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Introduction 

This report has been prepared in response to submissions received by An Bord Pleanála from 

Transport Infrastructure Ireland (TII) & National Transport Authority (NTA) during pre-application 

consultations for a proposed residential development at Jacob’s Island, Mahon Cork, ABP-301345-18.  

Given the content and conclusions of the ‘Statement in relation to Traffic and Transportation’ and 

Traffic and Transport Assessment (TTA) submitted to the Board in support of the application for pre-

application consultations the applicants are disappointed with the submissions from the TII and NTA.  

As outlined in detail in the accompanying Planning and Design Statement, the development of 

Jacob’s Island had its genesis in the late 1990’s and it was identified by the City Council as one of 4 

Opportunity Sites in the Mahon area in the Cork City Development Plan Review 1998. Jacob’s Island 

was zoned for ‘Residential, community and local services’ in the 2004 Cork City Development Plan. 

The zoning objective was maintained in 2009 City Plan and was supplemented by the addition of a 

specific zoning objective for the development of a Local Centre and Tall Building. Jacob’s Island is 

currently zoned for residential use in 2014 Mahon Local Area Plan, with a specific objective for a 

Neighbourhood Centre and as Neighbourhood Centre and Mixed Use Development in the 2014 Cork 

City Development Plan. These zoning objectives have facilitated the granting of permission for 454 

residential units, 313 of which have been constructed, with existing permission for 143 additional 

units.  

The TII and NTA have never previously raised any concerns with residential development on Jacob’s 

Island and the applicants are surprised that they have done so now. TII and NTA have raised 

concerns regarding the scale of the neighbourhood centre proposed on Jacob’s Island and there have 

been three attempts to obtain permission for the development of a neighbourhood centre.  All three 

applications were refused on similar grounds and due to excessive commercial floor area and the 

presence of a medium scale supermarket/discount retailer, which it was considered would generate 

significant trips to Jacob’s Island and have a consequent negative impact on traffic in the area. On all 

3 occasions the NRA (now TII) opposed the proposed development.  

The current proposal addresses this concern and is primarily a residential scheme with a modest 

proposed neighbourhood centre containing 3 retail units with a gross retail area of 861 m2 and a 

creche of 392 m2. At this scale the retail component will not be a destination, will serve the retail 

needs of the local population only and will not result in trip generation that would have an adverse 

effect on traffic congestion.  

The Board will note that the principal functions of the NTA include the promotion of cycling and 

walking and the development of public transport infrastructure.  Jacob’s Island is one of one of Cork’s 

most sustainable residential locations due to the quality of the existing sustainable travel options and 

infrastructure and the attached Connectivity Map highlights that this includes 

▪ 215/215A bus service has its terminus on Jacobs Island and is within easy walking distance 

of high frequency urban bus services, being the 202 at Mahon Point Shopping Centre. 

Therefore, Jacob’s Island can be defined as a ‘Central and Accessible Urban Location’, 
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▪ The pedestrian route to Mahon Point Shopping is via a dedicated pedestrian route on the 

Mahon Interchange, which as demonstrated in the Connectivity Map is a 10 – 15 walk from 

Jacob’s Island. 

▪ A dedicated and safe walking/cycling route also links Jacob’s Island with the Mahon Industrial 

Estate; 

▪ Jacob’s Island is served by 3 no. dedicated cycling routes; the River Lee/Lough Mahon 

Waterfront Greenway CSE-GW2, the Passage West Greenway PW-GW1 to the west of 

Jacob’s Island and the Cork Heritage Park Greenway CSE-GW3, which connect Jacob’s 

Island to the City Centre and employment opportunities in Mahon. The three routes have 

been assessed in the Cork Metropolitan Area Cycle Network Plan as having an A+ Quality of 

Service. 

The sustainability of Jacob’s Island is reinforced by Census 2016 Small Area Population Map 

(SAPMAP) statistics for Jacob’s Island, which illustrate a walking mode share of 16%, a public 

transport mode share of 8% and a cycling mode share of 2%.  These three modes are further 

complemented by an 18% mode share for car passengers; resulting in a total of 44% of the trips to 

work, school or college from Jacob’s Island are by modes other than the single-occupant car.  The 

Board will note that the accompanying TTA outlines and provides justification for the continued 

increase in the sustainable travel mode share in the Mahon area. Given the quality of the existing 

cycling environment and the target of 11% of all commuter trips being made by bicycle in the ‘Cork 

Metropolitan Area Cycle Network Plan’ we consider that there is particular scope for an improvement 

in the cycle mode share. 

NTA are funding the current works on the Skehard Road which are aimed at improving the travel 

times for the 202, 215 & 215A bus services. In addition, NTA have funded the recent improvements to 

the Passage West Greenway and which provided for on and off ramps at St. Michael’s Drive. NTA 

expenditure on improvements to the cycle network in the area are set to continue with the lighting of 

the Greenways, which will encourage greater use of these, particularly outside of the Summer 

months. Improvements to public transport, cycling and walking infrastructure funded by the NTA will 

increase the share of trips made by modes other than the singe occupant car and the expansion of 

the residential community at Jacobs Island represents sustainable development.  

Based on the fact that Jacob’s Island is a sustainable location and the NTA are funding improvements 

to increase sustainable travel patterns further, it would appear that the NTA’s opposition to the 

proposed development is contrary to their functions and objectives in promoting sustainable transport 

and will undermine the investment they are making in this area.  

The Board will note that both submissions raise the same issues and concerns and we consider that 

these can be summarised as follows 

▪ Prematurity pending the Cork Metropolitan Transport Strategy (CMATS); 

▪ Suitability of Jacob’s Island for High Density Residential Development; 

▪ TTA Methodology; 

▪ Impact on N40 Mahon Interchange & National Road Network; 
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▪ Proposed Mitigation Measures  

▪ Noise Impacts 

▪ Revised Statement of Consistency to have regard to Spatial Planning & National Roads 

Guidelines for Planning Authorities & Objective 74 of National Planning Framework 

Prematurity pending the Cork Metropolitan Transport Strategy (CMATS) 

The applicants welcome the NTA’s announcement that public consultation on the CMATS will be 

undertaken in the coming months. This will be a metropolitan level strategy which will guide the 

‘development of a much-enhanced citywide public transport system to incorporate subject to further 

analysis, proposals for an east-west corridor from Mahon, through the City Centre to Ballincollig, and 

a north-south corridor with a link to the Airport’ and a further objective of ‘progressing the sustainable 

development of new greenfield areas for housing, especially those on public transport corridors, such 

as Monard’ in accordance with the National Planning Framework1. In terms of Mahon the CMATS will 

serve only as an updated strategic policy document which will maintain and promote the development 

of a Bus Rapid Transit (BRT) system to connect Ballincollig to Mahon via the City Centre and the 

Docklands, that was first contained in the 2002 Cork Area Strategic Plan (CASP).  

The Board will note that the Mahon Strategic Transport & Traffic Assessment formed the basis of the 

2014 Mahon Local Area Plan and ‘the primary aim of the Mahon Strategic Traffic & Transport 

Assessment is to provide a strategic transport assessment of different land use options for the 

development of the Mahon area, and to assist the City Council in identifying: 

▪ Which land use mix characteristics and scale of development are appropriate for Mahon? 

▪ What level of sustainable transportation and highway infrastructure interventions are required 

to support the appropriate scale of development?2’ 

The NRA and NTA were key stakeholders in the preparation of the Mahon Strategic Transport & 

Traffic Assessment which considered 3 land use options and recommended Land Use Strategy 3. 

Land Use Strategy 3 was the strategy adopted in the 2014 LAP and which proposes the delivery of 

growth in Mahon into two Tranches. The Plan envisages the first tranche to be delivered in advance 

of the development of the BRT and the second to be developed after its delivery. Tranche 1 

envisages a population increase of 4,000 or 1,650 units in Mahon. An indicative additional population 

of 600 – 1,530 is identified for Jacob’s Island requiring 250 – 635 residential units, all of which are to 

be delivered in Tranche 1. 

The forthcoming CMATS will be important for the Tranche 2 employment and housing development 

identified in the Mahon LAP and which are reliant on the delivery of the BRT. However, the expansion 

of Jacob’s Island as a residential community in advance of the BRT is the land use strategy 

recommended in the Mahon Strategic Transport & Traffic Assessment and adopted in the Mahon 

LAP. As there are no strategic transport issues in Mahon to be decided in advance of the delivery of 

the BRT, the CMATS will have no impact on Jacob’s Island or the proposed development.  

                                                      
1 Project Ireland 2040, National Planning Framework – pg. 49 
2 Mahon Strategic Transport & Traffic Assessment – Executive Summary pg. i 



 

 
5 

Suitability of Jacob’s Island for High Density Residential Development 

Given the level of investment the NTA are making in the Mahon area the applicants are surprised by 

the NTA’s comments that the subject site is separated from Mahon and that there are challenges in 

delivering public transport services, a walking and cycling environment. As highlighted above and as 

evidenced in the Census 2016 Small Area Population Map (SAPMAP), Jacob’s Island is one of Cork’s 

most sustainable residential communities with a total of 44% of the trips to work, school or college 

from Jacob’s Island made by modes other than the single-occupant car.  

As highlighted in the accompanying Statement in relation to Traffic and Transportation Issues the 

existing residential community at Jacob’s Island is supported by quality public realm, urban amenities 

and connectivity to Mahon and Cork City Centre. The adjacent Mahon District Centre and strategic 

employment area was one of the Cork’s strongest performing areas in terms of population and 

employment growth during the period 2006-2016. Hubs such as Mahon Point Shopping Centre, 

Mahon Point Retail Park and several major industry employers make Mahon a thriving area within the 

Cork City environs and present sustainable and viable employment opportunities for existing and 

future residents of Jacob’s Island. 

 

 

 

 

 

 

 

 

 

Figure 1 – Amenity Setting of Jacob’s Island 

Based on the definitions provided in the recently adopted Sustainable Urban Housing: Design 

Standards for New Apartments: Guidelines for Planning Authorities: 2018 the proposed development 

site can be defined as a ‘Central and Accessible Urban Location’, that is suitable for large scale, 

higher density development comprising wholly apartments as it is 

▪ within walking distance (i.e. up to 15 minutes or 1,000-1,500m) of a significant employment 

location, being Mahon; 

▪ within easy walking of high frequency urban bus services, being the 202 and 215/215A. 

Contrary to the suggestions by the NTA that there are challenges in delivering a public transport 

service and a cycling and walking environment which offer a competitive advantage to car mode, 

Jacobs Island is served by the 215 City service that operates every 15 minutes and connects Jacob’s 

Island with the City Centre and a 215A service continues onto Tower and Blarney. The proposed 
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development site is also within a 10 minute walk of the 202 service, which has a 10 minute frequency 

and has its terminus at Mahon Point Shopping Centre. This service connects Mahon to the Apple 

campus in Holyhill via the City Centre. 

The NTA are funding road improvements in the Mahon area which involve upgrade layouts at the 

Skehard Road/Church Road, Skehard Road/Bessboro Road and Skehard Road/Mahon Link Road 

junctions, and which are currently on site. The nature and extent of these works are outlined in detail 

in the accompanying TTA and Statement on Transport Issues and the objective of the works is the 

continued improvement of public transport and the travel times of the 202, 215/215A and 219 bus 

routes in particular, which all serve Mahon and Jacob’s Island via Skehard Road.  

In terms of cycling and pedestrian connectivity we are unsure of the foundation for the NTA’s claim 

that the environment is challenging as Jacob’s Island is served by 3 no. dedicated cycling/walking 

routes the River Lee/Lough Mahon Waterfront Greenway CSE-GW2, the Passage West Greenway 

PW-GW1 to the west of Jacob’s Island and the Cork Heritage Park Greenway CSE-GW3, which 

connect Jacob’s Island to the City Centre and employment opportunities in Mahon. The three routes 

have been assessed in the Cork Metropolitan Area Cycle Network Plan as having an A+ Quality of 

Service. As highlighted in detail in the accompanying TTA and Statement on Transport Issues the 

NTA are also investing in improving these routes which will include the provision of public lighting and 

improved access in the form of ramps at the St Michael’s Drive junction in Mahon.  

 

 

 

 

 

 

 

 

 

 

 

 

Figure 1 - Intersection of Mahon Waterfront Greenway & Passage West Greenway 

Overall there appears to be a conflict between the NTA submission and the investments they are 

making in the Mahon area to promote cycling and walking and develop the public transport 

infrastructure, which are its principal functions. These investments will improve an already sustainable 

residential location which in accordance with the Sustainable Urban Housing: Design Standards for 

New Apartments: Guidelines for Planning Authorities: 2018 is defined as a ‘Central and Accessible 
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Urban Location’, that is suitable for large scale, higher density development comprising wholly 

apartments. 

TTA Methodology 

The application is accompanied by a TTA prepared by ARUP, the methodology for which has been 

agreed with Cork City Council and it has been drafted in accordance with the relevant Guidelines. TII 

in their submission have highlighted a potential issue with using thresholds to discount doing analysis, 

whereas the TTA carries out a range of analyses on the junctions in the study area.  The TTA 

contains a link-based analysis on all relevant junctions, junction throughput analysis on all relevant 

junctions, and following that initial analysis, proceeded to carry out detailed junction modelling 

analyses on the N40 interchange due to its’ importance. 

The reference to thresholds in the TTA report is simply to clarify that although the Guidance does 

provide some direction on when it is appropriate to carry out a TTA or not. The submitted TTA carried 

out the necessary analysis on the interchange once a high-level analyses of the 5 junctions in the 

study area had been carried out. 

The Board will note that the methodology for the TTA was agreed with Cork City Council and 

notwithstanding the comments of TII the applicant consider that this is a comprehensive assessment 

of traffic impact which has been carried out in accordance with the relevant Guidelines. Furthermore 

we note that Cork City Council have accepted the conclusions of the TTA and that this formed part of 

the pre-consultation application, which the Board have accepted as a reasonable basis for the 

submission of this application.  

Impact on N40 Mahon Interchange & National Road Network 

The TTA has been updated to reflect the amended development and the increase in unit numbers 

from 382 to 413, arising from the alterations to the proposed tall building to ensure it’s the optimum 

architectural solution for this location.  

TII in their submission highlight the need to preserve the remaining residual capacity on the N40 at 

this location to ensure that the N40 maintains its strategic function. However, there is a need to 

balance this strategic function with the N40’s other role as a connecting route in the southern environs 

of Cork City. 

As part of the development of the TTA report accompanying the subject application, a number of 

other schemes in the Mahon area which have (a) not yet received planning permission of (b) have 

received permission but have not been implemented were all brought into the scheme appraisal 

model under the assumption that these major schemes would be in place ahead of the expected 

scheme opening year of 2024.  These schemes included major developments outlined in the Mahon 

LAP and elsewhere, and are summarised as: 

▪ Outstanding residential development on Jacob’s Island; 

▪ Central Park development on Jacob’s Island; 

▪ Re-development of the former Motorola Site, Bessboro, Mahon; 

▪ Residential development at Eden, Blackrock; 
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▪ Residential development at Bessboro, Cork; and 

▪ Redevelopment of the former Ma/comm site, Mahon Link Road. 

In addition to the inclusion of these schemes, a further growth factor was applied to background traffic 

data collected in 2017.  A ‘medium’ growth rate was applied to this background traffic in line with the 

Transport Infrastructure Ireland Project Appraisal Guidelines; however it is expected that the majority 

of the traffic growth in the area will be associated with the above schemes, which have also been 

included within the scheme assessment.  Having included these major schemes within the analysis, 

the inclusion of additional background traffic growth may be considered unnecessary.  

Therefore, the TTA accompanying this application is already heavily-conservative with regard to traffic 

growth in the Mahon Area, and no assumptions were made relating to the potential reductions that 

may arise from demand management measures in the site vicinity, ongoing works relating to 

sustainable transport improvement or major upgrade schemes (such as the Dunkettle Interchange 

Upgrade scheme). 

In the 2024 opening year, the queue length on the eastbound off-ramp from the N40 mainline 

approaching the Mahon Interchange is noted to be 36.6pcu, which equates to a queue length of 

approximately 200-210m. However, this queuing includes background traffic (from 2017 surveys), a 

growth factor to bring this background traffic up to 2024, additional committed or planned 

developments in the wider area and the additional development-related traffic. Therefore, in an 

extremely conservative assessment scenario, the resultant queue length on the N40 eastbound off 

ramp does not exceed the length of the ramp itself. 

The Board will note that the length of this off-ramp is approximately 300m, with two traffic lanes, 

resulting in a total queuing capacity on the off-ramp of approximately 105pcu. The queuing recorded 

in both traffic lanes in the model simulation totals 41.9pcu in the 2024 opening year (during the PM 

peak).  

Similarly, in the 2039 Design Year, with growth background traffic, the addition of numerous 

committed and planned schemes and the development traffic, the total queue in one of the off-ramp 

lanes is observed to be a maximum of 60.5pcu, a queue length of approximately 330m; again in the 

2039 scenario, the total queued pcus in both traffic lanes totals to 66.9pcu. 

Whilst the length of the off-ramp is approximately 300m from the stop line at the top of the ramp to the 

nosing (i.e. the commencement of the hatched chevron markings) there is also additional queuing 

length prior to this location where the auxiliary lane on the N40 (from the merge at the Bloomfield 

Interchange) becomes an exit lane to the interchange, and where traffic flow on the N40 mainline is 

not impacted by queued vehicles.  The Board will note that this auxiliary lane and general upgrades to 

the Mahon Interchange were provided as a mitigation measures to enable development at Jacob’s 

Island on foot of TP 00/24609 with the agreement of the NRA now TII.  

The above results from the modelling assessment, as outlined elsewhere in this note do not take into 

account any demand management measures or wider-area transport proposals that will arise from the 

CMATS, which is not yet published; rather, a nominal assumption has been made with regard to 

modal shift within Jacob’s Island only, arising from recently completed, ongoing or committed future 
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improvement works in the Mahon area specifically intended to improve public transport, walking and 

cycling facilities.  

However, it is most-certainly expected that the interim years to 2024 and to 2039 will see a range of 

improvement measures developed and implemented in the wider Mahon area and on the N40 

corridor. It is acknowledged by all parties that the CMATS will further supplement the work done to 

date and the ongoing improvement works in the wider Mahon area as undertaken by Cork City 

Council.  

TII’s comment regarding thresholds and their use is noted, and the TTA report does make reference 

to the TTA Guidelines in this regard; however, the TTA has included an appropriate level of analysis 

of the N40 interchange and the national roads therein, in line with TII’s assertion that the scheme is in 

a location that would potentially have an impact on the national road network. 

The Board will note from the minutes of the tripartite meeting that Cork City Council are satisfied that 

the proposed development will not have an impact on the carrying capacity of the Mahon Interchange 

or N40.  

Proposed Mitigation Measures  

The NTA’s comments regarding the requirement to have proposed mitigation measures agreed by the 

relevant agencies, including Cork City Council, the NTA and TII are noted. The design of the 

proposed development makes provision for the potential future ‘routing of public transport services 

from East Cork through the site, via a route off the N40 mainline, through Jacobs Island before 

existing over the Mahon Interchange’ on the request of Cork City Council.  

Aside from 3 no, new access points to the River Lee/Lough Mahon Waterfront Greenway no 

alterations or additions to the existing walking and cycling network are proposed. The provision of the 

proposed north bound bus priority lane on the Mahon Link Road is proposed with the support of Cork 

City Council who have consented to the proposal being included within the planning application.  

Noise Impacts 

The Board will note that the planning application is accompanied by an ‘Assessment of Inward Traffic 

Noise on the Proposed Development at Jacob’s Island’, prepared by AWN Consulting. This report 

assesses the noise impacts of the adjoining N40 in accordance with the Cork Agglomeration Draft 

Noise Action Plan 2013-2018 and BS 8233: 2014: Guidelines for sound insulation and noise reduction 

for buildings, which are considered to be the most relevant Guidelines.  

This report recommends mitigation measures including upgraded glazing specification, sound barrier 

and landscaping which have been incorporated into scheme design and will ensure that the goals of 

the Cork Agglomeration Draft Noise Action Plan 2013-2018 can be satisfied.  

Revised Statement of Consistency to have regard to Spatial Planning & National Roads 

Guidelines for Planning Authorities & Objective 74 of National Planning Framework 

We note the comments of the observers that the final Statement of Consistency should have regard to 

Spatial Planning & National Roads Guidelines for Planning Authorities & Objective 74 of National 

Planning Framework. The updated Statement of Consistency which accompanies the application 
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demonstrates how the proposed development is consistent with Spatial Planning & National Roads 

Guidelines for Planning Authorities & Objective 74 of National Planning Framework. 

Similar to all recent planning guidelines a key message and principal objective is to facilitate and 

promote the shift to more sustainable forms of transport. Section 1.5 of the Spatial Planning and 

National Roads, Guidelines for Planning Authorities highlights that the Key Principles of the 

Guidelines are as follows 

▪ Land-use and transportation policies are highly interdependent:  

▪ Proper planning is central to ensuring road safety:  

▪ Development should be plan-led:  

▪ Development Management is the key to Plan Implementation:  

▪ Planning Authorities and the National Roads Authority and other public transport bodies must 

work closely together:  

The key recommendation and message from Chapter 2 of the Guidelines in relation to planning policy 

and development plan decisions is that these decisions should be evidence based. The following are 

identified as the ‘Key Steps for Building an Evidence-Based Approach to Planning Policy Decisions’. 

Step1: Identifying and consulting with the key stakeholders in developing an integrated 

approach; 

Step 2: Confirmation of the national and/or higher level policy context for the development 

plan proposals; 

Step 3: Developing evidence based tools such as traffic models, including agreement 

between stakeholders in relation to acceptable data and assumptions; 

Step 4: Identification of demand management and mitigation measures to minimise the 

transport impact of the plan; 

Step 5: Identification of any infrastructural enhancements required and phasing; 

Step 6:  Agreement between stakeholders on a delivery strategy including funding 

arrangements. 

Chapter 3 of the Guidelines deals with Development Management and Roads and outlines the 

following ‘Key Messages’ 

▪ Development Management is the key to plan implementation. 

▪ Planning authorities should put in place effective mechanisms to refer all planning 

applications on, or with the potential to affect, national roads to the NRA and also in the 

Greater Dublin Area to the NTA in accordance with the Planning and Development 

Regulations. 

▪ Traffic and Transport Assessments (TTA) and Road Safety Audits (RSA) should be used in 

preparing planning applications for major development affecting national roads. 
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▪ Assessment of development proposals must take into account broader planning and 

development policy as well as engineering criteria, road safety and the environmental effects 

of national roads. 

▪ Control of roadside and adjoining signage and lighting is an important contributor towards 

achieving enhanced road safety and planning authorities should use their regulatory and 

enforcement powers accordingly. 

▪ Development proposals requiring physical works on the national roads network should include 

making provision for the payment of the appropriate development contributions in line with the 

requirements of planning legislation and local authority development contribution schemes. 

▪ There should be agreement between stakeholders on a delivery strategy including funding 

arrangements 

In accordance with one of the key principles of the Spatial Planning & National Roads Guidelines for 

Planning Authorities, Objective 74 of National Planning Framework and the suggestions of TII the 

expansion of the residential community at Jacob’s Island is plan led and is consistent with integrated 

land use and transportation policies developed for Mahon. As highlighted above, additional residential 

development on Jacob’s Island of 600 – 1,530 people or 250 – 635 units in Tranche 1 (pre BRT) is 

Land Use Strategy 3 recommended by the Mahon Strategic Transport & Traffic Assessment, which 

was the strategy adopted in the 2014 LAP.  

The Mahon Strategic Transport & Traffic Assessment is the most relevant and recent example of Cork 

City Council, TII and NTA working closely together and reaching agreement on a delivery strategy 

and funding arrangements to facilitate the implementation of the 2014 Mahon LAP. The delivery 

strategy for the Mahon LAP is based on two tranches, Tranche 1 is development which can be 

accommodated by existing infrastructure in advance of the BRT and Tranche 2 is development for 

which the BRT is required to facilitate. The completion of the residential development on Jacob’s 

Island is Tranche 1 of the LAP and is consistent with the delivery strategy for the Mahon LAP agreed 

between the City Council, TII and NTA. At present the transport network is being upgraded and these 

upgrades which will facilitate shorter bus travel times and provide lighting on the existing Greenways 

are aimed to promote sustainable travel and are being funded by the NTA.  

In accordance with the Guidelines the application is accompanied by a TTA, the methodology for 

which has been agreed with Cork City Council and a Road Safety Audit. In addition, while the TTA 

does not highlight the requirement for mitigation measures, a mitigation measure in the form of a 

dedicated north bound bus lane from the Mahon Interchange is proposed as part of the application 

and will be provided by the applicants. The proposed mitigation measure is supported by Cork City 

Council and the clarity regarding the delivery of the works is consistent with a key message contained 

in the Guidelines.  

As the proposed development is plan-led and consistent with the integrated land-use and 

transportation policies for Mahon, which were developed by Cork City Council in consultation with TII 

and the NTA we consider that is in accordance with the Spatial Planning & National Roads Guidelines 

for Planning Authorities, Objective 74 of National Planning Framework, and that any impacts on the 

N40 have been addressed through the accompanying TTA and RSA.  



 

 
12 

Conclusion  

In summary we consider that the submissions from the TII and NTA fail to have regard to the role they 

have played as stakeholders in developing the integrated land-use and transportation policies for 

Mahon. Contrary to the observations the N40 does not act as a barrier to sustainable travel and the 

results from Census 2016 highlight that Jacob’s Island is one of Cork’s most sustainable residential 

communities. Ongoing investment by the NTA in improving the transport infrastructure in Mahon will 

reduce bus travel time and provide public lighting on the Greenway serving to make sustainable travel 

from Jacob’s Island more attractive.  

The Board will note that the observation from TII and concerns regarding the impact of the proposed 

development on the national network are similar to those raised on the proposed Strategic Housing 

Development of 526 dwellings at Fortunestown Lane & Garter Lane, Saggart, Co. Dublin, ABP-

300555-18. 

In her report the Inspector noted the concerns raised by TII and in addressing these highlighted that 

▪ The lands have been identified in the LAP since 2012 as residential lands with the capacity, 

along with the other identified lands to deliver in excess of 1500 residential units. This LAP 

was subject to SEA as was the County Development Plan which informed the LAP. I would 

suggest that this matter is a strategic issue which would been addressed by the Planning 

Authority during the SEA process. 

▪ The Roads Department of South Dublin County Council consider that the proposal will not 

have a detrimental impact on the operation safety and/or capacity of the local road network.  

▪ Site was located in an urban area, adjacent to a high quality public transport corridor and is 

served by Dublin Bus. 

The Board granted permission considering that the ‘proposed development would provide residential 

accommodation at a location that would promote sustainable travel patterns’. Similar to the ABP-

300555-18 case Cork City Council do consider that the proposal will not have a detrimental impact on 

the operation safety and/or capacity of the local or national road network. We consider that the 

proposed development will provide residential accommodation at a location which will promote 

sustainable travel patterns having regard to the fact that Jacob’s Island is a ‘Central and Accessible 

Urban Location’ suitable for large scale, high density wholly apartment development and which has 

the benefit of the following sustainable travel infrastructure 

▪ 215/215A bus service has its terminus on Jacobs Island and is within easy walking distance 

of high frequency urban bus services, being the 202 at Mahon Point Shopping Centre; 

▪ The pedestrian route to Mahon Point Shopping is via a dedicated pedestrian route on the 

Mahon Interchange; 

▪ A dedicated and safe walking/cycling route also links Jacob’s Island with the Mahon Industrial 

Estate; 

▪ Jacob’s Island is served by 3 no. dedicated cycling routes the River Lee/Lough Mahon 

Waterfront Greenway CSE-GW2, the Passage West Greenway PW-GW1 to the west of 
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Jacob’s Island and the Cork Heritage Park Greenway CSE-GW3, which connect Jacob’s 

Island to the City Centre and employment opportunities in Mahon. The three routes have 

been assessed in the Cork Metropolitan Area Cycle Network Plan as having an A+ Quality of 

Service 

In conclusion we wish to highlight to the Board that Jacob’s Island has been zoned for development 

since the 1998 Cork City Development Plan and in each Development Plan since, it has been zoned 

for residential, neighbourhood centre and mixed use development. The 2014 Mahon LAP was 

adopted following the completion of the Mahon Strategic Transport & Traffic Assessment and 

represents an integrated land use and transport policy plan which Cork City Council, TII and NTA 

worked closely together and agreed on the delivery strategy and funding arrangements to facilitate 

the implementation of the LAP. 

Overall, we consider that the proposed development is plan-led, will provide residential 

accommodation at a location which will promote sustainable travel patterns and will not have a 

negative impact on the carrying capacity of the N40. 
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