COMHAIRLE CONTAE ÁTHA CLIATH THEAS
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Monday 10th November 2008

HEADED ITEM NO. 10
Proposed Metro West Supplementary Development Contributions Scheme

Section 49, Planning and Development Acts 2000-2007

Supplementary Development Contributions Scheme (SDCS)

Metro West 

Section 49 of the Planning and Development Acts 2000-2007 empowers a Planning Authority to levy supplementary development contribution(s) in respect of a development proposal which will benefit as a result of significant public expenditure on major infrastructural projects, such as new rail infrastructure.

It is Government policy to seek to maximise such development contributions and the Railway Procurement Agency have requested South Dublin County Council to consider the implementation of a  Supplementary Development Contribution Scheme in respect of the proposed orbital Metro West route linking Tallaght Town Centre to Dublin Airport.

The South Dublin County Council Development Plan 2004-2010 supports the improvement of public transport infrastructure in the County.

It also promotes the integration of land use planning with a high quality, sustainable and integrated transport system and seeks to ensure that the Metro West Project maximises opportunities for such integration. Section 11 of the Development Plan promotes increased densities of development in locations within walking distance of high quality public transport routes.

Paragraph 7.3.1 of the County Development Plan identifies “A new Metro light railway linking Dublin Airport, Blanchardstown, the Liffey Valley Centre, Clondalkin and Tallaght” as being among the planned improvements in public transport for the South Dublin County area set out in the DTO Strategy 2000-2016 ‘A Platform for Change’.  This Project is identified as ‘Metro West’ in the November 2005 ‘Transport 21’ Government Investment Programme.

Metro West extends approximately 24.7km from a point to the west of Main Street, Tallaght, in the South Dublin County Council area to Metropark in the Fingal County Council area linking Tallaght Town Centre with Dublin Airport.

In the South Dublin County area 7 No. stops are proposed at Tallaght East, Belgard, St 

Brigid’s, Clondalkin, Fonthill, Rowlagh & Liffey Valley.  2 No. additional future stops are

also proposed at Colbert’s Fort and Newlands.

The scheme will provide interchanges with existing Luas Red Line, the Citywest Luas, the Kildare Route at Fonthill in Clonburris (Heuston and Dart Interconnector), the proposed Lucan Luas at Quarryvale, the Maynooth line at Porterstown and Metro North and the airport at Metropark.

The connections provided by the Metro West scheme will greatly benefit the residents of South Dublin County Council by improving the connectivity of Town Centres and development areas effectively providing a new integrated transport network within the County making it easier to switch between different modes of transport and reducing reliance on the car.

Preparation of a statutory Section 49 Supplementary Development Contributions Scheme commenced in the summer of 2008 and the Planning Department commissioned an independent Economic Consultant with relevant experience to advise on setting the levy rate for the Scheme. It was determined that the levy set must meet a number of criteria.  These are:- 

· It must be set at a level that will raise revenue with a present value that is adequate to finance in part construction of the infrastructure;

· The amount raised must be proportionate to the service that is provided by the Metro West Project;

· It must not inhibit the competitive position of South Dublin by diverting development  to other areas;

· The present value of the projected revenue must be an appropriate portion of the increase in property values that has been calculated.

The purpose of this report is to inform the County Council that in accordance with Section 49 of the Planning and Development Acts 2000-2007 (as amended), it is intended that formal public display of the proposed Supplementary Development Contribution Scheme for the Metro West Project will commence after the 10th November Council meeting and within a reasonable timescale thereof, i.e. during November 2008. 

Area affected by Levy

An area lying within the boundaries of the River Liffey to the north, M50 to the east, Outer Ring Road to the west and the River Dodder from the M50 to the bridge at Old Bawn, the Firhouse Road West to the N81 to the junction with the Outer Ring Road to the south is identified as the transportation corridor within which benefit will accrue to development.
The total area within the South Dublin County Council functional area, to which the Scheme relates, comprises 3,500 hectares.  Approximately 60% of this area is already developed, principally for housing, roads, public open space and employment uses.  Parts of this area may be suitable for future redevelopment.

Cost of Infrastructure and percentage of cost which is applicable to South Dublin County Council

In a letter to South Dublin County Council dated 29th of August 2008  the RPA  state ‘..the current estimate for the project suggests that the capital cost will be in excess of €1 billion in 2008 prices.’

In the same correspondence the RPA further state ‘..it is the policy of the RPA to secure private contributions to the project of at least 50% of the total capital cost. Private contributions primarily comprise levies accrued under SDCS’.
The scheme passes through Fingal County Council and South Dublin County Council.  The total length of the route is circa 24.7km (Tallaght East – Metropark).  The length of the route in the South Dublin County Council area is 10.1km.  On the basis of the above it is estimated that 41% of the overall cost of the scheme will arise in the South Dublin, administrative area. 

Taking these factors into account, an estimate of €410 million (capital cost) for the part of the route in South Dublin has been made.  Given that the RPA has indicated that at least 50% of the total capital cost should be raised by the SDCS, a target figure of €205m is proposed for the SDCS in the South Dublin County area.

Optimum Rate of Levy 

The research indicates that the levy applied must be such that an appropriate portion of the value that is created accrues as revenue. On the basis of other schemes and research carried out, this should be in the region of 18% to 20% of the value identified. Table 1 shows the % of value created by existing schemes ranged between 8% on Metro North Dublin City and 25% on Metro North Fingal.

Table 1
Comparison with Other Projects
	Project
	Benefits

€m
	Revenue Captured  €m
	%

	Metro North Fingal
	2,100
	525
	25

	Metro North

Dublin City
	1,400
	113
	8

	Kildare Route
	389
	57.5
	15

	Glenamuck DD Road
	802
	143
	18


Given the requirement to raise at least 50% of the cost of the scheme above and the requirement to capture 18% of the value created, the optimum rate of levy should capture between €205 and €236 million. 

Proposed Rate of Contribution

The Scheme sets out the basis for the determination of the contributions which are payable and indicates the amount of the contribution per residential unit or per square metre retail/commercial of each class of development. These are as follows;

Table 2
Contribution Rates in 2008 Prices

	Category
	Rate



	Residential
	€3,000 per unit

	Commercial
	€50 per m2

	Retail
	€65 per m2


The overall value of the scheme following adjustment for exemptions in relation to social/affordable housing is €223 million  This is equal to 54.4% of the indicated cost. 

The levy will raise between 14.8% and 23.6% of the value that is created in property to which it can be applied, depending on whether there is a low or high impact on the price of residential property.  This gives a mid-point of 19.2% similar to the value created in other schemes (See Table 1 above).

Table 3 shows a comparison between the levies applied to a number of schemes. It indicates that the levy rate applied in the Metro West project is similar to those of other schemes. For clarity and comparison purposes rates are expressed per hectare.
Table 3: Levy Rates in SDCSs in Dublin in 2008
	
	Residential 
	Commercial
	Retail

	Metro West 
	€300,000 per ha
	€750,000 per ha
	€975,000 per ha

	DLR Luas B1 
	€319,070 per ha
	€727,500 per ha

	Fingal Metro North
	€319,725 per ha
	€727,650 per ha
	€992,250 per ha

	Dublin City Metro 
	€320,040 per ha
	€752,000 per ha
	€966,000 per ha

	Navan-Dublin Rail 
	€159,535 per ha
	€363,740 per ha

	Kildare Route Project 
	€199,500 per ha
	€23.47 per m2
	€30.45 per m2


Note: The Dublin City, Kildare Rail Project and Fingal Metro North levies are converted to per ha equivalents according to projected densities and plot ratios.

Further to formal notification of the commencement of public display, there is a minimum period of six weeks during which submissions or observations in respect of the proposed Scheme may be made by any interested party. The County Manager then has four weeks in which to prepare a report, with recommendations, in respect of the submissions or observations received. The County Council, as Planning Authority then has a maximum of six weeks to determine the Scheme.

The likely timescale for the Plan determination process is therefore as follows:-

Public Display and Submissions

November-December 2008

Preparation of Manager’s Report

January-February 2009

Council Determination



February-March 2009

Council Decision 



February-March 2009

It is proposed to provide an opportunity for a briefing of the elected members of the Council.

