Environmental Assessment Report

on the Elected Representatives and Managers submissions / motions on the Proposed Fortunestown Local Area Plan (7th December 2011)

Introduction

While there is no specific statutory procedure for dealing with the environmental assessment of the Elected Representatives submissions / motions on the Manager’s Proposed Local Area Plan, there is the overriding requirement that the attention of the elected members needs to be drawn to the requirement that “the Environmental Report, the opinions expressed by the environmental authorities …..must be taken into account during the preparation of the plan and before its adoption”, Article 8 of the SEA Directive. A number of amendments have also been proposed by the Manager and have also been assessed within this document- these have been identified in bold italics.  
The assessment is required to identify those motions where there is “likely (to be) significant effects on the environment” 

Where this is the case, it may be possible to recommend amendments to the motions in order to “eliminate, reduce or offset any significant adverse effect”. If motions are adopted that have been identified as being is likely to have significant effects on the environment, this will necessitate revisions to the Environmental Report (or an addendum to the Report).

Methodology

The report below assesses all of the motions/amendments submitted.
 The assessment response is given in terms of the impact on the Strategic Environmental Objectives, where appropriate, as used in the Environmental Report and is detailed below the motion/amendment to signify the type of impact. The interactions between the SEOs and the policies and objectives of the Plan determine the effects of implementing the Plan. These effects include secondary, cumulative, synergistic, short, medium and long-term permanent and temporary, positive and negative effects. The SEOs for any effects, other than direct effects, are coloured blue in the Matrices that follow.

	Likely to Improve status of SEOs
	Probable Conflict with status of SEOs- unlikely to be mitigated
	Potential Conflict with status of SEOs- likely to be mitigated
	Uncertain interaction with status of SEOs
	Neutral Interaction with status of SEOs
	No Likely interaction with status of SEOs


	SEO Code
	Strategic Environmental Objective

	B1
	To avoid loss of relevant habitats, geological features, species or their sustaining resources in designated ecological sites 



	B2
	To avoid significant adverse impacts, including direct, cumulative and indirect impacts, to relevant habitats, geological features, species or their sustaining resources in designated ecological sites by development within or adjacent to these sites



	B3
	To sustain, enhance or - where relevant - prevent the loss of ecological networks or parts thereof which provide significant connectivity between areas of local biodiversity



	HH1
	To protect human health from hazards or nuisances arising from traffic and incompatible landuses



	S1
	To maximise the sustainable re-use of brownfield lands and the existing built environment



	W1
	To maintain and improve, where possible, the quality of the River Camac, its tributaries  and surface water



	W2
	To prevent pollution and contamination of ground water



	W3
	To prevent development on lands which pose - or are likely to pose in the future – a significant flood risk



	C1
	To minimise increases in travel related greenhouse emissions to air 



	C2
	To reduce car dependency within the County by way of, inter alia, encouraging modal change from car to more sustainable forms of public transport and encouraging development which will not be dependent on private transport 



	M1
	To serve new development under the LAP with appropriate waste water treatment



	M2
	To maintain and improve the quality of drinking water supplies



	CH1
	To protect the archaeological heritage of South Dublin with regard to entries to the Record of Monuments and Places - including the Saggart Zone of Archaeological Potential - and the context of the above within the surrounding landscape where relevant



	CH2
	To preserve and protect the special interest and character of South Dublin’s architectural heritage with regard to entries to the Record of Protected Structures, Architectural Conservation Areas, and their context within the surrounding landscape where relevant



	L1
	To protect and avoid significant adverse impacts on the landscape, landscape features and designated scenic routes; especially with regard to areas of high amenity of the Dublin Mountain Area.




Strategic Environmental Objectives (SEOs)
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	Proposed Motions and Amendments to the Fortunestown Local Area Plan 



	That the Manager includes an objective within the plan for the provision of a Healthcare facility to cater to the needs of the rapidly growing population locally.


	HHI C1 C2
	
	
	
	
	

	The location of a healthcare facility in proximity to public transport and within walking/cycling distances of residential developments which will act to reduce emissions, car based movements, and improve human health (SEO HH1 C1 C2).


	That a local library be provided within the Citywest shopping centre

	HHI C1 C2 

	
	
	
	
	

	This objective will facilitate more sustainable development and encourage walking/cycling based movement patterns (SEO HH1 C1C2). 


	To amend the Draft LAP and all figures and maps to OMIT the proposed link to/from the existing cul-de-sac at Ard Mor Lawns; and to amend objective AM 16 to replace the opening work “encourage” with the words “facilitate, with residents’ general approval”. 

	
	
	HH1 C1 C2
	
	
	

	It is important that sustainable settlement patterns are being promoted and walking/cycling based movement patterns are being encouraged.  This motion will potentially conflict with the encouragement of walking/cycling patterns, thus reducing car based emissions (SEO HH1 C1 C2); this may, however, be mitigated against with alternative links being provided in close proximity. 



	To omit the parking requirement reductions outlined in section 7.2.3. i.e. “parking requirements shall be reduced by 20% in the context of the accessibility of the Plan lands to the Luas Line. A further reduction should also be considered for development within the Fortunestown Centre or within 400 metres walking distance of Luas stops especially for employment intensive development”  

	
	
	HH1 C1C2
	
	
	

	The provision of an excess number of car parking spaces to that required will be a disincentive to encouraging modal change from car based transport to more sustainable forms of transport. This will give rise to increased emissions of greenhouse gases and thereby impact on human health (SEO HH1 C1 C2).


	To amend objective LUD 1 to increase the required community spaces per 1000 dwellings to
600 sq.m.


	
	
	
	
	
	

	No impact on SEO’s


	That the plan be amended where appropriate to include: “That no additional vehicular access to McUilluim Estate be part of the plan but that a pedestrian link be provided to ensure residents have additional pedestrian access points to the nearby local amenities 
and facilities. Any such pedestrian link should be designed sensitively and appropriately 
to ensure it/they should not become possible anti-social black spots. Any such pedestrian links should also lead at their ‘end point’ to appropriate pedestrian crossings to the adjoining local amenities and Facilities”.

	
	
	
	HH1 C1 C2
	
	

	The proposal maintains the pedestrian and cycling links (and would have a positive impact on SEO HH1 C1C2) but the non-provision of the vehicular entrance may encourage longer journeys (therefore having a negative impact on SEO HH1 C1C2).


	That the plan contains a stated objective with regard to the provision of youth specific facilities

	
	
	
	
	
	

	No impact on SEO’s 



	That in keeping with the stated objectives of the West Tallaght Study to achieve a Garda Station locally, a site be made available and offered by South Dublin County Council to the relevant authorities.  The proposed site in question is currently in public ownership and is adjacent to the Luas stop at Cheeverstown.  See site number 2 on attached map.


	
	
	
	
	
	

	No impact on SEO’s 



	That electric vehicle charging points are provided at strategic locations throughout the plan area.

	HHI C1 C2
	
	
	
	
	

	This would allow for a reduction in emissions and car dependence, thereby improving human health (SEO HH1 C1 C2).
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	Reduce the requirement for the provision of schools by one primary school on the east of the Plan lands (to five schools in total).  Retain provision for two secondary schools, one of which may be re-allocated and reduced in area to provide for a primary school, subject to the future requirements of the Department of Education
	
	
	
	
	
	

	No impact on SEOs 

	That the plan allows for the provision of Enterprise units for small local start-up businesses.


	
	
	
	
	
	

	No impact on SEOs



	That provision of school sites within the Plan area be agreed with existing schools in the area in order to avoid unnecessary issues arising at a later date and that the Manager takes the views of the local schools into strong consideration when providing schools sites.


	
	
	
	
	
	

	No impact on SEO’s


	That the plan states a preference for local employment on all construction projects.


	
	
	
	
	
	

	No Impact on SEO’s 


	That the plan includes the provision of a Recycling facility on or offsite with a view to creating local employment.


	
	
	
	
	
	

	No impact on SEO’s



	That there is a written objective within the Plan to provide for a type of 3rd Level Institute.


	
	
	
	
	
	

	No impact on SEO’s



	Allow for the relocation of the schools generally within a landholding subject to the provision of an appropriate and deliverable site that meets the requirements of the Department of Education and in accordance with the phasing requirements of the LAP.


	
	
	
	
	
	

	No impact on the SEOs



	Remove sixth school from overall LAP phasing requirements

	
	
	
	
	
	

	No impact on the SEOs



	With regard to the Boherboy Neighbourhood, allow for the provision of an appropriate site of at least 1 hectare to be reserved for a primary school in north-western section of lands, if required by the Department of Education and Skills.


	
	
	
	
	
	

	No impact on SEO’s


	Phasing 

Will clarify that “key outcomes required before next phase” are not mandatory in all cases as the planning authority, in determining planning applications on the overall Plan lands, may take a considered view with regard to the where housing is being delivered, that could permit further development to proceed.  This may occur where:-

· there are phasing requirements on lands that are outside the control of a particular applicant/landowner;

· the developer/landowner on lands that are outside the control of a particular applicant/landowner is either not developing or is proceeding at a significantly slower rate than the particular applicant/landowner;

· the phasing requirements in question are considered not to directly serve the further quantum of development that the particular applicant/landowner wishes to proceed with;

· If required to directly serve the further quantum of development that the particular applicant/landowner wishes to proceed with, an alternative may be considered on the particular applicant/landowners own landholding the particular applicant/landowner who wishes to further develop has satisfactorily and substantially completed a quantum of development already permitted and any directly associated phasing requirement(s).


	
	
	
	C1 C2 HH1
	
	

	The temporary delay in the provision of infrastructure may give rise to increased car based movements as residents have to travel to access facilities that have been postponed (SEO HH1 C1 C2). These impacts are, however, temporary. 


	Add a note indicating that the Phase 1 requirement for the completion of the Park at Carrigmore is partly outside the control of the LAP landowners and may not be deliverable as a phasing requirement of the Plan for legal/land ownership reasons and will therefore need to be pursued outside the LAP process rather than as a mandatory phasing requirement.  It remains a critical LAP objective, however.


	
	
	
	C1 C2 HH1
	
	

	The temporary delay in the provision of infrastructure may give rise to increased car based movements as residents have to travel to access facilities that have been postponed (SEO HH1 C1 C2). These impacts are, however, temporary. 



	Clarify that development may commence on any part of a landowners holding, subject to overall 
compliance with LAP and Development Plan requirements at Development Management stage.  
For example, this would mean that:- 

· Phase 1 of development of the Boherboy lands may commence at the southern end of the lands with access off Boherboy Road, provided that prior to the occupation of any dwelling, Phase 1 of development of the Boherboy lands shall include the provision of a footpath along Boherboy Road, including the preservation of trees where possible, due to 
the extremely narrow, sub-standard nature of Boherboy Road where there is no footpath access to the site at present.

Similarly, on lands proximate to Luas, development is not restricted to commencing adjoining the Luas stops, subject to meeting the overall LAP objective to provide good walking and cycling access to Luas stops from an early stage of new development.


	
	
	
	C1 C2 HH1

	
	

	The temporary delay in the provision of  pedestrian and cycling links  through the Boherboy lands may give rise to increased car based movements as residents have to travel to access facilities that have been postponed (SEO HH1 C1 C2). These impacts are, however, temporary. 



	Clarify that further commercial development is not required as part of required phasing outcomes.


	
	
	
	
	
	

	No impact on SEO’s 



	Density

Clarify that in order to facilitate the provision of own door housing, net residential densities of 30-
50 dwellings per hectare shall apply to the Plan lands, retaining the general objectives that 
densities be higher - within 5 minutes walk of Luas in accordance with Development Plan policy and National Guidance and that they would be lower end of this range at the extremities of the Plan lands.


	
	
	
	
	
	

	No impacts on SEOs



	Further clarify that development should be predominantly housing (approx. 85%) and that apartments will not generally be permitted and shall only be used in limited circumstances where 
required for reasons of urban design, subject to Development Management consideration.
	
	
	
	
	
	

	No impact on SEO’s



	Introduce a maximum height limit of three storeys, with exceptions justifiable only in limited circumstances.


	
	
	
	
	
	

	No impact on SEOs



	Allow provision for well-designed schemes on the Plan lands within the range of 30-50 dwellings per hectare that support delivery of innovate housing layouts, that successfully integrate good internal and external space and amenity provision, car parking and public open space and would be of benefit to the Plan lands and the District as a whole.


	
	
	
	
	
	

	No impact on SEO’s



	Remove requirements for any further formal master-planning 


	
	
	
	
	
	

	No impact on SEO’s



	To amend figure 5.7 such that:

· areas currently proposed for a of residential density of c. 50 dwellings per hectare be reduced to c. 40 dwellings per hectare; 

· the areas currently proposed for a of residential density of c. 40 dwellings per hectare be reduced to c. 35 dwellings per hectare;

And that all other figures and sections of the draft LAP relating to or which refer to residential density and overall dwelling numbers be amended accordingly
	
	HH1 C1 C2 
	
	B1-B3 W1-W2


	
	

	The reduction proposed will impact on the critical mass required to provide for sustainable public transport, thus resulting in an increase in car based transport and increased greenhouse gases (SEO HH1 C1 C2). Reduction in density numbers may have a negative indirect impact on biodiversity and water (SEO B1-B3 W1 W2) as it will increase the impact of development in other areas.
 

	That the Manager’s draft changes be amended under the heading ‘Densities’ in paragraph three by deleting the text “with exceptions justifiable only in limited exceptional circumstances”.

	
	
	
	
	
	

	No impact on SEO’s 


	That the plan be amended where appropriate to include “That a proportion of 85% house type dwellings be appropriate in all applications and an absolute maximum of 15% 
apartment/duplex type dwellings be appropriate within the plan lands. That this 15% be only permissible in appropriate areas at particular locations such as Luas stops and junctions to be used as landmark buildings and be designed sensitively to reflect 
positively on the broader aesthetics of the area including the nearby Mountains”. 


	
	
	
	
	
	

	No impact on SEOs 


	That the manager includes a stipulation in the plan that incorporates the following principles:

· Residential development will consist of houses only except on sites immediately adjacent to the Luas line with emphasis to be placed on the provision of family homes i.e. 3 bedroom/2 bedroom houses with front and back gardens.

· Development height not to exceed 3 storeys except at landmark locations such as junctions where minimal aspects of development may reach 5 storeys.

· Preferred architectural style within the plan area to be contemporary in nature.


	
	
	
	
	

	No impact on SEO’s



	That the Social housing provision within the plan ensures that units are dispersed throughout the developments in an ad hoc way as opposed to the practiced segregated approach used to date.


	
	
	
	
	
	

	No impact on SEO’s
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	Clarify that a biodiversity strip of minimum 10m be reserved along both sides of the Corbally Stream, and cater for a pedestrian/cyclist path from the Boherboy Road to the public open space 
to the north-east (District Park) as part of Phase 1 of the Boherboy lands, for flood management, landscape and biodiversity reasons.


	
	
	W3 W1 B3 L1
	
	
	

	The reduction of the biodiversity strip to a minimum 10m rather than the 10-15m minimum increases the possibility that development will be allowed within areas that have a potential flood risk (SEO W3) and reduce the area within which footpaths and cycleways can be provided, with consequent threat to water quality, biodiversity and landscape character (SEO W1 B3 L1)


	Clarify that a biodiversity strip of minimum 10m be reserved along both sides of every stream within the plan lands, for flood management, landscape and biodiversity reasons.


	
	
	W3 W1 B3 L1
	
	
	

	The reduction of the biodiversity strip to a minimum 10m rather than the 10-15m minimum increases the possibility that development will be allowed within areas that have a potential flood risk (SEO W3) and reduce the area within which footpaths and cycleways can be provided, with consequent threat to water quality, biodiversity and landscape character (SEO W1 B3 L1)


	In order to create an urban form of development diverting and limited culverting of streams shall be allowed provided same does not materially adversely affect biodiversity, flood risk and attenuation capacity.


	
	B1 B2 B3 W1 W3 L1
	
	
	
	

	The culverting of streams would have serious negative environmental impacts.

The preservation of open streams along their original path of flow is critical in terms of managing flood risk, (SEO W3), maintaining sustainable drainage systems, (SEO W3), maintaining biodiversity (SEO B1 B2 B3), and landscape character, (SEO L1), and in providing significant opportunities for human recreation via walking and cycling. It would also impact on potential spawning grounds for fish, (SEO W1). It is an essential aspect in the provision of an integrated Green Infrastructure in the LAP. 

The culverting of sections of open stream would raise serious concerns under the European Habitat Directive (Stage 2 Screening would be required), to the provisions of the European Water Framework Directive and to the Environmental Liability, Birds and Strategic Environmental Directives. 

The streams that flow through the LAP lands form the framework of the Green Infrastructure network.  With their riverside edges and proposed pathways, they will link with a necklace of public open space, parks, and hedgerows providing significant opportunities for human recreation via walking and cycling and ultimately form a potential link between the Plan lands and the Dublin Mountains.  The need to provide quality recreation spaces locally were stated repeatedly by residents at the District Centre display and in the submissions to the draft LAP


	Clarify that all biodiversity strips may be calculated as contributing to the required minimum 14% public open spaces provision.


	
	
	B3
	
	
	

	There is potential conflict with the biodiversity networks if the biodiversity strips are incorporated as parts of the public open space (SEO B3); it is likely, however, this can be mitigated against if sufficiently maintained and managed. 


	Replace reference to provision of a ‘woodland’ buffer with ‘appropriately landscaped’ buffer and replace ‘140m’ with ‘150m’ contour.  Replace ‘sensitive’ landscape with ‘elevated’ landscape.  Require that development proposals on the south-west corner of the Boherboy lands either avoid lands above the 150m contour or demonstrate design integration with the landscape through measures that may include a combination of:- low density housing (i.e. bungalows or similar) and properly landscaped public open space and that would be of benefit to the development of the site and lands as a whole.


	
	
	B3  L1
	
	
	

	The removal of a woodland buffer and increasing the contour line below which development would be located, would have an adverse impact on the landscape and the character of the Dublin Mountain Area (SEO L1) and would potentially have a negative impact on strengthening the Biodiversity network (SEO B3).



	Replace reference to “retaining walls shall not be permitted” (Objective BN7) with “the excessive use of retaining walls shall be avoided”.


	
	
	L1 B3
	
	
	

	There is likely to conflict with the landscape objectives and negatively impact on the character of the Dublin Mountain Area (SEO L1). There are also concerns that the increase in use of retaining walls will adversely impact on the ecological networks and habitats within a site (SEO B3). 


	There should not be a requirement for the lands south of Fortunestown Lane to be developed and integrated seamlessly with MacUlliam.  Instead there should be a requirement for a pedestrian and cycle link shall be created between MacUlliam Way and the adjoining development lands to the west in the Citywest Road neighbourhood.’

	HH1 C1 C2
	
	
	
	
	

	Sustainable settlement patterns are being promoted and walking based movement patterns are being encouraged.  This will create critical mass to allow for functional and efficient public transport, resulting in reduced car based movements and improved human health.



	Amend Section 6.3.2. and delete Objective MN1

“Objective MN1 - It is an objective of the Proposed Local Area Plan that development of the Magna Neighbourhood shall include residential development that seamlessly connects and integrates with the MacUilliam Housing estate. This shall include for the completion of a perimeter block with the existing row of housing along MacUilliam Parade and the continuation of the streetscape along MacUilliam Way to the south-west” 
and also amend Section 6.3.5. to reflect this change.


	
	
	HH1 C1 C2 S1
	
	
	

	The removal of the provision of routes for pedestrians and cyclists will not encourage and facilitate pedestrian and cycling movements and will not allow for a reduction in emissions and car dependence, thereby improving human health (SEO HH1 C1 C2), unless alternatives are incorporated to help mitigate these concerns . The removal of this objective will reduce the potential to improve the existing urban fabric (SEO S1). 


	That in addition to normal landscaping requirements within developments and in the interest of the proper environmental enhancement and greening up of the Plan area a 
commitment by 
way of a levy will be required towards the planting of a tree for every residential unit which has been granted permission within the plan lands – trees to be planted where there are clear deficits within Jobstown Park and along Fortunestown Lane/Way and the Cheeverstown Road.


	S1 L1 B3 
	
	
	
	
	

	This would be likely to improve the existing urban fabric (SEO S1) and also improve landscape features within the plan lands (SEO L1). It may enhance the existing ecological networks within the area (SEO B3)



	That the plan to be amended where appropriate to include “That streams may be 
sensitively diverted and/or culverted where appropriate with the highest standards of Engineering design taking full account of flood risk assessments etc. That a common sense approach be applied to this matter to ensure that the most efficient use of the land available can be applied”.


	
	B1 B2 B3 W1 W3 L1


	C1C2HH1


	
	
	

	The culverting of streams would have serious negative environmental impacts.

The preservation of open streams along their original path of flow is critical in terms of managing flood risk, (SEO W3) , maintaining sustainable drainage systems, (SEO  W3), maintaining biodiversity (SEO B1B2B3), and landscape character, (SEO  L1), and in providing significant opportunities for human recreation via walking and cycling. It would also impact on potential spawning grounds for fish, (SEO W1). It is an essential aspect in the provision of an integrated Green Infrastructure in the LAP. 

The culverting of sections of open stream would raise serious concerns under the European Habitat Directive (Stage 2 Screening would be required), to the provisions of the European Water Framework Directive and to the Environmental Liability, Birds and Strategic Environmental Directives. 

The streams that flow through the LAP lands form the framework of the Green Infrastructure network.  With their riverside edges and proposed pathways, they will link with a necklace of public open space, parks, and hedgerows providing significant opportunities for human recreation via walking and cycling and ultimately form a potential link between the Plan lands and the Dublin Mountains.  The need to provide quality recreation spaces locally were stated repeatedly by residents at the District Centre display and in the submissions to the draft LAP









� Strategic Environmental Objectives (SEOs) are methodological measures which are developed from international, national and regional policies which generally govern environmental protection objectives and against which the environmental effects of the Draft Plan can be tested. The SEOs are used as standards against which the provisions of the Draft Plan can be evaluated in order to help identify areas in which significant adverse impacts are likely to occur, if unmitigated against.








