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1 EXECUTI VE SUMMARY

1.1 HEADLI NES, AINNHOH ANGMSME NDAT I ONS

A multi-disciplinary team has prepared a major study, part Government funded, on
the Cork Docklands for Cork City Council. Commencing in February 2012, this
study has identified the following:

111 MARKET DRIVERS

1 Generating employment (whether FDI-based or Irish owned), in the growth
sectorsthatt he Government 6s |, dslgoingtoneed neogeyandp i np o
more locations meeting specific business requirements. This demand from
business is increasingly for office products located in dynamic, attractive city
centre type areas with an excellent urban environment plus high quality

accessibility.

a Colliers International
o Brady Shipman Martin
o DKM Economics

o Mott MacDonald

. These jobs are likely to be in International Traded Service business functions
and activities (Knowledge Process Outsourcing and Manu-Services) and in the
sectors where the Cork Region has strong education and R&D poles of
excellence that can deliver advantages for businesses in ICT, Health and Life
Sciences, Agri-Business, Energy and Cleantech.

1 The need for a high quality City Centre type location reflects the nature of
business activities and jobs that Ireland is how attracting and should continue to
attract in the future. It also reflects the urban location preferences of the
generation that is starting to increasingly dominate the workforce and which
businesses are targeting. This is the demographic group known as Generation
Y. In Ireland and other mature economies, a clear trend is business and
employee preferences for an attractive urban experience and offer to work, live
and socialise in.

— For example, Google wanted to be in Dublin City Centre for sound business
reasons i office space, high quality broadband connectivity and a large supply
of a talented domestic and international workforce. If Google wanted to be in
Cork City Centre, it would not have a comparable offer for them.

It has also been identified that| r e | aegiahdl sities, Cork probably most
immediately, have major potential to strengthen Ireland& offer internationally,
complementing Dublin. In what is now presented as Cork City Harbour,
predictions are for up to 7,000 new additional jobs being catered for within ten
years. However this can only be achieved if the right conditions are met; this
requires priming by Government.

1 The view of IDA Ireland and the consultant team is that right now, the Cork City
Harbour area, indeed the wider City Centre, does not offer the type of real estate
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(site, buildings and context) solutions to attract and accommodate current and
emerging demand. Thisisfornew & mar t w o rirfvgstimant €odk must
continue to modernise and develop a stronger City Centre offer and experience.
Cork City Centre needs an on-going programme of product development and
refreshment to build upon recent successes at St Patrick Street and Lapps

Quay.

. Without further modernisation, and with continued dispersed development into
suburban and greenfield locations on the City periphery, the City Centre area will
slowly decline - presenting more significant physical and social regeneration
requirements into the future. That coupled to risk aversion in the private sector
and capital scarcity in the public sector means that, without intervention, the
status quo will not change.

. The Cork City Harbour area also has the benefit of growing Irish owned SME's in
and around the area. For example Marina Commercial Park has around 1,000
existing jobs, plus there are likely to be more high value spin-offs from the R&D
and educational institutions such as the Tyndall National Institute, Rubicon,
Nimbus Centre, UCC, CIT and IMERC.

1 The opportunity is for the State, through various companies and authorities, to
help bring forward development. The State controls or influences large areas of
prime real-estate in Cork City Harbour that is pivotal to positioning a competitive
offer that IDA Ireland, Enterprise Ireland, indigenous businesses, developers,
investors and property advisors can work with. This potential will never be
realised without concerted pan-Government action.

1.1.2 STRATEGY AND RECOMMENDATIONS

I This report centrally recommends that Government backs the establishment of
a new Cork City Harbour Delivery Partnership. That, working with existing
interests such as Cork City Council, Irish Rail/CIE, NAMA, Port of Cork and other
key landowners, has a charter, that central to it, delivers the unlocking of state
land assets, resources and the capacity as part of a pan Government approach.
The cross cutting theme of which is to achieve a rebalance of development and
economic activity towards Cork City Centre.

f There are various delivery structures or vehicles that could be mandated to
leverage private sector finance and enterprise activity on the back of the
unlocked state lands assets, resources and capacity. The aim is to manage risk
and return for both the private and State sectors, to the point where investment
would be forthcoming to deliver the development that is needed within the next
three to five years.

— For example, one option is a local asset backed vehicle or fi L A B™hi3 is a
mechanism (operational and at planning stage in British local authorities and
state sector), with the aim being to release public sector land and property
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assets and pooling them with private sector resources to kick start
development.

1 The good news from an exchequer position is that the Cork City Harbour project
does not require major up-front capital investment. The project is now conceived
as focusing on existing assets, infrastructure, services and areas of energy in the
adjacent core City Centre. Such an approach can support a significant level of
development. Where the public sector is strong, carefully targeted investment in
job intensive, shovel-ready projects like streetscape and environmental
improvements, traffic management, cultural projects, pedestrian and rail station
links can be quickly rolled out, improving perceptions and creating an attractive
offer and environment for investors.

1 Allied to the delivery structures, work needs to advance on wider measures to
ensure the Cork City Harbour area is maximising its contribution to the
Gover nment 6s.Meases ® support thiginclude:

— The costs of high quality broadband being competitive across the State.

— A clear and strong Cork place brand and marketing strategy that helps elevate
the Cork Region internationally for the benefit of all.

— Targeted well thought out financial instruments with strong governance to
support development and occupation in Cork City Harbour and the wider City
Centre. Helping to deliver a rebalance of development and economic activity in
the City.

1 In the era of intensifying competition between city regions internationally, Cork
City Harbour is the project to help unite Cork Region assets and respond to
these challenges and opportunities in Europe and Globally.

1.13 THE FUNDAMENTAL MESSAGE

There is an amazing opportunity within the control of the State to deliver. There
are large areas of prime State owned or controlled land assets that are vacant,
underused, and derelict in the core of the St a tsecdnd city. Outside of Dublin,
Cork City Harbour is the largest city area where sustainable development,
economic growth, jobs and wealth can be achieved in the short, medium and long
term.

To get this project moving, Government has to be the catalyst to drive the
convergent actionsandpartner ships required ndo unl oc
assets, resources and capacity to attract private sector resources.
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1.3

DESCRI

Bl

short term uses

NG CORIRBOIURY

The following is a product summary for Cork City Harbour.

131

THE PROJECT

1.2 EARLY ACTI ON&EDREQUI R
1.21 ATHE SI X PAOKO FOR
l—
Present this Secure cabinet CCC & DECLG Cabinet decision to support Q113
Economic support to further further assessment and
Proposition Report  program development of the strategy &
to Government recommendations
Manifesto or Set down aims of Government, CCC, PoC, Time related series of actionsto Q1 13
charter written partnership Irish Rail/CIE, other semi be achieved.
states & major landowners Present to Government
Development What is right for CCC lead with Options appraisal and agreed Q113
Structure Cork? Government vehicle to
Partnership: CCC, CIE, Q313
PoC, Nama, semi states &
major landowners
Broker public Unlock state land CCC lead with Partnership working Q113
sector businesses assets, resources & Government Land primed for deve|opment
pan Government Partnership: CCC, CIE,
capacity PoC, Nama, semi states
and major landowners
Agree practical Start to change CCC, PoC, CIE other semi  Better perception, activity and Q113
initiatives for perceptions states, landowners and animation
2013 occupiers
Planning review Statutory CCE Ensure continued flexible Q3 &
requirement approach and consideration of Q413

For the next twenty years Cork City Harbour will be the focus of master planned
mixed use incremental development. It will be the expansion zone to drive
economic growth, businesses, jobs and wealth for the City and Cork region.

1.3.2

WHAT DOES IT COMPRISE?

A city district of four, physically themed product areas that help shape the
experience, offer and reputation of Cork City Harbour.

1 City Harbour Interchange. Mid to high density development led by transport

accessibility

1 East Central. Mid to high density mixed use development led by transport
accessibility
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f Mid Urban. Mid density, larger floor-plate uses and big users of space, i.e.
property that might normally be attracted to suburban or out of town locations

1 Marina Lifestyle. Low density development around a strong leisure experience

Figure 1: Cork City Harbour i view east to west towards the city centre

o ;

VP ort of Cbhz—"“% Statlon w5
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Source: Brady Shipman Martin, Cork City Council and Colliers International

133 WHERE WILL DEMAND COME FROM?

Continued growth in the Cork and Irish population; expanding domestic and
international businesses, new domestic and incoming international businesses
and leisure visitors to Cork.

1.3.4  WHY IS IT DIFFERENT?

It re-orientates towards the City Centre and mobilises a partnership approach to
delivery that is about unlocking state land assets and capacity. Development works
off existing City Centre infrastructure and services.

It has prime State owned or controlled assets that are key to unlocking the
potential and the return to the Irish economy and State.

Outside of Dublin, Cork Ci t y Har bourés strategic | ocati
city makes it one of the most attractive pieces of real estate to draw in investment
and jobs.

COLLIERS INTERNATIONAL 9
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135 HOW IS IT BRANDED AND WHAT MIGHT IT BE CALLED?

Cork City Harbour is a place open for business, people and ideas. Best practice in
urban development, improvement and management plus an urban lifestyle
refleciveof Cor k6s cosmopolitan |ive, work and p

There will be four themed physical product areas, City Harbour Interchange, East
Central, Mid Urban and Marina Lifestyle. Initially it will not target on any one
specific sector.

Cork City Harbour, the name unites the assets of the City and Harbour Region. It
will help to elevate the Cork City Region internationally.
1.3.6 HOW MIGHT IT BE DELIVERED?

Government mobilising creative partnerships that unlocks public sector land
assets and private sector investment that supports a delivery vehicle to align
interests and pool resources. Alignment and connections to the adjacent City
Centre plus a range of other practical initiatives are early actions.

1.3.7 WHAT MIGHT BE ITS VALUE?

Redeveloped city waterfronts are places that have helped cities re-evaluate their
offer and experience. In particular Cork City Harbour will:

1 Drive public sector partnership working, a model for others to use in Ireland.

f Ensure State and public company involvement early to grow the value of public
sector assets and private sector confidence and investment.

1 Continue to modernise Cork City Centre and deliver the appropriate property
solution the market demands.

1 Elevate Cork internationally through a clearer place brand strategy.

1 Be the location where sustainable economic growth, jobs and wealth can best
be located.

COLLIERS INTERNATIONAL 10
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2.1

COLLIERS INTERNATIONAL

530+ OFFICES IN
62 COUNTRIES ON
6 CONTINENTS

o]

o]

o]

US$1.8 billion in revenue
12,300 employees

1.25 billion square feet under
management

76,000 lease and sale
transactions

US$68.2 in transaction value

WITH

a Brady Shipman Martin

a DKM Economics
o Mott MacDonald

2.2

Competition between cities
is intensifying. Cork needs to
strengthen its offer as a
great place to live, visit and
invest
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THBACKSTORY

A CORK STRATEGONBOMRC RECOVERY

The multi-disciplinary team was tasked with research, analysis and strategy advice
covering four topics:

1 Global Business and Economic Assessment
— the demand and supply context for economic growth and job creation

2 (Place) Branding and Marketing
— how to position, market and sell Cork Docklands

3 Funding and Finance
— With capital shortage and risk aversion how to mobilise scarce resources

4 Phased Implementation Strategy
— to deliver development to meet the needs of people, business and Ireland

A significant range and depth of work along with advocacy messages is condensed
in this report that shows how Cork City Harbour can support the national economic
recovery plan, contribute to the Action plan for Jobs and strengthen the Cork
Region. This report sets out a fresh product and market led approach for the area
we are now presenting as Cork City Harbour. The aim of this work is to set out a
credible, understandable, sellable and deliverable strategy that injects fresh
momentum to spark development that can contribute to economic growth, job
creation and wealth for Ireland.

THE PROGECODNTEXT

Cork City Harbour is a National Spatial Strategy and Cork Area Strategic Plan
project. There are master plans and Local Area Plans and achievements have
been made over the last eleven years since the 2001 Cork Docklands strategy was
produced. In the current harsh economic and property climate, to reboot the
project ready for emerging opportunities is sensible. However post credit crunch
and in the current recession risk aversion is high and capital is scarce. Successful
projects need rigour, evidence, credibility, partnerships, professionalism,
governance and a good dash of is féidirlinn( iyes we cano) .

Corkis| r e | secahdcity and the economic, social and cultural core of the
southern region on the island of Ireland. It needs fresh momentum to meet ever
more intense competition between City Regions. This means it is important to use
the downtime in the Irish economy and this position in the market cycle, to position
Cork for future success.
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221 THE RATIONALE FOR CORK CITY HARBOUR

In the following sections we explore and advise on the rationale for progressing
Cork City Harbour and provide recommendations for delivery:

f The market context for economic growth that supports the need for the
refreshed Cork City Harbour project

1 In light of the market context what this means for a refreshed vision
1 The development strategy options to start implementation
1 How stakeholders should market and sell the project

This study should help discussions with potential partners in the public or private
sectors, whether in Cork, Dublin, London, New York, San Francisco, Brussels,
Frankfurt, Dubai, Mumbai or Shanghai.

Figure 2: Cork City Harbour view eastwards towards the harbour

Source: Cork City Council, Brady Shipman Martin
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