COMHAIRLE CONTAE ÁTHA CLIATH THEAS
SOUTH DUBLIN COUNTY COUNCIL


MEETING OF SOUTH DUBLIN COUNTY COUNCIL

Monday, 21st September 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 undeveloped lands located at Letts Field abutting both the Neilstown Road and Ninth Lock Road, Neilstown, Clondalkin, Dublin 22.
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 plan for the development consists of a 48 unit infill housing project on undeveloped lands located at Letts Field abutting both the Neilstown Road & Ninth Lock Road, Neilstown, Clondalkin, Dublin 22 comprising:

18 no. 3 bedroom/4 person units
25 no. 3 bedroom/ 5 person units 

4 no. 4 bedroom/ 6 person units
1 no. special adapted dormer bungalow
The proposal is illustrated in the accompanying drawings:
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An outline of the proposals was presented to the Clondalkin 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 in accordance with Article 81 of the Planning and Development Regulations 2001-2012 was published on the 7th of May 2015 in the Clondalkin Echo.
Plans and particulars of the development were made available for inspection by the public for a period of six weeks from Thursday 7th May 2015 to 18th of June 2015 and a further period of two weeks until 2nd July 2015 was made available for the making of written submissions and observations to the Council in relation to the matter. Two 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 Councillors from the Clondalkin area on the two occasions and also met with the principals of the St. Peter Apostle JNS and SNS which are located close to the proposed development site to discuss in more detail the plans outlined in the proposed development. A number of issues were raised by the principals of the schools which South Dublin County Council officials took on board and committed to revisit the proposed plans. The main issues raised at these meetings were:
· To reduce the number (density) of the units.
· To reduce the loss of green space.
· To reduce overlooking/proximity/privacy issues.

· To provide access to/from school.
· To ensure proposed boundary wall provide security for schools

· The size of playing pitch proposed

· Concern of disruption to pupils during construction 
The observations of Councillors and both schools were noted and a commitment is given to hold further consultation on the issues raised and address these concerns during the course of detail planning / construction.

Following this consultation the Architects Department revised the plans and addressed the following issues:
· Reduction of proposed units from 48 to 37

· Proposed housing development has been redesigned with a proposal to increase green space, provide a junior pitch with provision of space for local playground area.

· The pitch will be set out prior to being put in use and we can review safety standards as set out in the Bunscoil guidelines and implement same. 

· The layout of the proposed development has been revised to reduce concerns on overlooking/privacy.
· Pedestrian access to be accommodated in new boundary

· The issue on disruption to the schools pupils and in particular the ASD pupils requires special and detailed consideration and measures will be put in place to minimise disruption to the school. 

Part 8 Revised Proposal Drawings [following consultation process]
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A number of submissions were received from various parties detailed below:
Submission from St. Peter Apostle Senior National School
Submission from St. Peter Apostle Junior National School
2nd Submission following consultation meeting with school principals
Submission from Ms Andrea Holmes
Submission from Ms Anne Marie Halpin 
Submission from Councillor Eoin Ó Broin & Councillor Jonathan Graham
Part 2 of Submission from Councillors O’Broin & Graham
Part 3 of Submission from Councillors O’Broin & Graham 
The issues raised in the submissions can be summarised and responded to as follows:

Loss of green space and loss of playing field used by the schools.
Adequate provision has been made in the revised plans for increased open space which includes a new paved area to create a suitable route for exercise, dog walking and pedestrian access through new housing.

 Loss of play area.

The revised plans include an area to be set aside for a local playground.
Density of proposed development.
The proposed density has been reduced from 48 to 37 in the revised plans prepared by the Architects Department. The number of units has been reduced to accommodate greater provision of open space and a junior playing field.
Overlooking/proximity/privacy issues.
The layout of the proposed development has been revised to reduce concerns on overlooking/privacy issues. The houses are re-orientated to provide oblique views.
Access to playing field from the schools.
Pedestrian access is to be accommodated in the new boundary on the revised plans prepared by Architects Department.

Possible increase in antisocial activity.

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.

Allocation of 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 8,798 applicants on the housing list and 5,079 of these are seeking accommodation North of the Naas Road. Therefore there is an essential need for additional Social housing in this area.
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 of the 37 units proceed as outlined in the above report.
