COMHAIRLE CONTAE ÁTHA CLIATH THEAS
SOUTH DUBLIN COUNTY COUNCIL


MEETING OF SOUTH DUBLIN COUNTY COUNCIL

Monday, 12th October 2015

HEADED ITEM NO. 10 (A)
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 off Ballyboden Road, with access via the bridge serving Owendoher Haven, at Rathfarnham, Dublin 14.
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 40 unit infill housing project on undeveloped lands located off Ballyboden Road, with access via the bridge serving Owendoher Haven, at Rathfarnham, Dublin 14 comprising:

· 8 no. 3 bedroom/4 person units - 2 storey 

· 17 no. 3 bedroom/5 person units - 2 storey

· 1 no. 3 bedroom/5 person units - 2 storey/adaptable 

· 2 no.  2 bedroom/3 person - 1 storey/adaptable 

· 12 no. 2 bedroom/4 person - own door apartments –3 storey height in 4 blocks with 1 unit per floor and with ground floor units - adaptable.  

The proposal is illustrated in the accompanying drawings:
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An outline of the proposals was presented to the Rathfarnham 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 23rd of July 2015.
Plans and particulars of the development were made available for inspection by the public for a period of six weeks from Thursday 23rd July 2015 to 3rd of September 2015 and a further period of two weeks until 17th September 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.
An opportunity was offered to all Councillors of the Rathfarnham area along with a request for their nominations of residents to attend a consultation meeting with officials from the Housing and Architects Department for the 30th of September. Officials from the Housing and Architects Department met with a number of Councillors from the Rathfarnham area and a representative from Tallaght Traveller Community Development Programme (TTCDP) on behalf of the Owendoher Haven residents on the 30th of September. A number of residents nominated declined to attend. The proposed development site was discussed and matters that arose from the submissions received during the 8 week consultation discussed. 
The main issues raised at this meeting were:

· Why previously 35 units and 40 on Part 8 notice?

· Concerns over the extension of Owendoher Haven

· Access from The Glen

· How are houses allocated

· Clarity on zoning of the site

· Naming of the estate – what input can local residents have

· What flexibility can local residents have into the aesthetics and landscaping of the new development

· What rendering/finish will be on the houses

· Wheelie bin access – if sufficient space provided for access and turning

· Positives of this development

· Concern over possible traffic congestion with accessing to new estate from Ballyboden Way/Ballyboden Road

· Capacity of Bridge for increase in traffic

· Request for ecological survey be carried out on site

· Concern over funding being exhausted before landscaping completed on development

· Request for consideration “community gain” type works i.e. upgrade existing strips of land close to roundabout for park/play area use.

· Main entrance of site would unduly affect Owendoher Haven residents

· Health and Safety concerns during construction

· Loss of green space

· What will boundary treatment be between Owendoher Haven and new development

· Height of  wall concern

· Insufficient detail on Part 8 process

· Comment of the design being conventional and suggestion for connection to be established with Owendoher Haven

· All gardens are North Facing – can design be altered for South facing gardens

· Sustainability issue

The observations of Councillors and the representative of TTCDP 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 with the residents of Owendoher Haven and the house named “Tigeen”. The issues raised above in conjunction with the submissions received are addressed below in detail.
Following consideration of all observations and issues raised at the consultation meeting the Architects Department have revised the plans and addressed the following issues:
· Provision to be made in the tender for Health and Safety requirements to ensure safety measures are put in place for construction traffic and site management.

· The retention of trees and hedgerows following assessment by a qualified specialist and the incorporation of same into the landscape proposals as indicated on the plans and documentation.

· The incorporation of the recommendations as set out in the Screening / Habitats Directive Assessment.

· The omission of a connection between the site and The Glen. 

· The general layout to be revised as required to effect the above conditions.  

· Localised alterations as required to meet specific tenant needs or adaptation to address issues raised are deemed approved. 

· The consideration, subject to funding, to upgrade the open space area fronting onto the Ballyboden road.
Full details in the County Architect report can be found below.
Part 8 Revised Proposal Drawings [following consultation process]
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A total of 25 submissions were received from various parties detailed below:
6 Residents Associations Submissions:

Boden Park Residents Association
Glendoher & District Residents Association 

Owendoher Haven Halting Site
Owendoher Haven Residents Group 

Residents of The Glen, Boden Park
Taylors Court Residents Association 

16 Individual Submissions
Brendan Harte
David Kelly
David Trevitt & Anne Moloney
Eoin Ryan
Gabrielle Kelleher & Tom Fallon
Hendrik van der Kamp
Jean Bermingham
Joan Connolly
M Keane
Marie Conboy
Martin Redmond
Michael, Caroline, Mark & Lisa Ruddy
Orla Sweeney
Patrick Horan & Mary Ruane 

Paul & Marie Murran 

Samantha & Michael Sherlock 

3 Council Members Submissions:
Councillor Anne-Marie Dermody
Councillor Paula Donovan
Councillor Sarah Holland 

The issues raised in the submissions and observations and also at the consultation meeting held on the 30th of September 2015 can be summarised and responded to as follows:
SDCC did not consult residents in the Glen, Owendoher Haven and Taylors Court nor any local schools

The project, at consultation stage, was notified through the local newspaper and site notices with observations invite. A meeting was held with the residents of Owendoher Haven to brief them on the proposals. An informal consultation meeting was held and both residents groups and Councillors were invited to contribute. Those invited included local Councillors, local residents associations identified by the Councillors and a member of Tallaght Traveller Community Development Project as a representative of the residents of Owendoher Haven, which is immediately affected by the development. 

Insufficient detail on Part 8 notice and plans provided
The Part 8 Consultation documentation contained information that was sufficient to establish the nature, extent and location of the project as is required. The information complied with the statutory requirements.
Clarification regarding number of units in development

The presentation to the Area Committee meeting earlier this year had stated 35 units which was an indicative figure. The Part 8 notice was for a proposed development of 40 units following a detailed examination of the site.
How is the area zoned?

The site is zoned for housing.
Aesthetics, Rendering and Finish of the proposed development and the completion of landscaping at the end of the project
SDCC will work with the Department of Environment Community and Local Government on the specifics of the finishing details of the development.  The houses will be A2/A3 BER rated and are therefore finished to a different specification. Landscaping will be completed at the end of the project and there will be a specific cost included in the contract sum for landscaping.
Positives of this development

It is considered a positive that a large green space has been proposed as opposed to choosing a higher density development. Also the development will preserve the existing trees, provide relief of open space a good mix of family type dwellings that can form into a community.
Site previously identified for the Ballyboden Swimming Pool/Sports campus

There are no other uses under active consideration for this site. 
Access between the Glen and new development not appropriate
The access has been omitted in this report to Council. The existing hedge will be retained and will not form part of the access road. The overall impact is minimal in the context of adjacent developments and within the proper planning criteria applicable. There is further detail included in the County Architects report in this regard.
“Community Gain” consideration at location
The consideration, subject to funding, to upgrade the open space area fronting onto the Ballyboden road.
Request to incorporate a community facility 
The need for community infrastructure is assessed on an ongoing basis but is primarily driven by demand. In all cases the provision of community facilities requires the presence of community groups/groups of organisations who could sustainably manage such a community facility. 
Ecological Impact Assessment- Treatment of Hedgerows and Trees also need to include bat survey

An ecological assessment has been carried out and it determined that the retention of the hedgerows, existing trees and supplementary trees, together with the long open space maintained free of housing / directional lights, assist in providing alternative corridors for bats. The principle bat corridor is along the Owendoher River, which is unaffected by the development. Full details of the survey are included in the County Architect report attached.
Roads and Traffic Impact
The road access is established and designed for the overall site development. There have been a number of upgrade works to the local road infrastructure in the interim.  

Possible increase in Anti-Social Behaviour
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.
Devaluation of property concern
The proportion of social housing forms a very small percentage of overall household percentage in the area. The development will not increase the proportion significantly. The site is zoned for housing. Property valuation is not a proper planning criteria. 
Security concerns & traffic issues raised from tenants of house “Tigeen” on the boundary of the site
The owners have been contacted and the resolution of the issues raised were discussed with the following agreed: measures on security issues, particularly to exposed boundaries, to be agreed prior to construction; continuous review through named contracts during construction with measures as appropriate; post contract evaluation and measures to prevent short cuts through property to be enforced. Immediate action to be taken on any incursion or trespass to be taken. The integrity of the boundaries and property to be maintained at all times. The overall impact is minimal in the context of adjacent developments and within the proper planning criteria applicable. 
Social Mix

The proportion of social housing forms a very small percentage of overall household percentage in the area. The development will not increase the proportion significantly. The Part V provision in any future proposed private developments will provide for a better balance if such developments arise. The development serves an immediate and urgent need. The mix within the overall Council site provides for a wide range of tenancies: - standard family, small family, special needs, senior citizens / sheltered accommodation and 2 person units. 

Request to retain the hedgerow boundary of The Glen as it is natural habitat for many wildlife
The hedge area as existing is proposed to be a retained. The existing planted strip will be retained and will not form part of the curtilage of the proposed house. Access between the sites was raised as an issue for consultation. The access has been omitted as a proposal for the report to Council. The existing hedge will be retained and will not form part of the access road. The overall impact is minimal in the context of adjacent developments and within the proper planning criteria applicable. 
Naming of the New Development
Planning department deal with the naming of new estates and suggestions would be welcomed.
Waste truck access through the new development and positioning of wheelie bins

Sufficient space will be provided for Waste Truck movement with appropriate turnaround space. Wheelie bin spaces will be provided for each housing unit.
Retention of mature Trees
Will be retained as per County Architects report attached.
Impact on the playing fields and Linkage to the nearby Owendoher River

There is no linkage between the playing fields and the Owendoher River.
Density of proposed development too high

The development is currently below the maximum density allowable – the site has capacity in commercial terms for approximately 80-90 units.

Site suggested as a potential location for educational and health facilities through a number of submissions
The site is not currently under consideration for educational or health facilities.
Overlooking and privacy issues and overshadowing of existing dwellings
The development interfaces with a maximum of 5 houses in the estate and also both access roads abut.  The interface with no 18 The Glen is gable end to gable end with a total separating distance of circa 3 metres. The houses are also separated by an existing planted strip of 1.5 metres within that distance. The existing planted strip will be retained and will not form part of the curtilage of the proposed house. Number 10-16 have rear gardens facing the rear gardens of the development. The same depth of rear garden is maintained in the design as The Glen. The hedge area [circa 1.5 metres] as existing is also retained area in addition. The existing planted strip will be retained and will not form part of the curtilage of the proposed house. The overall impact is minimal in the context of adjacent developments and within the proper planning criteria applicable. 
Noise/Light Pollution
It is not envisaged that traffic will become an issue and speeds will be addressed in the design of the new street to ensure a 30 kmph limit in line with the requirements of the new Department of Transport Manual for Streets.

Single story traveller site dwarfed by proposed buildings
In the proposed plans there is a large green space between the Owendoher Haven site and the proposed development with no overlooking onto Owendoher Haven.  

Health & Safety concerns expressed by Owendoher Haven residents
The construction stage will include a full health & Safety assessment of construction and a provisions for post occupancy. An open space area will be dedicated to Owendoher Haven. This area will be linked and beside the open space provision for the new housing. During the course of construction the open space will be retained and will not form part of the site, excepting the works requires to create the open space. The two projects will be separated by the open spaces created for both projects, and allow flexibility for future upgrading works to the defined housing area of Owendoher Haven. Immediate action to be taken on any incursion or trespass to be taken. The integrity of the boundaries and property to be maintained at all times.   Restrictions on working hours and any agreed on traffic to be enforced. The overall impact is significant as the site was not previously fully developed. 
Councillors gave commitment to defer Part 8 

The Part 8 process provides for 6 weeks display of proposal with an additional two weeks for submissions and observations.
Extension of Owendoher Haven
The proposal does not provide for an extension of the Owendoher Haven.

Suggestion to review options of SDCC to purchase private housing through sale of sites and to engage with NAMA for long term leasing agreements.

SDCC Housing Department has targets identified under Social Housing Strategy 2020 which include delivery of social housing options through Council Build, Acquisitions, RAS, HAP and Leasing Initiatives.
Increased demand on public transport network
It is not envisaged that the addition of tenants from 40 new housing units would overtly impact on the public transport network in this area.

Clarification required as to whether halting site would share green area with new development and concern of Owendoher Haven children loosing play space during construction phase
An open space area will be dedicated to Owendoher Haven during construction phase. This area will be linked and beside the open space provision for the new housing. During the course of construction the open space will be retained and will not form part of the site, excepting the works requires to create the open space. The two projects will be separated by the open spaces created for both projects, and allow flexibility for future upgrading works to the defined housing area of Owendoher Haven. Immediate action to be taken on any incursion or trespass to be taken. The integrity of the boundaries and property to be maintained at all times. Restrictions on working hours and any agreed on traffic to be enforced. The overall impact is significant as the site was not previously fully developed. 

The Glen may be used as car parking purposes for visitors to new development

There will be no access to the Glen in the revised proposal.
Design concept inferior to that of Taylors Court and Taylors Lane
The design is to the same standard as previous South Dublin County Council housing developments.
Site adjacent Woodfield & Scholarstown Road proposed as more appropriate site for Part 8
Site is not under current consideration.
The sewerage system is not fit for purpose

The foul and surface water network is adequate to serve the development. 
Allocation of Units- process involved
Allocation of these units will be made in accordance with the Council's Allocation Scheme. 
County Architects Report
As the proposed revised development is in accordance with the proper planning and sustainable development of the area, it is recommended that the development of the 40 units proceed as outlined in the County Architects report.
