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MEETING OF TALLAGHT AREA COMMITTEE 2

Monday, February 26, 2007

Headed Item No. 14(A)
The ESSO site is owned by ESSO Ireland, a private Limited Company. There are a number of criteria that would need to be fulfilled in the consideration of a Compulsory Purchase for this site:-
1)
Prior to a CPO, an approach would be required to be made to the owners to determine whether the site could be acquired by agreement. In the event that South Dublin County Council negotiates with the land owner on the open market, the sale price will be at the vendor’s discretion and may be inflated by competition from other interested parties. Landowners are not legally obliged to accept any offers made by South Dublin County Council.

2) 
If land cannot be purchased by agreement, the other means of acquiring the site would be by using the Compulsory Purchase procedure. However to invoke the CPO procedure, the Council would be required to define the purpose for which the site was being acquired. The Council have no policy document that would indicate why the land should be acquired for amenity purposes, see below. Negative planning advice has been previously given in relation to this suggested purpose for the acquisition of the site.
The Esso lands are subject to zoning objective CT namely ‘to project, improve and provide for the future development of the County Town of Tallaght’ in the County Development Plan 2004-2010. There are no Specific Local Objectives in the County Development Plan that relate to the site. The Development Plan includes a number of Specific Local Objectives that relate to Open Space policy in the Town Centre/ Village area. These are:-
72. Bancroft Park – Improvements

Provide for the development and upgrading of Bancroft Park including;

· Upgrading of entrances to the park and establishment of an internal network of pedestrian footpaths.

· Upgrading of facilities for active and passive recreation.

78. Tallaght Village – Amenities

In co-operation with the relevant landowners, provide the following amenities in Tallaght Village:

· b) a town park on the Priory land adjoining Old Blessington Rd.

·  3

83. Tallaght Village – Improvements

Continue the civic upgrading and refurbishment of Tallaght Village including the completion of the scheme of environmental improvement works......(The Council is currently completing environmental improvement works in the Village to the value of three quarters of a million euros under the Urban and Village Scheme).
91. Tallaght Town Centre – Sean Walsh Park

· Provide for the future development of Sean Walsh Park for active and passive recreational facilities, and not to include the development of major commercial leisure facilities.

Chapter

In the Tallaght Town Centre Local Area Plan, 2006, the assigned Future Land Use is for mixed use development, with up to 100% residential (Mixed Use C). The maximum building height threshold is four stories and maximum plot ratio threshold is 1:5:1 at this location.   
The Local Area Plan contains an Open Space Strategy to provide new areas of public space and to upgrade existing parks so that they provide highly amenable space for existing and future residents. The main thrust of the policy adjoining the Village is “to facilitate greater controlled public access to institutional lands such as the ITT and The Priory in considering future developments.” As stated in the County Development Plan, the realisation of these objectives is envisaged in cooperation with the relevant landowners.

There are no objectives in relation to open space/parks on the Esso site in the adopted Local Area Plan, nor was this matter raised during the public consultation or decision making stages of the plan preparation process, which took place between February 2005 and October 2006.
It is noted that there is an existing public space comprising 1.8 acres (0.73 hectares) located only 60 paces walk from the Esso site, which is considered to be of a higher amenity value, on the Greenhills Road.  

One of the principal reasons put forward for the suggested acquisition of the Esso site for open space use is to provide ‘breathing space’ for the adjoining Dominican Priory.  The existing buildings on the Priory site are surrounded by private gardens and mature trees and contained within defined boundaries comprising stone walls and railings.  It is noted that the Dominican Order submission on the proposed Tallaght Town Centre Local Area Plan, considers there to be no need for further public open space in this part of Tallaght and identifies “many existing parks in locality”, “four of them less than five minutes walk away”.  

In the event that the proposed acquisition of land relates to a planned public infrastructure project, South Dublin County Council can initiate proceedings to compulsory purchase the land.  A Compulsory Purchase Order would be required and affected parties would be compensated for their loss/disturbance at the market value of the land.  This is normally a long drawn out procedure.

Finally, there is a current planning application pertaining to this site, Reg. Ref. SD06A/1125. Permission is sought for demolition of petrol station and construction of a mixed retail/residential development of 39 no. apartments and 676sq.metres retail on 4 floors over basement car park. The application is made by the O’Connor Development Group and includes a letter of consent form ESSO Ireland. 
A Decision to refuse permission for this proposal was made on 23rd February 2007 for the following reasons:

1. The proposed development would constitute overdevelopment of the site by reason of: 
(i) the proposed plot ratio which exceeds the Tallaght Town Centre Local Area Plan maximum standards by 30%
(ii) the relationship of the proposed buildings to existing and permitted development on adjoining sites some of which are single storey
 (iii) the overall height of the building which at 4 storeys would be 16 metres in height and would be significantly higher than other four storey blocks in the area
(iv) the scale of the proposed development 

and would therefore materially contravene the objectives of the Tallaght Town Centre Local Area Plan as outlined in chapter five of the said plan, would seriously injure the visual amenities of the area and would be contrary to the proper planning and sustainable development of the area.

2. Having regard to 
(i) the future land use assumptions for the Village Green and Blessington Road precinct as outlined in the Tallaght Town Centre Local Area plan which state that : 
'Buildings should be medium scale within the Village Green. Buildings adjacent to Main Street and existing residential areas should be lower-medium scale to provide a sense of transition to more sensitive areas'.  
(ii) the provision of public/private amenity space
(iv) the fact that the ground floor residential units on the old Greenhills Road do not have direct own door access from the street
(vi) average apartment size,

It is considered that the proposed development would contravene materially the objectives of the Tallaght Town Centre Local Area plan, would set an undesirable precedent for further such development  and would therefore be contrary to the proper planning and sustainable development of the area.

3. The proposed development would materially affect the character of the existing historical village of Tallaght and the adjoining Architectural Conservation Area.  It is considered that any new development within the village core should respect the scale and character of the existing building stock.  The proposed development would therefore be contrary to the proper planning and sustainable development of the area.

As requested by the Committee, the Council’s management has met with the contractual owner of the site and following that meeting the Council’s Valuer has had discussions with the Valuer acting for the contractual owner.

The valuation put on the site of 0.55 acres (0.22 hectares) having regard to its previous commercial use and its potential development is significantly in excess of €6m and as such would not present value for money for the Council having regard to the non-commercial uses suggested and accordingly, it is not intended to pursue its acquisition.

The Council has in recent years engaged the services of a qualified Conservation Officer to promote conservation in the County generally and in the historical village of Tallaght.

In addition, it has recently provided an office in the Town Centre for the promotion of Tourism and it makes a substantial annual financial contribution to the operational programme of the South Dublin Tourism Company which the Council was instrumental in setting up.

Also it has actively been and is endeavouring to recruit a Heritage Officer and hopes to have the appointment made in the next few months.  
In addition, it is proposed to establish within the next few months a Tallaght Promotional Office similar to the Adamstown Information Centre but with a wider range of services adjacent to the LUAS terminus in a building already acquired for that purpose.
However, the Council has recently been approached by existing community service providers in the village and its environs about the inadequacy of the facilities they occupy having regard to their needs to develop and expand their services.  The Council intends to meet again with these with a view to assisting their needs and in this connection a further report will be made to the Committee as soon as possible.

