings. As this view looks across the eastern
‘length’ of the development, the extent of the built development will become notably more intensely
urban when compared to the previous Valid and Lapsed schemes. However, as stated previously, the
CCDP and LAP urban design objectives for the site support the addition of a tall landmark building.
Considering the previous schemes, the transient nature of views experienced from this viewpoint and
its location on a road interchange, the magnitude of additional visual change and the resulting visual
effects are considered Moderate. The significance of effects is considered Moderate-Minor Beneficial.
View 5 (The distance to the nearest proposed building is 505m)
The majority of the proposed development will be screened by the existing residential development
and the green belt in the middle distance. The upper half of the proposed tallest building (Block 3 –
Northern Section) will become visible in the background. It will become a new point of focus in this
view. The magnitude of additional visual change and the resulting visual effects are considered
Moderate. The significance of effects is considered Moderate and Beneficial.
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View 6 (The distance to the nearest proposed building is 685m)
The overall proposed development will appear higher and more extensive in massing/footprint to that
of the previous Valid and Lapsed schemes. The development will increase the length of built
development along Jacob’s Island in this view. There is a perceivable difference in the height of the
proposed tallest building (Block 3 – Northern Section), but as stated before, this aligns to the CCDP
and Local Area Plan objectives for a tall building in this location. The tall building will provide a focus
and anchor in this view. The viewer will experience an oblique view across the proposed development.
The proposed buildings break further the skyline and screen additional sections of distant views of the
ridges in the background than previously permitted schemes. The proposed development is visible
behind the existing Long Shore Drive residences and shore vegetation. It will screen further Mahon
Point Shopping Centre. The majority of the massing (Blocks 7-10) is similar to that of the existing
‘Sanctuary’ buildings. The magnitude of additional visual change is considered Moderate. The
significance of visual effects is considered Moderate Beneficial.
View 7 (The distance to the nearest proposed building is 705m)
The proposed development becomes more prominent in this view when compared to the previously
permitted Valid and Lapsed schemes. There is a perceivable difference in scale and height of the
proposed tallest building (Block 3 – Northern Section), it will further break the skyline and screen
additional sections of distant views towards ridges north of Cork city centre as well as Mahon Point
Shopping Centre. The other buildings (Block 4 and 7-10) also break the skyline further due to
additional massing and changes to their heights. However, their massing relates overall to that of the
existing ‘Sanctuary’ buildings. The site will appear intensively urbanised, however, the Local Area Plan
highlighted these parts of Jacob’s Island as a ‘Development Opportunity’. The magnitude of additional
visual change is considered Moderate. The significance of effects is considered Moderate Adverse.
View 8 (The distance to the nearest proposed building is 190m)
The proposed development (Block 9) will partially screen the existing ‘Sanctuary’ apartment blocks.
Block 3 – Northern Section will become a new prominent focus in the distance. The vista will become
further urbanised due to the intensification of built structures similar to the development of the
previously permitted Valid and Lapsed schemes. The proposed development will provide more built
context to the existing ‘Sanctuary’ apartment block and will integrate these in this view. The overall
existing and proposed development will be perceived as one development. The magnitude of
additional visual change is considered Moderate. The significance of visual effects is considered
Moderate Beneficial.
View 9 (The distance to the nearest proposed building is 145m)
Proposed Block 10 will screen the majority of the existing ‘Sanctuary’ apartment blocks in the centre
of this view. The proposed development will be higher than the previously permitted schemes. The
proposed development will also become a prominent new feature in this view due to the addition of
Block 10. The sub-urban character will be reinforced, which is in line with the Local Area Plan
highlighting these parts of Jacob’s Island as a ‘Development Opportunity’. The magnitude of additional
visual change is considered Moderate. The significance of effects is considered Moderate Beneficial.
View 10 (The distance to the nearest proposed building is 65m)
Proposed Blocks 7 & 8 will mostly screen the existing ‘Sanctuary’ apartment blocks in the centre of
this view. The proposed development will be higher than the previously permitted schemes. Block 10
will become a prominent new element in the left of this view. The site will add an urban character to the
currently loosely sub-urban character due to the massing and scale of the proposed development and
the addition of Block 10. The magnitude of additional visual change is considered Moderate. The
significance of visual effects is considered Moderate Beneficial.
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1.5.4

Summary Table of Visual Change

VIEWPOINT / RECEPTOR

DESIGNATIONS

VISUAL
SENSITIVITY

MAGNITUDE
OF VISUAL
CHANGE

SIGNIFICANCE
OF EFFECTS

View 1
(View from N40/South Ring
Road)

None

Medium

Moderate-High

Moderate
Beneficial

View 2
(View from the Mahon Lough
shore-side Amenity Route,
north of ‘The Sanctuary’,
Jacob’s Island)

Designated
Amenity Route,
‘High Value
Landscape Area’
and ‘Area of High
Landscape Value’

Medium-High

Moderate-High

Moderate
Beneficial

View 3
(View from Ringmahon Road)

None

Medium-Low

Moderate-High

Moderate
Beneficial

View 4
(View from R852 bridge, over
the N40 (Mahon Interchange))

None

Low

Moderate

Moderate-Minor
Beneficial

View 5
(View from ‘Black Bridge’)

Designated
Amenity Route,
Landscape
Preservation
Zone, ‘High Value
Landscape Area’
and ‘Area of High
Landscape Value’

Medium-High

Moderate

Moderate
Beneficial

High Value
Landscape Area

Medium-High

Moderate

Moderate
Beneficial

High Value
Landscape Area

Medium-High

Moderate

Moderate Adverse

View 8
(View from shore-side Amenity
Route, west of ‘Long Shore
Drive’, Jacob’s Island)
View 9
(View from Jacob’s Island
roundabout)
View 10
(View from Jacob’s Island
spine road)
Protected Linear View AR4
(Carrigaline Road/Carrs Hill)
to Bessboro House
Protected View LT14
Carrs Hill to Montenotte/Tivoli
Ridge

Designated
Amenity Route
and ‘Area of High
Landscape Value’

Medium-High

Moderate

Moderate
Beneficial

None

Medium

Moderate

Moderate
Beneficial

None

Medium-Low

Moderate

Moderate
Beneficial

Linear View

Medium-High

Negligible

Negligible-Minor
Neutral

Landscape &
Townscape View

Medium-High

None

None

Scenic Route S41

Scenic Route

Medium-High

Negligible

Negligible-Minor
Neutral

Scenic Route S55

Scenic Route

Medium-High

Low

Moderate
Beneficial

View 6
(View from open space, near
the junction of Rochestown
Road and Monastery Road)
View 7
(View from Hop Island)

Table 1.8: Summary of Visual Effects
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1.5.5

Residual Landscape Effects

Direct or indirect landscape effects on the fabric of the landscape and its receptors are closely related
to the nature and extent of visibility. The proposed development will intensify the built development
footprint of the existing site and include a tall landmark building, which will be perceivably different in
height and scale to the previously permitted developments and impact further on the overall
landscape / townscape character.
If constructed, the previously granted schemes would have resulted in a significant alteration of the
existing landscape character and the introduction / extension of an urban / sub-urban townscape
character on Jacob’s Island. The assessment of potential landscape effects arising from the proposed
development are therefore compared to the baseline scenario assuming the permitted developments
would have been constructed.
When compared with permitted schemes, the ‘urban’ character will be reinforced due to the
introduction of an intensified massing and a proposed tall building (Block 3) creating a prominent local
landmark building. The highest building exceeds previously permitted building heights but it is in line
with the LAP objectives and the general trend for similar developments on Jacob’s Island. The main
massing of Block 4, 7-10 of the proposed development will visually appear as extension to the existing
‘Sanctuary’ residential buildings. Therefore, the additional change to landscape effects resulting from
the proposed development is considered moderate-low and not significant. Residual effects from the
proposed development will be continuation of change of the overall landscape character from ‘Urban
Sylvan’ to ‘Urban’.

1.5.6

Summary Table of Landscape Change

SENSITIVITY

MAGNITUDE
OF
LANDSCAPE
CHANGE

SIGNIFICANCE
OF EFFECTS

Medium

Moderate-Low

Minor beneficial

Medium-Low

Moderate-Low

Minor neutral

Walkers, residents

Medium-High

Low

Minor adverse

Walkers, residents

Medium-High

Low

Minor adverse

Walkers

Medium-High

None

None

Walkers, Cyclists

Medium-High

None

None

RECEPTOR (TOWNSCAPE /
LANDSCAPE CHARACTER
PROFILES)

MAIN RECEPTOR
GROUP

Urban Sylvan Character Area
(site and immediate context)
Sub-urban Residential Area
(immediately south of site)

Residents,
walkers, cyclists
Residents,
walkers, cyclist

Area of High Landscape Value
(to west of site)
High Value Landscape
(to west of site)
Landscape Preservation Zone
SE 5 (southern part of Jacob’s
Island)
Landscape Preservation Zone
SE 6 (southern part of Jacob’s
Island)

Table 1.9: Summary of Landscape Effects
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1.6

Mitigation Measures

Mitigation is a term used to describe the measures or actions that may be taken to minimise
environmental effects. The purpose of mitigation is to avoid, reduce and where possible remedy or
offset, any significant adverse direct and indirect effects on the environment arising from the proposed
development.
The principal mitigation for the proposed development is inherent in the design of its architecture,
public realm and open space, which has evolved through an iterative process of assessment and
consultation. There are no operational management measures required in respect of townscape and
visual issues.
The proximity of the development to the N40, existing residential developments on Jacob’s Island,
Lough Mahon and an existing amenity walking route along the shores of Lough Mahon has further
influenced the design with the landscape and visual context influencing the development of the
scheme particularly in terms of consideration of mass, scale and use of buildings, planting and surface
materials.
During the construction works, measures such as site hoardings and cleaning roads to remove any
track out will be undertaken to reduce temporary impacts on visual amenity. No additional mitigation is
proposed further to that incorporated into the design. A summary of the landscape masterplanning
rationale is described herein:
The landscape masterplan seeks to achieve the aims of the Sustainable Residential Development in
Urban Areas outlined in the DEHLG’s Urban Design Manual. The twelve criteria identified in the Urban
Design Manual encapsulate the design considerations that should form the basis of new urban
residential developments in order to produce positive, sustainable and inclusive environments in which
to live.
The landscape masterplan seeks to unify and connect the development with the site’s unique location
and specifically the edge conditions along the ring road and Lough Mahon.
Connectivity through the development is achieved with landscaped links between the raised decks
over the basement car parking, down to the linear park and on to Mahon walk via a three gated
entrances along the eastern boundary.
A new public access point to Mahon Walk is proposed on the southern end of the site which will
reinforce use of this popular amenity.
The quality of routes and connections is enhanced with good quality materials, planting, lighting and
seating to promote use and enjoyment. Opportunities to overlook areas are always exploited to
provide passive surveillance of the grounds.
Reinforcement and enhancement of existing amenities such as Mahon Walk, through a new public
access point and improvements to the edge conditions along the eastern boundary of the site will
increase the amenity value of the site. The existing swathe of land that runs parallel with Mahon Walk
naturally forms a linear park with good views and orientation. The linear park along the Eastern
boundary of the proposed development is an amenity exclusive to the residents of the development.
The landscaped park will incorporate a paved walkway which will connect to Mahon Walk via three
gated points. Seating, BBQ areas, playgrounds and lawns are provided within the park which will
provide facilities for all ages and a secure environment for children of the development.
The landscape masterplan and further details on hard and soft landscape elements are included in the
‘Landscape Design Report’ and accompanying drawings prepared by Ilsa Rutgers Architecture.
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1.7

Cumulative Effects

In order to assess the potential additional changes to cumulative effects resulting from the proposed
development when compared to cumulative effects arising from the previously granted schemes, only
developments that are considered to be similar in scale, type and nature to the proposed development
have been included within this assessment. A list of cumulative schemes that have planning consent
or are in the planning process is enclosed below. Furthermore, developments that are currently under
construction are considered to be part of the landscape and visual baseline.

Planning
Reference

Approximate distance
from development site
centres

Status

Adjacent to the west and

Permission Granted

southwest of the proposed

on appeal with

development site

alterations

Description

TP 07/32686 &
PL28.232275
Central Park,
Mahon Point,
Cork

Mixed use apartments, hotel, retail and services

Table 1.10: Cumulative developments considered within this assessment

Cumulative effects with Central Park, Mahon Point development
Combined views of the Central Park, Mahon Point development and the Jacob’s Island Strategic
Housing Development will be possible for the majority of available views from within the study area
considering their location adjacent to each other. Building blocks of the Central Park, Mahon Point
development will include 4-6 (Block A), 11-15 (Block B), 5-7 (Block E) and 5-6 (Block F) storey buildings
above basement. The closest building block of the proposed development will be Block 10 (7 storeys),
which is located adjacent to the permitted Block E (north) and Block F (south). The tallest and most
prominent building structures of both developments (Block B of Central Park and Block 3 – Northern
Section of Jacob’s Island Strategic Housing Development) are approximately 500 m apart. The
proposed development is larger in footprint as well as in scale and mass when compared to the
previously granted Valid and Lapsed schemes. However, the Central Park, Mahon Point development
and the proposed development are similar in nature and both developments will complement each
other and reinforce the emerging urbanisation of Jacob’s Island.
Additional cumulative effects will mainly be related to the inclusion of Block 10 and the tall building of
Block 3 – Northern Section. Additional cumulative changes to the landscape character are considered
Low. The proposed development will continue to urbanise the character of Jacob’s Island. The
significance of additional cumulative landscape effects is minor and neutral as the character
transformation would have been similar when compared to the previously granted Valid and Lapsed
schemes. Additional cumulative visual change is considered to be moderate. The significance of
additional cumulative visual effects is moderate and beneficial. The proposed development, when
seen in conjunction with the permitted Central Park, Mahon Point development, will become generally
more prominent due to the new landmark building at the northern end of the proposed site, Block 10
and an overall increase in mass and scale of the remaining residential blocks.

1.8

Conclusion

The Landscape and Visual Impact Assessment identifies and assesses the potential effects that the
proposed development may have on the landscape and visual resource of the study area. The study
area was defined as all lands within a 3km radius of the redline site boundary. The study area radius
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was selected on the basis of field evaluation and desktop research. It is considered that potential
landscape and visual effects resulting from the proposed development beyond a radius of 3km will not
be significant.
Landscape Effects
In comparison with the previous Valid and Lapsed developments, the proposed development is
modified in its scale, form and materiality.
If constructed, the previously granted schemes would have resulted in a significant alteration of the
existing landscape character and the introduction / extension of an urban / sub-urban townscape
character on Jacob’s Island. The assessment of potential landscape effects arising from the proposed
development are therefore compared to the baseline scenario assuming the permitted developments
would have been constructed.
When compared with the previous schemes, the ‘urban’ character will be reinforced due to the
introduction of an intensified massing and a proposed tall building (Block 3 – Northern Section),
creating a prominent local landmark building and new point of focus. The highest building exceeds
previously permitted building heights but it is in line with the LAP objectives and the general trend for
similar developments on Jacob’s Island. Therefore, the additional change to landscape effects
resulting from the proposed development is considered moderate-low and not significant.
Visual Effects
In comparison to previously permitted schemes the proposed building massing and height will
increase. If constructed, the previously granted schemes would have resulted in significant changes to
the visual amenity. As with landscape effects, the assessment of potential visual effects arising from
the proposed development are therefore compared to the baseline scenario assuming the permitted
developments would have been constructed.
The highest visual effects tend to occur in views without intervening vegetation or building structures
between the viewer and the proposed development, such as in short to middle distance views across
Lough Mahon and in views from Jacob’s Island. Ten photomontages from representative viewpoint
locations have been prepared illustrating the nature of visibility of the proposal at various distances
and contexts. Considering the nature of the proposed development, the magnitude of visual change is
considered permanent.
The majority of significant views will be experienced within the core study area of 1 km where open or
partial views of the development are possible, particularly in views from close proximity around the site,
from the N40 as well as from the shores of Lough Mahon in the south and Hop Island.
Principal open and partial close distance views of the development have been illustrated in
Photomontages 1, 2, 3, 4, 8, 9 and 10. Medium distance views are open when seen from the shores of
Hop Island or from the southern shores of Lough Mahon (refer to Photomontages 6 and 7). However,
the majority of publicly accessible views are often partially screened by intervening buildings and
vegetation. Visibility of the development will become quickly partially or fully obstructed by intervening
building structures and vegetation when moving further away from the site.
A number of residences at Harty Quay, located south of Jacob’s Island along the southern shore of
Lough Mahon face the proposed development at Jacob’s Island. Residential receptors will recognise a
moderate change in their views to the north and northeast resulting from the proposed development
due to the increase in massing and height, particular resulting from the tall building with Block 3 at the
northern tip of the proposed development. The change is considered discernible but not significant
considering existing developments in the same views and previously permitted developments.
Views from the opposite side of the South Ring Road are limited by intervening vegetation and
buildings, especially the Mahon Point Shopping Centre.
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Long distance views outside the 3km study area from the eastern shores of Lough Mahon may be
possible but the proposed development will form only a small part in an otherwise wide panoramic
view. Viewpoint locations are generally restricted to elevated locations.
The majority of sensitive visual receptors will be neighbouring residents, local pedestrians, cyclists and
vehicle travellers on the South Ring Road. The proposed development, in comparison to previously
granted schemes will result in the addition of a local landmark building and an overall densified
development reinforcing the emerging sub-urban / urban character of Jacob’s Island. The proposed
development will add buildings to currently un-programmed lands, which aligns to the principals of the
LAP objectives.
Cumulative Effects
Additional cumulative landscape and visual effects may result from additional changes to the baseline
of the previously granted Valid and Lapsed schemes when seen in conjunction with other
developments of a similar type and scale.
The permitted Central Park, Mahon Point development, located adjacent to west and southwest of the
proposed development site, is the currently the only development similar in type and scale resulting in
additional cumulative landscape and visual effects.
Combined views of the Central Park, Mahon Point development and the Jacob’s Island Strategic
Housing Development will be possible for the majority of available views from within the study area
considering their location adjacent to each other. Building blocks of the Central Park, Mahon Point
development will include 4-6 (Block A), 11-15 (Block B), 5-7 (Block E) and 5-6 (Block F) storey buildings
above basement. The closest building block of the proposed development will be Block 10 (7 storeys),
which is located adjacent to the permitted Block E (north) and Block F (south). The tallest and most
prominent building structures of both developments (Block B of Central Park and Block 3 – Northern
Section of Jacob’s Island Strategic Housing Development) are approximately 500 m apart. The
proposed development is larger in footprint as well as in scale and mass when compared to the
previously granted Valid and Lapsed schemes. Additional cumulative effects will mainly be related to
the inclusion of Block 10 and the tall building of Block 3 – Northern Section. Additional cumulative
changes to the landscape character are considered Low. The significance of additional cumulative
landscape effects is minor and neutral as the character transformation would have been similar when
compared to the previously granted Valid and Lapsed schemes. Additional cumulative visual change is
considered to be moderate. The significance of additional cumulative visual effects is moderate and
beneficial.
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Appendix A
Figure 1 - Landscape Designations Cork City (60568041-JCI-LA-Fig-1)
Figure 2 - Landscape Designations Cork County (60568041-JCI-LA-Fig-2)
Map 16 - Views and Prospects South East as included in Cork City
Development Plan 2015-2021
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MAP 16 - Views and Prospects: South-East

Volume Two: Mapped Objectives

Zoomable map available on our website: www.corkcitydevelopmentplan.ie

Cork City Development Plan 2015-2021
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