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Land Use, Economic & Transport Planning Department

South Dublin County Council
April 2011
Section 1 Introduction
Purpose and Content of the Report

The purpose of this document is to report on the outcome of the consultation process carried out after the publication of the Draft Clondalkin Framework Plan.  It is to inform the elected members of any proposed amendments to the Framework Plan prior to noting and publishing it as the guiding document for development in Clondalkin.
South Dublin County Council Development Plan 2010 - 2016 Context

Clondalkin village is zoned ‘TC’ – to ‘protect, provide for and / or improve Town Centre facilities’ in the South Dublin County Council Development Plan 2010-2016. 

The preparation of the Clondalkin Framework Plan is in accordance with Specific Local Objective 43 – Clondalkin Town Centre – Plan, which states:
Prepare a Plan for the proposed Clondalkin Town Centre area, specifically with a view to improving amenities and transport while, at the same time, ensuring that new developments respect the amenity of existing developments.

The purpose of the Clondalkin Framework Plan is to set out a sustainable and integrated approach to future development, to allow the village to diversify and grow while protecting and enhancing its distinctive historic character. The Framework Plan also presents an opportunity to create a model for mixed-use brownfield development, connected streets, a linked series of green corridors and civic spaces and an improved environment in the historic core of the village.
Metro West Railway Order Application

In the context of the preparation of the Draft Clondalkin Framework Plan, it is noted that in October 2010 the Railway Procurement Agency (RPA) made a Rail Order application to An Bord Pleanala for Metro West. A date for an Oral Hearing has not been confirmed to date.
Public Consultation

Submissions were sought from stakeholders, statutory bodies, members of the public and other interested parties during the Draft Framework Plan public consultation period.  The consultation period ran from 21st January to 21st March 2010. 5 submissions were received and have been summarised in this report.
Organisation of the Report

This report is organised into four parts:

Part 1 provides an introduction to the report with a review of progress to date.

Part 2 includes a summary of the main issues contained in the submissions.

Part 3 contains a list of recommended amendments.

Part 4 contains the appendices.
Appendix A
contains a List of Persons/Bodies Consulted
Appendix B
contains a List of Persons/Bodies who made Written Submissions
Appendix C
contains the original Newspaper Advert in the Irish Times
Appendix D
contains the revised Newspaper Advert in the Clondalkin Gazette
The original submissions have been scanned and copied onto a CD for each Council Member and is circulated with this report.

Section 2 – Submissions Received

Section 2.1 List of Persons and Bodies who made submissions

CLONFRA0001
Dunloe Ewart on behalf of Hallian and Rosthwaite (PropCo) Limited, Grand Canal House, Grand Canal Street Upper, Dublin 4. 
CLONFRA0002
Declan Brassil & Company Ltd on behalf of Eircom Ltd, Lincoln House, Phoenix Street, Smithfield, Dublin 7.

CLONFRA0003
Railway Procurement Agency (RPA), Parkgate Business Centre, Parkgate Street, Dublin 8.

CLONFRA0004
GVA Planning on behalf of Tesco Ireland Ltd, Second Floor, Seagrave House, 19 -20 Earlsfort Terrace, Dublin 2.

CLONFRA0005
South Dublin County Disability Advisory / Consultative Panel, Corporate Services Department, South Dublin County Council, County Hall, Tallaght, Dublin 24.
Section 2.2 Detailed Consideration of Submissions received

Upon receipt of each submission the submission was given a number and it is this numbering sequence which is used in the report.  
	Submission Number
	Name/Site
	Contact Address

	CLONFRA0001
	Dunloe Ewart on behalf of Hallian and Rosthwaite (PropCo) Limited
	Grand Canal House, Grand Canal Street Upper, Dublin 4.


Issues Raised 
· Clondalkin is negatively impacted by the retail draw currently offered at Liffey Valley; it is of importance that the retail offer provided at Clondalkin has sufficient critical mass to act as a draw.
· Convenience (food) shopping is vital to anchoring other retailers and services offered at Clondalkin Town Centre.

· A comparison retail offering could be provided through a mixture of smaller retail outlets in the town centre.

· Particular attention should be given to size / scale of new urban blocks, integration of new development with The Mill Shopping Centre and linkage formation.

· Plot footprints and building footprints as proposed would not provide for the form of commercial uses which can be attracted to this town centre location.

· The northern loop road alignment proposed under SD09A/0306 (application for mixed commercial development, currently under appeal to An Bord Pleanala) met the requirements of South Dublin County Council and is reflected in the Draft Framework Plan.

· Rosthwaite (PropCo) Ltd have restrictive covenants placed on them which limits the extent of redevelopment which could be undertaken to the surface car park which serves The Mill Shopping Centre. Proposed road / street layout will have to take cognisance of this. Rosthwaite (PropCo) Ltd object to the layout of the southern loop road which would run adjacent to the front of The Mill Shopping Centre. 

· The Metro West alignment could be used to provide for the north / south linkage route sought by the Framework Plan. 
· In consideration of the above, a revised Masterplan and road alignment layout has been included in the submission.

· Any proposed planting should be subject to alteration / omission where existing utilities / access / uses etc would preclude such planting.

· The area beneath the existing ESB powerlines could be utilised for additional car parking. 

· The density diagram would suggest a predominantly residential based development; in consideration of the other diagrams included in the Framework Plan, this diagram should be omitted.

· The Framework Plan does not provide for the retention of the existing service yards that serve the existing Mill Shopping Centre; these service yards should be retained. 

Response

· There is adequate flexibility in the Framework Plan and the South Dublin County Council Development Plan 2010-2016 to allow for convenience and comparison retail development at Clondalkin, which is zoned ‘TC’ and is a Level 3 centre in the Retail Centre Hierarchy. 
· Having regard to new urban block structure and building footprints, it is the aim of Draft Framework Plan to present a long term, best planning case for the development of Clondalkin town centre and to make assumptions on how brownfield lands could be developed in a flexible yet cohesive manner, in consideration of best practice urban design principles appropriate to the ‘TC’ zoning of the lands. A variety of commercial and retail uses could be accommodated within the general block structures and building footprints indicated in the Framework Plan. To allow for flexibility and consideration of interim design solutions, it is considered that Section 5.6 should be amended to state that block structures contained in the Framework Plan are indicative and that building heights up to those shown would be allowed in the town centre area.

· The proposed alternate Masterplan and road alignment included in the submission would not be acceptable to the Land Use, Economic & Transport Planning Department.
· The northern loop road alignment (contained in the submission by the landowners) does not allow for access to lands to the west of the proposed Metro West stop and appears as a possible ‘rat-run’ from Ninth Local Road to New Nangor Road. 
· The block structure proposed in the submission, to the west of the Metro West stop lacks street address, fails to animate and provide definition to the northern loop and has the potential to be surrounded by areas of surface car parking. The Draft Framework Plan promotes the creation of a well structured urban form giving rise to an appropriate mix of uses building a flexible and adaptable town centre.
· The proposed southern loop alignment in the submission follows the alignment of proposed Metro West, is located further south than that in the Draft Framework Plan and delivers vehicular traffic onto the Old Nangor Road. The proposed alignment in the submission would not allow for the creation of a strong primary street with dual frontage through the brownfield lands to the west and north of the existing Mill Shopping Centre. Furthermore, the proposed alignment shown in the submission would hinder the delivery of a coarser block structure appropriate to the town centre status of the lands, would bring vehicular traffic closer to the historic core of the village and the opportunity to continue the Green Network from the Old Nangor Road through to the civic space in front of the Civic Offices would be lost. 
· The primary street proposed in the Draft Framework Plan, located to the front of the existing Mill Shopping Centre, would be subject to detailed design in relation to traffic movements, pedestrian movements and service access to existing and future proposed developments.
· Planting proposals in the town centre and any impact on existing utilities, access, uses etc can be addressed at planning application stage for development proposals in Clondalkin town centre.  Planting is an important consideration in the development of Framework Plan lands, not only to ameliorate the urban environment but also to soften hard standing areas and to enhance biodiversity opportunities.
· The density drawing in the Draft Framework is included to illustrate the intensity of development in the town centre area, particularly in the vicinity of the proposed Metro West stop. Noted that the diagram is titled ‘Density’.

· The Draft Framework Plan recognises the potential for car parking to be located under the existing ESB powerlines; the quantum of parking in this area would need to be considered in tandem with the envisioned role of this area as part of the ‘Green Network’. A propensity of large areas of surface car parking in this area is discouraged. 
· It is the function of the Framework Plan to ensure that the development of individual sites is done in an integrated and cohesive manner, embracing the town centre context of Clondalkin and safeguarding existing development and the development potential of adjoining and adjacent sites. The Draft Framework Plan allows for numerous access roads; it is envisaged that service yards would be accommodated within blocks and accessed from the network of access roads proposed. It is envisaged that the servicing requirements of the existing Mill Shopping Centre would be addressed as part of re-development proposals of this area of the town centre.
Recommendation

· No change to Design Framework layout and northern and southern loop road alignments.

· Amend Section 5.6 to include extra bullet points stating:

‘Whilst the proposed street layout is generally fixed, the building block structure shown in the legend may be regarded as indicative. 
Buildings heights up to those shown on the legend will be considered to allow for flexibility and interim design solutions’.

· Amend Section 3.6 Car Parking to include the following sentence, ‘An appropriate variation in parking standards will be allowed to accommodate convenience retail uses’. 

· Amend title of Drawing 5.5 from ‘Density’ to ‘Urban Intensity’ to reflect the purpose of the diagram; this drawing is not intended to indicate a predominantly residential based development.
	Submission Number
	Name/Site
	Contact Address

	CLONFRA0002
	Declan Brassil & Company Ltd on behalf of Eircom Ltd
	Lincoln House, Phoenix Street, Smithfield, Dublin 7


Issues Raised 
· This detailed submission addresses the inclusion of the southern portion of a site (comprising approximately 13.4 hectares) within Eircom’s landholding, as part of the ‘Green Network’, the main issues raised are:
· The subject plot comprises an area of hard standing and is used in conjunction with the overall use of the site as a Cable Depot for Eircom. 
· The inclusion of the lands as part of the ‘Green Network’ would be contrary to the EP2 zoning objective of the site and would not be compatible or consistent with the established use on site.

· The subject plot does not form part of the lands subject to SLO 43 of the South Dublin County Council Development Plan 2010-2016. It is clearly the intention of SLO 43 to provide a Framework Plan for the Clondalkin town centre area.
· A non-statutory objective for a ‘Green Network’ on these lands has no prospect of being implemented over the life time of the Plan and could hamper development on the site. 
· The South Dublin County Council Development Plan 2010-2016 has adequately provided for open space associated with the Grand Canal under the extent of the area zoned Objective F to the south of the subject site.

· The Framework Plan boundary should be amended so that the subject site is excluded from the Plan area.

Response
· It is considered that the purpose of the Green Network envisaged under the Framework Plan can be accommodated within the lands to the south of the subject site zoned ‘F’ along the Grand Canal. 
· Given the proximity of the subject site to the Grand Canal, it is considered that any future re-development of the overall lands within Eircom’s ownership could include a green element allowing the creation of a Canal side amenity corridor.
Recommendation
· Amend Framework Plan drawings to exclude the subject plot under Eircom’s ownership from the Green Network.
	Submission Number
	Name/Site
	Contact Address

	CLONFRA0003
	Railway Procurement Agency
	Parkgate Business Centre, Parkgate Street, Dublin 8.


Issues Raised 
· On Draft Framework Plan drawings Metro West alignment is shown to the south of the Cammock River; correct alignment is proposed to run north of the river, through the existing CPM Pitch & Putt Club lands. This alignment is shown on layout plans submitted for a development at the Pitch & Putt Club which was granted outline permission by South Dublin County Council. 
· On Draft Framework Plan drawings a secondary street is proposed to the south of the proposed Metro West stop. The location of the junction with Metro West requires further consideration as this junction would require signal control. It is imperative that Metro West has full priority at all junctions along the route. 
· The Draft Framework Plan shows secondary streets alongside the Clondalkin Metro West stop on both sides. This design would segregate the stop from the surrounding area and preclude the creation of a sense of place in the area.
· Design issues to be considered when planning the location and type of any tree planting should include the Metro West reservation requirement of 12 metres for operation and ‘line of sight’ operation of the system. 
Response

· Draft Clondalkin Framework Plan drawings were prepared based on Metro West emerging preferred route. The remainder of the alignment as shown in the Draft Framework Plan is consistent with drawings submitted by RPA to An Bord Pleanala as part of the Rail Order application. 
· Given the ‘TC’ zoning objective of the lands and intensity of urban development anticipated adjacent to the Metro West stop, a secondary street at this general location should be provided for in the Framework Plan. The secondary street proposed in the Draft Framework Plan, located to the south of the proposed Metro West stop, would be subject to future detailed design.
· The secondary streets proposed alongside both sides of the Clondalkin Metro West stop are included to facilitate access to envisaged high intensity mixed use development in the vicinity of the stop. The design of these secondary streets, which may facilitate access / egress onto New Nangor Road will be the subject of future detailed design and would not detract from the creation of a sense of place in this area of the town centre. 
· Planting proposals in the vicinity of the Metro West would be subject to detailed design in consideration of the requirements of the RPA and An Bord Pleanala.

Recommendation

· Amend Framework Plan drawings in Sections 4 & 5 to reflect the alignment of Metro West running north of the Cammock River through the CPM Pitch & Putt Club lands.
· No change to secondary street layout.

	Submission Number
	Name/Site
	Contact Address

	CLONFRA0004
	GVA Planning on behalf of Tesco Ireland Ltd
	Second Floor, Seagrave House, 19 -20 Earlsfort Terrace, Dublin 2.


Issues Raised 
· The Draft Framework Plan is highly prescriptive in terms of building heights and densities. In the current development climate, flexibility is essential in order to facilitate development. 

· The urban blocks illustrated in the Plan do not facilitate a modern retail format; there is limited market demand for smaller retail units created by perimeter buildings. There is a need to facilitate appropriate interim development solutions without prejudicing the long term development of Clondalkin as shown the Draft Framework Plan.
· There is a need for suitable sized and designated sites which can accommodate a large retail format and a sufficient quantum of car-parking. A convenience foodstore will require a higher level of car parking than comparison retail uses. 
· Car parking standards in the Framework Plan should differentiate between ‘food retail’ and ‘non-food retail’; 1:14 is an appropriate parking standard for ‘food retail’.  Parking standards in the current Development Plan do not differentiate between different forms of retailing. 
· Service access should be free flowing.

· Where other uses are inappropriately required in association with a large retailer there can be difficulties with regard to operation hours and noise. 

· Construction details and signage should allow for the requirements of the operator to be facilitated.  

· To address the issues raised above, it is recommended that a policy in the Framework Plan should state that building heights, road networks and block layouts are subject to change as individual planning applications are brought forward. 

Response

· It is the aim of the draft Framework Plan to present a best planning case for the development of Clondalkin town centre and to make assumptions on how brownfield lands could be developed in a cohesive manner, in consideration of best practice urban design principles. The urban block layout in the Draft Framework Plan allows for flexibility, larger retail structures can be accommodated within a perimeter block setting.
· Whilst the draft Framework Plan has a long term planning scenario in mind, the development of individual sites will be considered as development proposals come forward. It is the function of the Framework Plan to ensure that the development of individual sites is done in an integrated and cohesive manner, embracing the town centre context of Clondalkin village and safeguarding the development potential of adjoining and adjacent sites. 
· To allow for flexibility and the consideration of interim design solutions, it is considered that Section 5.6 should be amended to state that block structures contained in the Framework Plan are indicative and that building heights up to those shown would be allowed in the town centre area.
· Car parking requirements for retail applications will be considered in the context of the quantum of development proposed and the car parking standards set out in the South Dublin County Council Development Plan 2010 – 2016 and in other national guidance documents. To allow for an increase in convenience retail car parking that may be required, it is considered that Section 3.6 Car Parking should be amended.
· Service, construction and signage requirements can be addressed at planning application stage for all development proposals in Clondalkin town centre.
Recommendation
· Amend Section 5.6 to include extra bullet points stating:

‘Whilst the proposed street layout is generally fixed, the building block structure shown in the legend may be regarded as indicative. 

Buildings heights up to those shown on the legend will be considered to allow for flexibility and interim design solutions’.

· Amend Section 3.6 Car Parking to include the following sentence, ‘An appropriate variation in parking standards will be allowed to accommodate convenience retail uses’. 

	Submission Number
	Name/Site
	Contact Address

	CLONFRA0005
	South Dublin County Disability Advisory / Consultative Panel
	Corporate Services Department, South Dublin County Council, County Hall, Tallaght, Dublin 24


Issues Raised 
· A commitment to achieving universal access is fundamental to ensuring that the Framework Plan creates a vibrant, inclusive village for everyone. 
· It is recommended that Part M of the Building Regulations, accessible parking issues and the principles of universal access should be included in Sections 1.2, 2.9, 2.93, 3.2, 3.6 and 4.4 of the Draft Framework Plan respectively. 

Response

· It is the aim of the Framework Plan to put forward a holistic and integrated approach to the future development of Clondalkin village; the Design Framework in Section 5 sets out the broader potential development of the main three character areas, setting out how the village may progress into the future.
· It is recognised that the built form and access network should address the needs of all users. Section 4.4 Opportunities arising from challenges, recognises that ‘roads could become streets through the creation of a more positive environment’. 
· It is envisaged that as part of the ‘Green Network’ a softer grid of hard and soft landscaped pedestrian and cycle routes will be overlain onto the new proposed street network. These routes would be segregated from cars and would optimise use by wheelchair users, disabled people and people with mobility impairments. 

· This issue is adequately addressed in Section 1.3.11 Disabled People, Policy SCR5 Disabled People, SCR 6 Disability Act, Policy T15 Signal Controlled Pedestrian Facilities, Section 6.8.xii Disabled Persons, of the South Dublin County Council Development Plan 2010 – 2016.

· Part M requirements, accessible parking and detailed implementation of the principles of Universal Design should be considered at the relevant pre-planning, planning application and construction stages of any development proposed within Clondalkin village. 
Recommendation
· Amend Section 4.4 of the Framework Plan as follows:
Roads could become streets through the creation of a more positive environment for pedestrians, disabled people, people with mobility impairments and parents with children’. (new text in bold)
· Amend Section 5.4 of the Framework Plan as follows:

Overlay a softer grid of hard and soft-landscaped pedestrian and cycle routes on the new street network proposed. These routes would create a safe environment for and optimise use by, disabled people, wheelchair users and people with mobility impairments. (new text in bold)
Section 3 – Recommended amendments
Following completion of the public consultation process and review of submissions received, the following amendments are recommended:

· Amend Section 5.6 to include extra bullet points stating:

‘Whilst the proposed street layout is generally fixed, the building block structure shown in the legend may be regarded as indicative. 

Buildings heights up to those shown on the legend will be considered to allow for flexibility and interim design solutions’.

· Amend Section 3.6 Car Parking to include the following sentence,

‘An appropriate variation in parking standards will be allowed to accommodate convenience retail uses’. 

· Amend title of Drawing 5.5 from ‘Density’ to ‘Urban Intensity’ to reflect the purpose of the diagram.
· Amend Framework Plan drawings to exclude the subject plot under Eircom’s ownership from the Green Network.
· Amend Framework Plan drawings in Sections 4 & 5 to reflect the alignment of Metro West running north of the Cammock River through the CPM Pitch & Putt Club lands.

· Amend Section 4.4 of the Framework Plan as follows:

Roads could become streets through the creation of a more positive environment for pedestrians, disabled people, people with mobility impairments and parents with children. (new text in bold)
· Amend Section 5.4 of the Framework Plan as follows:

Overlay a softer grid of hard and soft-landscaped pedestrian and cycle routes on the new street network proposed. These routes would create a safe environment for and optimise use by, disabled people, wheelchair users and people with mobility impairments. (new text in bold)
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APPENDIX A

List of Persons/Bodies Consulted

•
Minister & Department of the Environment, Heritage and Local Government (Architectural and Archaeological Heritage Unit)

•
County Development Board
•
Minister for Defence
•
Minister for Marine and Natural Resources
•
Fáilte Ireland 

•
National Transport Authority (NTA)
•
Electricity Supply Board (Networks)
•
Forfas 
•
Health Services Executive

•
Health and Safety Authority

•
National Roads Authority (NRA)
•
An Taisce

•
Heritage Council
•
Railway Procurement Agency (RPA)
•
Bord Gais
APPENDIX B


List of Persons/Bodies who made Written Submissions

CLONFRA0001
Dunloe Ewart on behalf of Hallian and Rosthwaite (PropCo) Limited, Grand Canal House, Grand Canal Street Upper, Dublin 4. 

CLONFRA0002
Declan Brassil & Company Ltd on behalf of Eircom Ltd, Lincoln House, Phoenix Street, Smithfield, Dublin 7.

CLONFRA0003
Railway Procurement Agency (RPA), Parkgate Business Centre, Parkgate Street, Dublin 8.

CLONFRA0004
GVA Planning on behalf of Tesco Ireland Ltd, Second Floor, Seagrave House, 19 -20 Earlsfort Terrace, Dublin 2.

CLONFRA0005
South Dublin County Disability Advisory / Consultative Panel, Corporate Services Department, South Dublin County Council, County Hall, Tallaght, Dublin 24.
APPENDIX C


Original Newspaper Advert in the Irish Times
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Revised Newspaper Advert in the Clondalkin Gazette
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