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MEETING OF CLONDALKIN AREA COMMITTEE

Wednesday, May 15, 2013

HEADED ITEM NO. 9

KNOCKMEENAGH  FRAMEWORK  PLAN
REPORT:
Report on Submissions Received
  
Purpose of this Report
The purpose of this report is to summarise issues raised in submissions on the Knockmeenagh Road Framework Plan and to make recommendations in response to the submissions and the requirements of  the County Development Plan.

Local Zoning Objective (LZO) 6 of the South Dublin County Development Plan 2010-2016 seeks to facilitate development of housing to the rear of houses at Knockmeenagh Road, Clondalkin, with not more than one additional unit per existing cottage. Further to LZO 6, a draft local framework plan that addresses the rear of the houses on the north side of Knockmeenagh Road was prepared privately and submitted to the Planning Authority in January 2013 as representing a consensus view of the residents. The Plan was submitted as part of separate planning applications, at 20 and 26 Knockmeenagh Road for backland housing on the northern side of Knockmeenagh Road (an additional planning application for a detached dormer bungalow on 28 Knockmeenagh Road was subsequently withdrawn).

The zoning objective of the land in the vicinity of Knockmeenagh Road in the South Dublin County Development Plan 2010-2016 is to “Protect and or Improve Residential amenity”. Policy H15 of the Development Plan states that backland development will generally only be permitted where development is carried out in a comprehensive redevelopment of the backland to secure a co-ordinated scheme. It is also a requirement that applications for individual houses are supported by a site analysis, concept plan and design statement (detailed in section 1.4 of the Development Plan), which details how backland dwellings can form part of a comprehensive plan for the entire backland area in the future.

The Process for reviewing the submitted local framework plan
 South Dublin County Council advertised receipt of the Framework Plan in the Clondalkin Gazette on the 21st of March 2013 and invited submissions. A letter that gave notice of receipt of the Framework Plan and that invited submissions was also posted to over 70 addresses in the area of Knockmeenagh Road during the week of the 18th of March 2013 (this included local residents, businesses and a local school).

 The newspaper notice and letters gave interested parties 4 weeks to make a submission from Thursday the 21st of March 2013 until Thursday the 18th of April 2013.

 

Outcome of Invite for Submissions
Five submissions were received by the closing date. A list of the persons/bodies that made the submissions is provided under Table 1 below and the submissions are collated and appended as a separate document.

 Table 1: List of Persons/Bodies Who Made Submissions
	  
	Address

	James and Noreen McClelland
	Knockmeenagh Road  

	Jean and Brendan Dunne
	Knockmeenagh Road  

	William McCann and Margaret McCann
	Knockmeenagh Road  

	Newenham Mulligan & Associates on behalf of Coláiste Bride Board of Management  
	Baggot Court Dublin 2

	Liam Bergin – Chief Executive The Educena Foundation (owners of Coláiste Bride)
	Convent Road Kildare Town


 Two of the submissions from the Knockmeeenagh residents oppose the plan to facilitate additional dwellings in the gardens; one of the submissions from the residents supports the plan. The submissions on behalf of the Board of Management and owners of the school have no objection to the plan provided that their concerns are taken on board

 Main Issues Raised
The two submissions that object to the plan state that additional development will alter the character of the area; it will effect privacy/security, introduce noise and traffic, obstruct light, and cause the destruction of the existing boundary hedgerows. 

The submission in support of the plan states that the plan will ensure parity for all the cottage owners and ensure that the unique character of Knockmeenagh Road is not affected by overdevelopment.

The submissions on behalf of the Board of Management and owners of the school related to the potential negative impacts on the adjacent school in terms of its potential for expansion; the need to protect hedgerows along garden boundaries in the interest of visual amenity or nature conservation; the potential negative impact on the hedgerow boundary with Coláiste Bride school in terms of its habitat value, value as a teaching resource and the character of the area; and general concerns from development and construction.

Analysis of the Plan in Response to Submissionsand the requirements of the South Dublin County Council Development Plan, 2010 – 2016
It is noted that Knockmeenagh Road forms part of a mature streetscape of early twentieth century semi detached cottages that are relatively unique to the area and, despite modifications, forms part of an arrangement of dwellings that is still relatively rich in character.

It is a requirement under Sections 1.2.25 and 1.4 of the Development Plan that a Concept Plan be prepared for backland development that identifies the relationship between site features and how the concept design has been developed to respond to such.

The subject Framework Plan includes development options in the form of two suggested footprint plans. These detail the possible relationship between the two suggested forms of backland dwellings (square or rectangular) and the footprint of existing buildings and party/plot boundary walls. The two proposed footprint plans are largely based on proposed separation distances from the rear elevations of existing dwellings and party walls. Further to the lack of a comprehensive area analysis and the issues raised in the submissions received, the submitted footprint plans do not comprehensibly detail the relationship between the two suggested development options and surrounding features.

Section 1.2.25 and 1.4.4 of the County Development Plan jointly require proposals for backland development to be accompanied by a design statement based on the 12 design principles contained in the Urban Design Manual – A Best Practise Guide, the companion document to Sustainable Residential Development in Urban Areas (2009). The lack of inclusion of a response to the 12 point Urban Design Principles in the Plan has contributed to the deficiencies of the Plan 

· to recognise and assess the importance of natural heritage features that permeate the area including mature trees and hedgerows in front gardens and the network of mature hedgerows that demarcate deep garden plots to the rear of cottages and form potentially rich networks of flora and fauna.

· to address site specific issues raised under the submissions such as the potential impact on the development potential of the adjacent school, privacy, access to daylight, security of dwellings, potential nuisance from construction and vehicular access/traffic and 

 

· is lacking in terms of the depth and graphical analysis of built heritage features that contribute to the historic setting and streetscape of Knockmeenagh Road such as old boundary walls, roofscapes, setbacks/building lines, urban grain and plot widths.

  

Conclusion and Recommendation
A number of submissions from residents in Knockmeenagh Road are objecting to the proposed Framework, indicating that there is not consensus in relation to the Framework Plan. 

As the primary zoning of the land in the vicinity of Knockmeenagh Road in the South Dublin County Development Plan 2010-2016 is zoning objective A, to “Protect and or Improve Residential amenity” rather than zoning objective A1, to “Provide For New Residential Communities In Accordance With Approved Area Plans”, it is incumbent on the developer to demonstrate how the concerns expressed by the residents in relation to the proposed Plan can be addressed.

In addition there are inadequacies in the proposed Framework Plan in relation to the South Dublin County Council Development Plan, 2010 – 2016 policies and objectives as it is a requirement under Sections 1.2.25 and 1.4 of the Development Plan that a Concept Plan be prepared for backland development that identifies the relationship between site features and how the concept design has been developed to respond to such.

In response to the submissions received and the requirements of the South Dublin County Council Development Plan, 2010 – 2016, it is recommended that the Knockmeenagh Road Framework Plan should not, at present, be adopted as a document representing South Dublin County Council policy for the area but that the person responsible for the development of the Plan Framework be asked to address the following issues;

·       Address the concerns of the residents who are opposed to the Framework Plan in relation to their issues raised 

·       Provide a more comprehensive site analysis and character appraisal of the area to include identification and mapping/illustration of significant built and natural heritage features that contribute to the character, setting and potential biodiversity of the area

·       Include an indicative Concept Plan in the form of a concept sketch plan and concept streetscape sketch elevations that details how backland development including boundary treatments to the rear of Knockmeenagh could respond to site features and integrate elements of built and natural heritage value. This should especially include for the protection and incorporation of hedgerows and vegetation that flank rear and front garden plots and run along the northern boundary between rear gardens and Coláiste Bride Secondary School

·       Discourage the use of block work boundary walls between backland plots and encourage the retention, incorporation and augmentation (through planting) of existing hedgerows for boundary demarcation. Any additional boundary treatments, where necessary, should be protective of existing hedgerows and sensitive to their setting

·       Make reference to the 12 urban design criteria contained within Urban Design Manual – A Best Practise Guide, the companion document to Sustainable Residential Development in Urban Areas (2009) and reiterate the requirement of the County Development Plan for proposals for backland development to be accompanied by a design statement based on these urban design criteria
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