Manager’s Report on Submissions on Variation No. 3: lands at Tallaght West Swimming Pool/Sports Complex
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COMHAIRLE CONTAE ATHA CLIATH THEAS

SOUTH DUBLIN COUNTY COUNCIL

MEETING OF SOUTH DUBLIN COUNTY COUNCIL

MONDAY 12TH FEBRUARY 2007
HEADED ITEM NO. 6 
Re:
Proposed Variation of South Dublin County Council Development Plan 2004-2010 for lands at Tallaght West Swimming Pool/Sports Complex – Variation No. 3.
Manager’s Report on Submissions and Recommendations
The following Report was circulated to the Members on 2nd January 2007 in relation to the Proposed Variation of South Dublin County Council Development Plan 2004-2010 for lands at Tallaght West Swimming Pool/Sports Complex – Variation No. 3.  .

Following discussions and a roll call vote at the meeting of the Tallaght Area Committee on 22nd January 2007 it was agreed that the Report be recommended to full Council.

Introduction

The Proposed Variation No. 3 of the County Development Plan seeks to rezone lands (circa 1.8ha) located on the western side of the junction of the Cheeverstown Road and Fortunestown Way from zoning objective  “F” – To provide for Open Space and Recreational Amenity to zoning objective “A” – To protect and/or improve residential amenity.  The lands include the Tallaght West Swimming Pool/Sports Complex (See attached map).

A Screening Report in accordance with the Strategic Environmental Assessment Regulations was completed and forwarded to the environmental authorities, the Environmental Protection Agency and the Department of Environment Heritage and Local Government.  As no submissions on this report were received, the Planning Authority confirmed its decision that a Strategic Environmental Assessment of the Proposed Variation was not required. (See Appendix 1 for details).

Background

The Council undertook a Part 8 process for the development of a new West Tallaght Sports and Leisure Centre, comprising a 25 metre Swimming Pool, complete with changing rooms, viewing area and café and a new Sports Hall and with changing and ancillary sports facilities, including the provision of external changing rooms, carparking, associated landscaping and site works at the junction of Cheeverstown Road and Fortunestown Way, Jobstown, West Tallaght, Dublin 24 and infill housing to provide passive supervision at all times of the recreational complex.

The manager’s report on submissions and a recommendation to proceed with the proposal was noted by the Members at the Council meeting of 14 April 2003.  

In addition, The West Tallaght Study, June 2003, refers to this project in the context of providing for the recreational and leisure needs for the Jobstown, Brookfield and Saggart communities.

Procedure

The County Manager is required to prepare a Report on submissions received during the period when the Proposed Variation was on display.  The Members consider the Report and then decide on the Variation not later than 6 weeks after receipt of the Manager’s Report.
Public Notification

Proposed Variation No. 3 of the South Dublin County Council Development Plan 2004-2010 for lands at Tallaght West Swimming Pool/Sports Complex was publicly notified on 14 November 2006.  Written submissions/observations on the Proposed Variation were invited from interested parties.  The submission period closed on 12 December 2006.  Three submissions were received.  Details are set out below:
	Ref. No.
	Submitter
	Contact Name

	Var3/01
	Department of Communications Marine and Natural Resources
	Frances Heaslip, 
Co-ordination Unit

	Var3/02
	Jobstown Community Council, 
	Anne Genockey

Chairperson



	Var3/03
	FutureWest CRA
	Mary McManus

Chairperson




Summary of Submissions

The Planning and Development Acts 2000 -2006 require that the County Manager’s Report summarises the main issues in the submissions and makes recommendations on these submissions.
Copies of the submissions are included at Appendix 2 attached to this report.  Copies of submissions are also available to view on the Council’s website www.southdublin.ie  

The following issues were raised in the submissions:  
1. Unsustainability of Housing on this Site

Additional housing is not sustainable on land designated for sport and recreation in the RAPID area of Tallaght 
2. Impact of HSE Rent Supplement Tenancies on Community Services and Amenities

The degradation of residential amenity has resulted from the practice by absentee landlords of renting private housing units to tenancies supported by HSE rent supplement.  The consequence of this provision of accommodation outside the Local Authority system of social housing means that the demographics of the area are distorted.  This practice will perpetuate pressures on all local services such as family supports, health services, policing and transport infrastructure.
3. Contrary to the Council’s Housing Strategy

The proposal for further private housing in the West Tallaght area would be contrary to the Housing Strategy of the Council, which requires that Affordable only housing should be provided in this area of Tallaght.

4. Swimming Pool Funding Shortfall from Government
Since the original Part VIII proposal was adopted, the tax intake of the State has surpassed all predictions.  It is considered that the shortfall in funding for the swimming pool complex should be provided by the surpluses of the Government.  It is no longer appropriate that the Council should be forced to sell lands designated for community recreational facilities in a RAPID area identified as requiring essential community assets to meet the needs of the expanding population.
5. Passive Surveillance Rationale

The justification of the Planning Authority to provide for residential development as a method of passive surveillance for the swimming pool complex is not accepted.  The location of the site at a major junction and adjacent to the estates of Kilclare and Raheen provides adequate surveillance.

6. Alternative Proposal to Housing

Alternatives to the rezoning proposal for residential land use should include:

· A grass soccer pitch

· A hockey pitch

· A skateboard park

· All weather courts for basketball, tennis, netball and athletic facilities.

· A Garda Station

Comments and Recommendations on the Submissions
1. Unsustainability of Housing on this Site
It is considered that the physical and social infrastructure of the area has adequate capacity to support the proposal of circa 50 units on the subject lands.

Thus no change is recommended to the proposed Variation.
2. Impact of HSE Rent Supplement Tenancies on Community Services and Amenities
Concerns regarding a concentration in the West Tallaght area of households dependent on social income supports are recognised.  For that reason provisions in the Council’s Housing Strategy, regarding compliance with Part V, include criteria which restrict social housing units where areas of deprivation higher than the national average are prevalent.

Furthermore, the Council is one of the lead housing authorities implementing the Rental Accommodation Scheme (RAS).  This is a form of PPP whereby the Council procures properties by long lease from private property owners to cater for the accommodation needs of social housing clients.

Among its objectives is the promotion of social integration by tenure mix and, to this end, a draft policy on tenure mix/social integration will be brought to the Housing and Social SPC early in 2007 with a view to having this policy recommended to and adopted by the full Council.

Under the proposed policy the Council would strive to promote tenure mix/social integration by setting maximum thresholds on the number of social housing units of all types—RAS, Rent Supplemented and Council in any non-council housing estate or apartment block with the overwhelming balance—up to 90%, being owner occupied and private rented properties.

Thus no change is recommended to the proposed Variation.

3. Contrary to the Council’s Housing Strategy

The interpretation of the Council’s Housing Strategy in the submissions is only partially correct.  The Strategy does not prohibit further development of private housing in the area.  The restriction to “affordable” housing applies to compliance by private housing developers with provisions in Part V; i.e. the obligation to contribute 15% of the value of the private housing development through either provision of social and/or affordable housing units, or through the transfer of lands and/or cash. 
In the Tallaght electoral districts, where social deprivation statistics are higher than the national average, compliance with Part V requirements via the ‘built units’ option, may be “affordable units” only i.e. social housing units are not acceptable. Thus, the proposed terms and conditions of the contract for the sale of the subject lands include a number of ‘affordable’ residential units to fulfil the Part V requirement and for private housing development on this site.  
Thus no change is recommended to the proposed Variation.

4. Swimming Pool Funding Shortfall from Government

The following funding arrangements should be noted:

· The range of recreational facilities including a swimming pool, , sauna, gym, sports hall and associated changing rooms, which benefit the local population, have been provided in the leisure complex.  These facilities exceed the minimum qualifying criteria for a government grant for a leisure pool.  

· Under the government grants scheme, South Dublin County Council, secured from the government, the maximum possible grant of €3,809,214 for such facilities in this category of area, while the total cost of the construction of all the facilities is €16,296,908.

· Thus, under the grants scheme, the Council has no basis for a further application to the government for additional funds and must meet the balance of the costs from its own resources.
Thus no change is recommended to the proposed Variation.

5. Passive Surveillance Rationale

The distance of the site from adjacent housing in Kilclare and Raheen estates militates against effective scrutiny of activity around the leisure complex and playing fields.  Further, the attention of drivers of vehicles passing the site is focussed on traffic safety and driving co-ordination.  It is not reasonable to rely solely on this means of surveillance.  In addition, the traffic volumes would not coincide with the times of greatest risk of anti-social behaviour.  Therefore, the argument that sufficient surveillance can be provided by passing drivers and existing residences is not accepted.
Thus no change is recommended to the proposed Variation.

6. Alternative Proposals to Housing on the lands
It is considered that the proposal for rezoning would not significantly compromise the opportunities for the location of future recreational facilities.

Among the existing and proposed community facilities in the area.

· The adjoining Tallaght Leisure Centre which includes swimming pool, gym, sauna, large sports hall and dressing rooms 

· The existing community facility at the Jobstown Village Core is to be refurbished, extended to include a Youth Drop-In facility and Connect IT room costing circa €2.5 million.  Most of the funding has either been provided or sourced by South Dublin County Council. 

· A new children’s playround in Kiltalown Park to go on site in Spring 2007 (€75,000).  50% provided by Housing Department of South Dublin County Council from levies. 

· The recently built Jobstown Crèche project is managed by South Dublin County Council with the Department of Justice and Law Reform funding under Equal Opportunities Childcare Programme. 

· A new Drugs Treatment facility at Jobstown Village Core 

· Recently extended playground at community centre. 
· There are currently three soccer pitches and one Gaelic pitch in use at Jobstown Park. 

· The County Council has recently made an application for sports capital grants for the development of all-weather pitches adjacent to the swimming pool.  It is planned to provide a ‘MUGA’(multi use games area) in the park in the near future, subject to funding being available. 

Further to the proposal for a Garda Station on the site, the Department of Justice, Equality & Law Reform has given the Council no indication that a Garda Station site is required on the lands or in the general vicinity.
Thus no change to the proposed Variation is recommended.

Conclusion

Accordingly, it is recommended that the Planning Map No. 4 of the South Dublin County Council Development Plan 2004 – 2010 be varied as follows:
Proposed Zoning

The zoning of the lands from Zoning Objective ‘F’ (To preserve and provide for Open Space and Recreational Amenities) to Zoning Objective ‘A’ (To protect and/or improve Residential Amenity).

Next steps in the procedures regarding the variation of a Development Plan

· The Proposed Variation and the County Manager’s Report to be considered by the Members within 6 weeks of the submission to them of the Manager’s Report.

· A Variation of a Development Plan shall have effect from the date the variation is made.

Recommendation

That Proposed Variation of the South Dublin County Council Development Plan  2004 – 2010 – (Variation No. 3 for lands at Tallaght West Swimming Pool/Sports Complex), amending the zoning of the lands from Zoning Objective ‘F’ (To preserve and provide for Open Space and Recreational Amenities) to Zoning Objective ‘A’ (To protect and/or improve Residential Amenity), be adopted.

APPENDIX 1
SEA SCREENING REPORT PROCESS

	SEA SCREENING REPORT PROCESS




Part 1 
SEA SCREENING REPORT

Below is a copy of the Screening Report submitted to the relevant statutory bodies, in this instance, the Department of Environment, Heritage and Local Government and the Environmental Protection Agency on 27 September 2006 by South Dublin County Council

REPORT

PLANNING AND DEVELOPMENT ACTS 2000-2006

PLANNING AND DEVELOPMENT (STRATEGIC ENVIRONMENTAL ASSESSMENT) REGULATIONS 2004

SOUTH DUBLIN COUNTY COUNCIL DEVELOPMENT PLAN 2004-2010

PROPOSED VARIATION NO. 3

REPORT PURSUANT TO ARTICLE 13K PLANNING AND DEVELOPMENT (STRATEGIC ENVIRONMENTAL ASSESSMENT) REGULATIONS 2004

DETERMINATION OF THE NEED FOR ENVIRONMENTAL ASSESSMENT OF A VARIATION OF THE SOUTH DUBLIN COUNTY DEVELOPMENT PLAN IN TERMS OF THE PROVISIONS OF ARTICLE 13K OF THE PLANNING AND  DEVELOPMENT (STRATEGIC ENVIRONMENTAL ASSESSMENT) REGULATIONS 2004

1.0 THE PURPOSE OF THIS REPORT

South Dublin County Council (the Planning Authority) intends to initiate the procedures for making a Variation of the County Development Plan 2004-2010 under Section 13 of the Planning and Development Act 2000 (as amended) (the Act).

It is proposed to rezone lands located on the western side of the junction of the Cheeverstown Road and Fortunestown Way from “F” – To provide for Open Space and Recreational Amenity to “A” - To protect and/or improve residential amenity.  
1.2
Background 

The Council undertook a Part 8 process for the development of a new West Tallaght Sports and Leisure Centre, “comprising a 25 metre Swimming Pool, complete with changing village, viewing area and café and a new Sports Hall and Leisure Centre with changing and ancillary sports facilities including the provision of external changing rooms, carparking, associated landscaping and site works at the junction of Cheeverstown Road and Fortunestown Way, Jobstown, West Tallaght, Dublin 24.  To build an infill housing development along the adjoining edges of Jobstown Park consisting of 52x2 bed. apartments in a mixture of two and three storeys and ancillary car parking”. 

The Manager’s report on submissions and a recommendation to proceed with the proposal was noted at the meeting of the County Council on 14 April 2003. 

The development of part of the swimming pool and leisure centre lands for residential development was embodied in the West Tallaght Study, June 2003.  The development of part of the lands for residential use was part of the comprehensive package for the provision of the swimming pool and associated facilities. 

 

1.3
Description of Lands  

The subject area (circa 1.8 ha ) is located at the junction of Cheeverstown Road and Fortunestown Way, which forms the eastern corner of lands zoned ‘F’ in the South Dublin County Development Plan 2004-2010 – ‘To provide for Open Space and Recreational Amenity’’.   The subject lands are not currently used as open space and are part of the construction site for the new swimming pool and leisure centre.  

The adjoining lands to the north consist of playing pitches and open space.  The subject lands are separated from adjacent residential areas to the east and south by distributor roads and wide grass margins, or localised open space, adjoining these roads.   In addition, the layouts of the adjacent residential estates are configured so that these dwellings do not overlook the open space and recreational lands. 

 

1.4
Considerations

The existing playing fields and new sports facilities under construction are vulnerable to anti-social behaviour largely because the area is not under the type of surveillance afforded by residential development which directly overlooks public areas.  It is considered that residential use to overlook the sports complex and the adjoining playing pitches would significantly enhance the security and amenity of these community facilities. 

It is considered appropriate, therefore, to change the current zoning on this site from ‘F’ – ‘To provide for Open Space and Recreational Amenity’ to ‘A’ – ‘To protect and/or improve residential amenity’ (see attached map).   This proposed to make this change by means of a Variation of the Development Plan.  As noted above the residential use was agreed in principle by the Council as part of the Part 8 process in 2003. 

A Variation to the Development Plan will ensure that the policies and standards of the “A” (residential) zoning objective, as set out in the Development Plan, can apply on this site.  These standards refer to such factors as density, housing type, private open space etc.. 

 

2.0
REQUIREMENTS

2.1 In terms of the Regulations it is mandatory to undertake the screening process to determine whether or not to carry out a strategic environmental assessment as set out in Article 13K of the Regulations. An assessment of the Proposed Variation  in terms of the criteria set out in Schedule 2A of the Regulations is set out in Section 3 below.

3.0 ASSESSMENT IN TERMS OF SCHEDULE 2A OF THE PLANNING AND DEVELOPMENT (STRATEGIC ENVIRONMENTAL ASSESSMENT) REGULATIONS 2004

	1.0   THE CHARACTERISTICS OF THE PLAN HAVING REGARD IN PARTICULAR TO:



	1.1 The degree to which the plan sets a framework for projects and other activities, either with regard to the location, nature, size and operating conditions, or by allocating resources;

The Proposed Variation will provide for the application of provisions of the “A” zoning objective - To protect and/or improve residential amenity to these lands.



	1.2 The degree to which the plan influences other plans, including those in a hierarchy.

The Proposed Variation to change the zoning of lands to provide for an infill residential development in an existing urban area will not affect other plans.



	1.3 The relevance of the plan for the integration of environmental considerations, in particular with a view to promoting sustainable development.

The Proposed Variation will ensure that development on the lands will be carried out in general accordance with the provisions of the South Dublin County Council Development Plan 2004 – 2010 regarding residential development.



	1.4 Environmental problems relevant to the plan.

No significant environmental problems are identified in relation to the Proposed Variation. The lands are capable of being serviced by existing public water supply and foul and surface water drainage services.  The lands are also served by a modern road network, on which  Dublin Bus provides services.



	1.5 The relevance of the plan for the implementation of European Union legislation on the environment (e.g. plans linked to waste management or water protection).

These plans and programmes are addressed in the South Dublin County Development Plan 2004-2010 and are not specifically addressed in this Proposed Variation. Any site specific issues would be addressed through the planning application process




	2.0     CHARACTERISTICS OF THE EFFECTS AND OF THE AREA LIKELY TO BE AFFECTED, HAVING REGARD, IN PARTICULAR, TO:



	2.1    The probability, duration, frequency and reversibility of the effects.

The Proposed Variation will result in the permanent conversion of the subject land (circa 1.8 ha) from open space to residential development and recreational facilities, which as currently under construction. 



	2.2 The cumulative nature of the effects.

It is considered that there will be no cumulative likely significant effects on the environment.



	2.3    The transboundary nature of the effects.

It is considered that there will not be any transboundary likely significant effects on the environment with regard to the Proposed Variation.



	2.4   The risks to human health or the environment (e.g. due to  accidents).

No risks to human health or the environment due to accidents have been identified.  



	2.5   The magnitude and spatial extent of the effects (geographical area and size of population likely to be affected).

The Proposed Variation will result in an infill housing scheme per ha in conjunction with the swimming pool/sports complex, which is currently under construction.


	2.6   The value, and vulnerability of the area likely to be affected due to:

(a) special natural characteristics or cultural heritage;

No likely significant effects on either special natural characteristics or cultural heritage are anticipated.

(b) exceeded environmental quality standards or limit values;

         None identified.

(c)    intensive land use

None identified.

	2.7   The effects on areas or landscapes which have a recognised national, European Union or international protection status.

There are no such designated landscapes affected by the Proposed Variation.

               


4.0 STATUTORY CONSULTATION

4.1
The specified environmental authorities in relation to variations of development plans are;

· The Environmental Protection Agency (EPA)

· The Department of the Environment, Heritage and Local Government (DEHLG)

· The Department of Communications, Marine and Natural Resources (DCMNR).

As the Proposed Variation will have no significant effects in relation to fisheries or the marine environment, the authorities to be consulted are the EPA and DEHLG under Article 13A(4) of the Regulations.

5.0 DETERMINATION IN TERMS OF ARTICLE 13K

5.1 In terms of the provisions of Article 13K of the Regulations, following the appropriate consultation period the planning authority shall determine whether or not implementation of the Proposed Variation would be likely to have significant effects on the environment, taking account of relevant criteria set out in Schedule 2A of the Regulations (see 3.0 above) and any submission or observation received from the environmental authority (see 4.0 above).

5.2 It is proposed to initiate the procedures for the variation of the South Dublin County Development Plan in order to facilitate passive surveillance of the community assets of a swimming pool and sports complex and adjoining playing pitches as a method to deterring anti-social behaviour, while providing additional dwellings in the Dublin Metropolitan Area..  The aim of the Proposed Variation is to ensure the proper planning and sustainable development of the area.

6.0 CONCLUSION

6.1 It is considered that the Proposed Variation as detailed above is not likely to have significant effects on the environment.

Part 2
 Decision of South Dublin County Council


In view of the above it is considered that a Strategic Environmental Assessment Report is not required in respect of the Proposed Variation No. 3 of the South Dublin County Development Plan 2004-2010.

Part 3
 Public Notice of the Decision of South Dublin County Council

The closing date for submissions from the statutory bodies was 24 October 2006.  No response was received.  After consideration, the South Dublin County Council confirms its decision that a strategic environmental assessment is not required in respect of the Proposed Variation No. 3 of the South Dublin County Development Plan 2004-2010.

APPENDIX 2 
SUBMISSIONS RECEIVED ON PROPOSED
VARIATION NO3.
_____________________________________________________________________
SUBMISSION  REF: Var 3/No.1

__________________________________________________________________________Paddy McNamara
Administrative Officer
Planning Department
South Dublin County Council
County Hall
Tallaght
Dublin 24
 

12/12/06
 

RE: Proposed Variation (No. 3) of South County Dublin Council development Plan 2004-2010. Lands at Tallaght west Swimming pool/Sports Complex, Jobstown
 

Dear Mr. McNamara, 
I refer to your letter of the 14/11/06 in the above regard. 
The Department of Communications, Marine and Natural Resources have no comments to make at this time. 
The above is without prejudice to any comments that the Eastern Regional Fisheries Board may have in this matter. 
Yours sincerely, 
Frances Heaslip 
Co-Ordination Unit 
DCMNR 
Phone- 01 6783084 
E-Mail - frances.heaslip@dcmnr.gov.ie
_____________________________________________________________________
SUBMISSION  REF: Var 3/No.2

_____________________________________________________________________Paddy McNamara, 

Administrative Officer, 

Planning Department, 

South Dublin County Council, 

County Hall, 

Tallaght, 

Dublin 24
Re:
(VARIATION NO. 3) LANDS AT TALLAGHT WEST SWIMMING
POOL/SPORTS COMPLEX, JOBSTOWN
5th December 2006 

Further to a meeting held by the Jobstown Community Council on the 4th December last it was decided to put forward a submission against the proposed variation to the Development Plan of land located in Jobstown Park adjacent to the new swimming pool facility.

The considerations against the proposal to rezone this site put forward by the committee/community representatives locally are as follows:

1. Additional housing on land that is designated for sports and recreation in the RAPID areas of Tallaght is not sustainable.  South Dublin County Council should be preserving and developing such sites to their full recreational potential as opposed to burdening an area that is already stretched to it’s limits in terms of supports for families and other infrastructure with additional demands for services. Rezoning this land as residential is not in keeping with the proper planning and sustainable development of the area.

2. The trends to date in the Jobstown area in relation to private residential development are extremely negative, we have witnessed since the onset of the “Tiger Economy” the degradation of private residential estates by the practice of absentee landlords/investor buyers purchasing houses in abundance.  Many properties in the area have been bought and continue to be bought by investors who are pricing local prospective owner/occupier purchasers out of the market and for the most part it appears they are renting their properties to people who are in receipt of rental supplement payments from the HSE.  This practice gives a distorted view of the needs in the Jobstown/Brookfield area – effectively these properties are private properties housing people who should be accommodated by the Local Authority but are placed outside of that system and yet still put pressure on all services locally such as family supports, health services, policing and transport infrastructure.  In addition The Housing strategy of South Dublin County Council states that any further residential development in the West Tallaght area should be Affordable housing only, which in effect is recognition of the fact that this concentration of Local Authority developments and rental accommodation is not sustainable.

3. When the original Part VIII was agreed to allow for the development of the 

excellent new swimming pool facility councillors agreed to place this site on the open market in order to fund the cost of providing the pool.  At that time this decision would have been seen to be reasonable as times were tougher and the state coffers were not in the healthy position that they are in today.  Given that the economy has improved significantly since that time, Jobstown Community Council feel that the onus should be placed on the government to come up with any shortfall in funding for facilities in RAPID areas and that assets of the areas should not be “up for grabs” in a Sale of the Century type scenario anymore.  The government should be assisting RAPID areas to retain and develop existing open spaces instead of forcing the Council to sell them off to fund much needed facilities.  With facilities such as the swimming pool and all of the other excellent facilities provided in the area such as playgrounds etc it should be borne in mind that RAPID areas are really playing catch-up with all other areas from the outset, even since the RAPID plan for West Tallaght was published there has been a significant increase in residential development in the area Russell Square, Fortunestown B, various infill schemes - for the most part social housing.  The RAPID plan was also discussed and it was agreed that is now out of date in the context of the increase in population in the area.

4. The notion of a need to provide passive surveillance of the swimming pool facility is negated by the fact that the site is located in a key location on a very busy junction on a road which is about to be upgraded significantly thereby increasing traffic in the area would provide the passive surveillance needed, in addition the site is surrounded by residential development i.e. Kilclare and to the south of the site in Raheen. 

Alternative suggestions for the development of this site

The Community Council strongly feel that this site should not be developed for anything other than recreational facilities.  South Dublin County Council should look to provide improved sporting or youth or community facilities on the site such as the following:

· A realigned and properly maintained grass soccer pitch.

· A hockey pitch.

· A state of the art Skateboard park.

· An all-weather facility – not soccer which could encompass basketball courts, netball courts, half basketball courts, tennis courts, athletic facility, bowling facility, MUGAs etc.

If in the event the site must be sold off – the Community Council strongly suggest the following two uses ONLY  for the land:

1. In light of the consistent findings of reports such as RAPID, the West Tallaght Study, the CDI report and previously the Jobstown Integrated Services Process and CODAN the area has an absolute need for a Garda Station.  The Council must demonstrate leadership in this area by approaching the Department of Justice on behalf of the community expressing its commitment to the West Tallaght area and calling on them to purchase this site to provide a Garda Station.  Gardai in the Tallaght area are woefully under-resourced to the point of being scandalous, if there is any doubt about this need and what the community want the Council should undertake a door-to-door survey in the area in order to assess democratically the wishes of the communities.  This is a serious suggestion and could be an important exercise in engaging a community that feels significantly marginalised by South Dublin County Council according to the council’s own customer satisfaction survey and by the latest exercise in Electoral register deletions.

2. Affordable Housing provision should be the next priority of South Dublin County Council, if the Council sells this site to the highest bidder to provide Private Residential Development without conditioning in affordable housing only it will be contravening its very own Housing Strategy which states that any further residential development in West Tallaght should provide for Affordable Housing only.  Affordable Housing offers the opportunity to provide for owner occupied development in the area many local young people are interested in setting up home in Jobstown but are priced out of the market by investors – placing an affordable housing designation on this site will provide an opportunity to stabilise the area by curtailing the number of properties that are used for rental/transient housing in the area.

As the rezoning of land is a function for the elected members of the County Council and not a function of management we strongly urge our local councillors to stand up and be counted for the communities in the area and represent our views to councillors outside of Tallaght and to encourage them to support us.  We understand that many of the decisions that councillors have to make have to be based on hard economic facts and that the sentiments that underpinned the original Part VIII decision for this site were well intentioned but given that there has been a significant upturn in the economy since that time, we feel that Councillors are well within their rights to review the original decision they made in the light of current economic realities and use their imagination and ingenuity to come up with an alternative way of raising the funding for our new leisure centre.

Yours sincerely

__________________________

Anne Genockey

Chairperson

Jobstown Community Council

SUBMISSION  REF: Var 3/No.3

From: FutureWest CRA [mailto:futurewest@eircom.net] 
Sent: 12 December 2006 16:44
To: Paddy McNamara
Subject: Submission re Variation number 3 to Development Plan
Dear Mr McNamara
 

Please find attached the submission of FutureWest CRA in relation to the proposed Variation number 3 to the Development Plan.
 

This is a copy of a submission which has already been provided to you from Jobstown Community Council - this document reflects the views of FutureWest CRA and should be considered as an additional submission in this process.
 

I would appreciate an acknowledgement of receipt of this submission and if there are any issues with this submission please feel free to contact me on the following numbers.  Many thanks.
 

Yours sincerely
 

Mary McManus
Chairperson - FutureWest CRA
 

Telephone:    01 4011915
Mobile:         085 1199834
 
Paddy McNamara, 

Administrative Officer, 

Planning Department, 

South Dublin County Council, 

County Hall, 

Tallaght, 

Dublin 24
Re:
(VARIATION NO. 3) LANDS AT TALLAGHT WEST SWIMMING
POOL/SPORTS COMPLEX, JOBSTOWN
5th December 2006 

Dear Mr McNamara

Further to a meeting held by the Jobstown Community Council on the 4th December last it was decided to put forward a submission against the proposed variation to the Development Plan of land located in Jobstown Park adjacent to the new swimming pool facility.

The considerations against the proposal to rezone this site put forward by the committee/community representatives locally are as follows:

5. Additional housing on land that is designated for sports and recreation in the RAPID areas of Tallaght is not sustainable.  South Dublin County Council should be preserving and developing such sites to their full recreational potential as opposed to burdening an area that is already stretched to it’s limits in terms of supports for families and other infrastructure with additional demands for services. Rezoning this land as residential is not in keeping with the proper planning and sustainable development of the area.

6. The trends to date in the Jobstown area in relation to private residential development are extremely negative, we have witnessed since the onset of the “Tiger Economy” the degradation of private residential estates by the practice of absentee landlords/investor buyers purchasing houses in abundance.  Many properties in the area have been bought and continue to be bought by investors who are pricing local prospective owner/occupier purchasers out of the market and for the most part it appears they are renting their properties to people who are in receipt of rental supplement payments from the HSE.  This practice gives a distorted view of the needs in the Jobstown/Brookfield area – effectively these properties are private properties housing people who should be accommodated by the Local Authority but are placed outside of that system and yet still put pressure on all services locally such as family supports, health services, policing and transport infrastructure.  In addition The Housing strategy of South Dublin County Council states that any further residential development in the West Tallaght area should be Affordable housing only, which in effect is recognition of the fact that this concentration of Local Authority developments and rental accommodation is not sustainable.

7. When the original Part VIII was agreed to allow for the development of the 

excellent new swimming pool facility councillors agreed to place this site on the open market in order to fund the cost of providing the pool.  At that time this decision would have been seen to be reasonable as times were tougher and the state coffers were not in the healthy position that they are in today.  Given that the economy has improved significantly since that time, Jobstown Community Council feel that the onus should be placed on the government to come up with any shortfall in funding for facilities in RAPID areas and that assets of the areas should not be “up for grabs” in a Sale of the Century type scenario anymore.  The government should be assisting RAPID areas to retain and develop existing open spaces instead of forcing the Council to sell them off to fund much needed facilities.  With facilities such as the swimming pool and all of the other excellent facilities provided in the area such as playgrounds etc it should be borne in mind that RAPID areas are really playing catch-up with all other areas from the outset, even since the RAPID plan for West Tallaght was published there has been a significant increase in residential development in the area Russell Square, Fortunestown B, various infill schemes - for the most part social housing.  The RAPID plan was also discussed and it was agreed that is now out of date in the context of the increase in population in the area.

8. The notion of a need to provide passive surveillance of the swimming pool facility is negated by the fact that the site is located in a key location on a very busy junction on a road which is about to be upgraded significantly thereby increasing traffic in the area would provide the passive surveillance needed, in addition the site is surrounded by residential development i.e. Kilclare and to the south of the site in Raheen. 

Alternative suggestions for the development of this site

The Community Council strongly feel that this site should not be developed for anything other than recreational facilities.  South Dublin County Council should look to provide improved sporting or youth or community facilities on the site such as the following:

· A realigned and properly maintained grass soccer pitch.

· A hockey pitch.

· A state of the art Skateboard park.

· An all-weather facility – not soccer which could encompass basketball courts, netball courts, half basketball courts, tennis courts, athletic facility, bowling facility, MUGAs etc.

If in the event the site must be sold off – the Community Council strongly suggest the following two uses ONLY  for the land:

3. In light of the consistent findings of reports such as RAPID, the West Tallaght Study, the CDI report and previously the Jobstown Integrated Services Process and CODAN the area has an absolute need for a Garda Station.  The Council must demonstrate leadership in this area by approaching the Department of Justice on behalf of the community expressing its commitment to the West Tallaght area and calling on them to purchase this site to provide a Garda Station.  Gardai in the Tallaght area are woefully under-resourced to the point of being scandalous, if there is any doubt about this need and what the community want the Council should undertake a door-to-door survey in the area in order to assess democratically the wishes of the communities.  This is a serious suggestion and could be an important exercise in engaging a community that feels significantly marginalised by South Dublin County Council according to the council’s own customer satisfaction survey and by the latest exercise in Electoral register deletions.

4. Affordable Housing provision should be the next priority of South Dublin County Council, if the Council sells this site to the highest bidder to provide Private Residential Development without conditioning in affordable housing only it will be contravening its very own Housing Strategy which states that any further residential development in West Tallaght should provide for Affordable Housing only.  Affordable Housing offers the opportunity to provide for owner occupied development in the area many local young people are interested in setting up home in Jobstown but are priced out of the market by investors – placing an affordable housing designation on this site will provide an opportunity to stabilise the area by curtailing the number of properties that are used for rental/transient housing in the area.

As the rezoning of land is a function for the elected members of the County Council and not a function of management we strongly urge our local councillors to stand up and be counted for the communities in the area and represent our views to councillors outside of Tallaght and to encourage them to support us.  We understand that many of the decisions that councillors have to make have to be based on hard economic facts and that the sentiments that underpinned the original Part VIII decision for this site were well intentioned but given that there has been a significant upturn in the economy since that time, we feel that Councillors are well within their rights to review the original decision they made in the light of current economic realities and use their imagination and ingenuity to come up with an alternative way of raising the funding for our new leisure centre.

Yours sincerely

__________________________

Anne Genockey

Chairperson

Jobstown Community Council
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