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SPECIAL MEETING OF THE COUNTY COUNCIL

12th DECEMBER 2007

To consider Liffey Valley LAP, Clonburris LAP and Clonburris SDZ
Introductory comments by Paul Hogan, Senior Planner
There are 10 Points I wish to make before getting into the detail of the Plans.

Statutory Area Plans
1) SDCC – In recent years we have been recognised as having one of the best Planning Departments in the Country.

We stand out because we are committed to integrated area planning and by this I mean statutory SDZ Planning Schemes and statutory LAPs.
In this way, we seek to legitimise our Plans by ensuring that our elected reps and communities have a statutory role in the planning process.
We are unlike many other local planning authorities, who rely on non-statutory framework plans or old-style action area plans.  
The Planning Department seeks to offer robust and defensible plans based on the best possible planning techniques and effective public consultation.

For this process to continue to work, there must be trust and responsible decision making, influenced by proper planning and sustainable development in the context of National policies and priorities.

Experience and Track Record

2) SDCC has a proven track record in this, having pioneered effective Area Planning, from the Tallaght Integrated Area Plan in 1999 to the Adamstown SDZ Planning Scheme in 2003 to the proposed Plans before us today.
Adamstown is recognised in positive terms, both nationally and internationally, having won awards and is subject to ongoing attention.
We now have 5 years experience of implementing the Adamstown Plan and have learnt much from that.
Through these and other Area Plans, we have even significantly influenced the new Government standards in relation to apartments.

Don’t just take my word for it, the quality of the Plans now before us is recognised by the Department of the Environment who wrote in relation to Clonburris that “the Council is to be congratulated on preparing such a detailed, highly sustainable draft plan, with a strong focus on implementation.  The plan represents a new standard of best practice and many of the detailed concepts will be of interest to other planning authorities...”, similarly, the Dublin Transportation Office, endorse the approach we have taken as a template for the way all Area Plans should be prepared.  From the work we have done, we know that we also have the support of a whole host of other important bodies such as the National Roads Authority, the Department of Education and the Railway Procurement Agency, for the Plans now before us.


Expert Advice and Analysis

3)
This didn’t happen by accident and we can’t take all of the credit.  Over the past 18 months, we have combined our experience with the advice of expert consultants on both Plans, especially in relation to Traffic and Transportation (JMP Consultants), Masterplanning and Urban Design (Urban Initiatives), Retail Assessment (DTZ Consulting) and Sustainability (Ecoco Delap and Waller). This has involved rigorous testing and assessment of the options available to us in preparing these Plans.

Extensive Consultation and Amendment

4)
Most importantly, we have consulted the public at various stages on both Plans, initially at the Pre-Plan stage in June-July 2006 and more recently at the draft Plan stage between August and October 2007.
This was far more than just the basic required consultation:- we have made a film, developed websites, distributed leaflets, had displays and manned stands in local Shopping Centres as well as ads in local and national newspapers, press releases, and meetings with local stakeholders.  Both Plans combined attracted many hundreds of submissions and there were many positives arising from the consultation process.  We now propose to make approximately 80 combined changes to both Plans in the Manager’s Reports before you as a result.


Being Focused and Looking Forward
5) Many of the motions submitted seriously threaten the integrity of both Plans by seeking to link progress to (a) issues that are outside the scope of the Plans, (b) which have been confirmed by key National Agencies such as the NRA as going against National Policy and (c) which would make the overall development package non-viable.  This is despite the fact that these Plans were prepared by the same people in the same Planning Department responsible for preparing and implementing the Adamstown Plan, yet now with more experience and the benefit of more detailed advice. It easy to focus on the problems of the past.  Whenever significant new development is proposed, we are still reminded of Tallaght in the 1970’s, North Clondalkin in the 1980’s or South Lucan in the 1990’s.  Sure, there are still problems.  What we are trying to do is change all of that.  Whilst these Plans will contribute to the solutions, they cannot provide all of them.  We must look forward in relation to the Plan areas now before us and the planning context in which we now find ourselves and recognise that there will also be complementary solutions from other sources in relation to developments outside of the Plan areas.
Being Realistic and Reasonable

6) A critical threat posed by many of the motions submitted is the notion that just because something is inserted into in a LAP or Planning Scheme, it will happen.  The reality is, many of the motions proposed are so restrictive that if passed, in the case of the LAP areas in particular, they would result in individual development proposals that would be exclusively determined at appeal by An Bord Pleanala.  This is because the requirements of the Plans would be so unrealistic, that developers would have no choice, but to formulate planning applications with the intention of proceeding to An Bord Pleanala.  It is important to be aware that the Board is not legally bound by any Plan, especially one nullified by its own objectives and that contradicts the relevant County Development Plan.  The net effect of passing many of the motions submitted is so far removed from the principal requirements of the County Development Plan, that this would certainly be the case.  It is unfortunate that many of the motions are so unworkable and unachievable in this regard, that if passed, they would render the Plans impossible to defend by the Planning Department in any credible or rational manner.  An Bord Pleanala would become the defacto Planning Authority for these areas.
Not Wasting the Opportunity

7) This would represent a massive wasted opportunity for two reasons:-

a) The opportunity to use the LAPs as tools to ensure realistic and achievable, properly planned community gain, would be lost;

b) This SDCC role in relation to locally determining, influencing and negotiating planning applications would be rendered irrelevant, as bound by an uncertain and unimplementable Plan, the local Planners would have no credibility or negotiating position with an applicant who would simply wish to proceed straight to An Bord Pleanala.
Wider and Deeper Consequences

8) This also raises wider issues about the future direction of the County in terms of investment, sustainability, accountability and democracy.  In considering the motions before us, do we really wish to use these Plans as vehicles to depart from the County Development Plan, to ensure that uncertainty and delay is built into the planning process in our County by forcing An Bord Pleanala to make all our decisions in these key developing areas?  Do we really wish to give investors the message that we are not open for business and that they should provide homes, jobs and facilities elsewhere or wait ten years.  That we don’t wish to develop 1,000s of social and affordable homes or house thousands more people within 10 minutes walk of planned rail-based public transport.  There is also the danger that we will squander the opportunity to plan now to connect existing and future communities to improvements in public transport and possibly even jeopardise the timely delivery of these improvements by failing to adapt our land-use policies for such key locations to be served by heretofore unimaginably high standard public transport and amenity.  We may even devalue the Council’s land asset and damage future capital programmes and the delivery of social and affordable housing. 
Who are the Plans for?

9) The issue must also be raised as to who these Plans are for.  We must not lose sight of the tens of thousands of people who might eventually live and work in Liffey Valley and Clonburris, rather than commute from the outer fringes of Leinster to Dublin City Centre, and in so doing clog up the National and County roads as they pass through en-route to somewhere else.  These will include the sons and daughters, children and older people of Lucan, Palmerstown and Clondalkin as well as potentially any citizen of this County.  Why shouldn’t the current and future residents of this County have access to jobs, shopping and leisure facilities that are as good as  if not better than those that are being provided elsewhere, especially where public transport investment is being made? These Plans shouldn’t be about pulling up the drawbridge until some future date, effectively banishing and excluding people.  Rather they should be seeking to create opportunity, choice, improvement and advantage for all in a dynamic and evolving part of a modern European Capital City in a properly planned and phased way.
Responsible Decision Making

10) Finally, to sum up, we have prepared the best possible Plans in the context of local, national and regional policies and planned and programmed investment in transportation, further to the priorities set out in the County Development Plan.  This is recognised by the Department of the Environment.  We have drawn on our experience of developing Adamstown and sought the best advice from expert consultants.  We have worked with Government Departments and a range of Transportation agencies and providers to the extent that we can rely on their support.  We have liaised and consulted with the landowners and the public and have been willing to propose significant changes to the Plans.  We wish to look ahead and further raise the standard, but can only do so with Plans that are realistic and achievable.  It would reflect badly on all of us if it were to effectively hand over responsibility for the Planning of these areas of the County to An Bord Pleanala.  This would be a tremendous opportunity lost and would squander the promise, that putting realistic plans in place now can deliver. Unimplementable Plans would drive investment and jobs away, delay the completion of many thousands of much needed homes, many of which would be social and affordable, and render the delivery of physical and social infrastructure non-viable.  To prevent this happening and to encourage an achievable outcome based on best practice and improved quality of life for all, we request that you, as decision makers, take responsibility for these Plans in a manner that reflects their significance for the County and Region in the context of National Policy.  This will require leadership and courage, in the knowledge that we have a working template based on the Adamstown experience on which to base these future plans, in the context that it is seen to be working already.
I would urge you to consider this context in determining the proposed Plans now before us. 
