COMHAIRLE CONTAE ÁTHA CLIATH THEAS
SOUTH DUBLIN COUNTY COUNCIL


MEETING OF SOUTH DUBLIN COUNTY COUNCIL

Monday, 8 June 2015

HEADED ITEM NO 8
Report on Public Consultation  Under Part 8 of the Planning & Development Regulations 2001 - 2012 for the proposed construction of an infill housing project on lands on two sites off Dromcarra Avenue and the intersection with Kilclare Crescent, Kilclare Gardens, and Dromcarra Grove, Jobstown, Tallaght, Dublin 24
REPORT:

Part 8 of the Local Government (Planning and Development) Regulations 2001-2012 outlines the requirements with respect to certain classes of developments for, on behalf of, or in partnership with Local Authorities. 

These regulations apply to the proposed construction of houses

The original plan for the development  was for a 20 unit infill housing project on undeveloped lands located on two sites off Dromcarra Avenue and the intersection with Kilclare Crescent, Kilclare Gardens, and Dromcarra Grove, Jobstown, Tallaght, Dublin 24 comprising:

12 no. 3 bedroom/4 person units
6   no. 3 bedroom/ 5 person units 

2   no. 4 bedroom/ 6 person units

The proposal is illustrated in the accompanying drawings:
Part 8 Sheet 01
Part 8 Sheet 02
Part 8 Sheet 03
Part 8 Sheet 04
An outline of the proposals was presented to the Tallaght Area Committee Members in January 2015. It was also included in the report to the Council Meeting in March 2015 setting out proposals for Social Housing units for the period 2015 to 2017 in line with the Housing strategy as set out in the Governments “Social Housing Strategy 2020 – Support, Supply and Reform” published in late November 2014. The Programme envisages both new-build housing and a flexible range of supports to the private rental sector and the social housing sector. Nationally the Programme aspires to the construction of 35,000 new houses to address social housing need. The Councils target for 2015 - 2017 is 1,445 of which 350 units will be through capital projects including direct build, CAS projects, acquisitions and Part V.

A notice Article 81 of the Planning and Development Regulations 2001-2012in accordance with  was published on the 12th of March 2015 in the Tallaght Echo.
Plans and particulars of the development were made available for inspection by the public for a period of six weeks from Thursday 12th March 2015 to 23rd of April 2015 and a further period of two weeks until 7th May 2015 was made available for the making of written submissions and observations to the Council in relation to the matter. Four notices were erected on site on the same day all of which placed at prominent locations facing the site.
Officials from the Housing Department and the Architects Department met with representatives of the Jobstown Estate Management residents group and Councillors from the Tallaght South area on the 17th of April 2015 to discuss in more detail the plans outlined in the proposed development at this site. A number of issues were raised by the residents which South Dublin County Council officials took on board and committed to revisit the proposed plans. The main issues raised at this meeting were:

· To change the layout of proposed scheme so it would  line up with the existing terrace groups
· To reduce the number (density) of the units 

· Not to have a 2 plus storey building in this development

· Not to remove the memorial plaque currently at the site location

· To consider the inclusion of a courtyard space

· To reduce the loss of green space for Dromcarra and Kilclare

· Not to have 4 bedroom dwellings

· To reduce the amount of overlooking on certain properties

Following this consultation the Architects Department revised the plans and addressed the following issues:

· Reduction of the proposed units from 20 to 14

· Removing 2 plus storey housing from the development
· The green space at Kilclare Green will be enhanced with trees as well as keeping connection with current green spaces in the area
· The houses will be re-orientated to line up with existing terrace groups
· The memorial will not be affected by the revised plans
· No four bedroom dwellings will be included in the proposed scheme.

· Adequate car spaces will be provided which are in excess of current planning regulation requirements
· The level of perceived overlooking will be significantly reduced.

These revised plans were presented at a second meeting with the Jobstown Estate Management representatives and Tallaght South Councillors on the 26th of May 2015, for their consideration.

The revised proposal is illustrated in the accompanying drawings:

A number of submissions were received from various parties, some of the submissions were based on a common template and we have grouped these submissions together for ease of references purposes

· Residents Observations Template1   
· Residents Observations Template 2 (Part A, Part B).Three variations of the same letter signed by residents
· Petition signed by local residents
· Individual Family objections
· Submission from Crann Trees for Ireland 

· Submission from Councillor Brian Leech 
The issues raised in the submissions can be summarised and responded to as follows:

Loss of amenity, green space, public walkways and play space for the children

The proposal for the housing infill includes a greatly reduced density of development / housing than was originally proposed - with a landscaped green space with planting accessible to both existing and proposed housing. 
Density too high and design of proposed units different to existing dwellings 
The proposed density has been reduced from 20 to 14 in the revised plans prepared by the Architects Department. 
Building to take place at site of existing memorial
This issue has been addressed in the revised plans and no building is proposed on the site of memorial.
Increased traffic, noise pollution due to infill development
The proposal is for the construction of 14 houses and it is not envisaged that traffic will become an issue and speeds will be addressed in the design of the new street to ensure the plan complies with the requirements of the Department of Transport Manual for Streets.
The extra dwellings from the proposed infill could increase the possibility of subsidence, flooding and drainage problems
Under the initial feasibility study the Architects department reviewed the site under criteria of –

· Size 

· Accessibility 

· Utility constraints and buried pipe work 

· Flooding history 

· Impact on adjoining community 

· Overall suitability 

· Drainage

Based on this study we do not believe that the proposed infill could increase the possibility of subsidence, flooding and drainage problems. 
Health and safety concerns particularly during construction process
A Health and Safety Plan will be operational for all construction and this will include provision for additional traffic and site management.
Increase population, may increase anti-social behaviour and possible disruption to the existing community

The various sections of the Housing Department will work closely with all tenants to ensure that they meet their responsibilities as a tenant of the Council and that they actively contribute and respect the environment that they live in.

Possible loss of Mountain View, privacy and overshadowing caused by proposed infill 

The revised plan for the scheme which has reduced the density of the units and the layout alterations should substantially address this issue.
Loss of value to current properties

Infill Social Housing Schemes such as the one proposed for Dromcarra will be carefully designed to ensure they do not impinge negatively on the physical or social environment of existing / adjoining residents.  All areas used for construction will be fully reinstated to the satisfaction of the Environment Services Department.
Housing families of existing residents in proposed properties 

Allocation of these units will be made in accordance with the Council's Allocation Scheme. 

Sufficient Social Housing in the area already

There are currently 8,793 applicants on the housing list and 5,070 of these are seeking accommodation North of the Naas Road. Therefore there is an essential need for additional Social housing in this area.

Site notices not displayed properly

The site notices were displayed at prominent locations on the proposed sites but were taken down repeatedly by parties unknown. The Council reinstated these notices on numerous occasions but each time the notices were removed again. It should be noted that all advertised information, maps and drawings in relation to the proposed infill development at Dromcarra were available on our website 24 hours a day seven days a week.  The number of submissions received by residents is indicative of the high level of awareness of the proposed development.
Lack of consultation with local residents

· An outline of the proposals was presented and discussed with the Tallaght Area Committee in January 2015.

· A report was also presented to the Council Meeting in March 2015. 
· The public consultation process under Part 8 has afforded members of the community the opportunity to make submissions and observation in relation to the proposed infill scheme. All of these submissions have been considered in the context of the proper planning and development of the local area and responded to in the body of this report. 
· Council officials also met with the estate representatives and local Councillors on two separate occasions.
· The first meeting was held to discuss the initial proposals.

· The second meeting was held to discuss the revised proposed plans.
It must be acknowledged that the residents actively engaged in the meeting process making a number of observations on the proposals and which helped the Council greatly in developing the revised plans.
Reduction of off street parking 
The proposed infill scheme will provide car parking spaces in excess of current planning regulation requirements.
Blocking of air vents on extension of existing property

This is no longer applicable under revised plans for proposed scheme 

The reduction in green spaces has caused concern for residents in relation to possible affects on standard of living, loss of environment education opportunities & loss of natural habitat for birds insects etc.
There are still a number of green spaces in the area (Click here to view map) and therefore are a number of areas that supply a natural habitat for birds, insects and an ideal environment for education in this area. It would be the Council’s hope that the proposed scheme would improve the standard of living in the area. 

Boundary wall will need to be heightened
No boundary walls will be altered or adjusted without prior notice to residents.
The overall standard of Design & Quality of the units 

The scheme will be built to current building regulation standards.
Submissions were received regarding the status of the Dromcarra Site
An extract from the Development Plan 2010-2016 shows that the area is zoned ‘to protect and /or improve residential amenity’. The proposed development falls within the designated zoning. The site has been identified under the criteria of Policy H6 as a site suitable for infill development.

County Architects Report 
As the proposed development is in accordance with the proper planning and sustainable development of the area, it is recommended that the development proceed as published.
