COMHAIRLE CONTAE ÁTHA CLIATH THEAS
SOUTH DUBLIN COUNTY COUNCIL


MEETING OF SOUTH DUBLIN COUNTY COUNCIL

Monday, 9th November 2015

HEADED ITEM NO. 9 
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 between the Whitestown Stream and in Killinarden Estate, located to the rear of 1-22 Killinarden Estate, to the rear of 169, 206-212 Killinarden Estate, and to the side of 213 Killinarden Estate, all at Killinarden Estate, 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 plan for the proposed development consists of a development of a 26 unit infill housing project on lands between the Whitestown Stream and in Killinarden Estate, located to the rear of 1-22 Killinarden Estate, to the rear of 169, 206-212 Killinarden Estate, and to the side of 213 Killinarden Estate, all at Killinarden Estate, Tallaght, Dublin 24, comprising:
· 11 no. 3 bedroom/ 4 person units / 2 storey
· 7 no. 3 bedroom/ 5 person units / 2 storey
· 1 no. 3 bedroom/ 6 person units / 2 storey + attic
· 4 no. 3 bedroom / 5 person / 2 storey / semi-adaptable
· 3 no. 3 bedroom / 5 person / 1-2 storey adaptable unit.
The proposal is illustrated in the accompanying drawings:

Sheet 01 Site Location & Constraints
Sheet 02 Site Plan
Sheet 03 Site Sections
Sheet 04 House Types
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.
Plans and particulars of the development were made available for inspection by the public for a period of six weeks from Thursday 30th July 2015 to 10th of September 2015 and a further period of two weeks until 24th September 2015 was made available for the making of written submissions and observations to the Council in relation to the matter. Five 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 Architectural Services Department met with representatives from the Killinarden Estate and Councillors from the Tallaght South area on the 11th of September 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:

· Overlooking and loss of light for current tenants in Killinarden Estate

· Treatment of Laneway backing onto new development

· Concern over increased level of Anti-Social Behaviour 

· Request to review house on lower site which centres the terrace of houses – too high

· Request to review pathway proposed adjacent to 213 Killinarden Estate

· Request for rendering to be similar to current housing

Following consideration of all observations and issues raised at the consultation meeting the Architectural Services Department have revised the plans and addressed the following issues:
· A commitment is outlined in the County Architect Report in respect of the treatment of the current Laneways whereby the laneways may be incorporated into the existing properties and Housing maintenance / Estate officers will initiate a consultation process to establish that the existing residents require in terms of access and ownership.
· The proposed plan has been redesigned and modified to re-orientate the project so that both light and views are greatly enhanced compared with the original proposal. The terraces proposed are now orientated at right angles to the existing terrace, allowing views to the mountains to be retained and also allowing a significantly greater proportion of south light to be enjoyed by the existing terrace. This observation was the most significant and repeated objection to the project and has been addressed in the revised design. The revision also includes the addition of a full adaptable house to meet needs in the area.
· 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. 
· 27 Units, 
11 no. 3 bedroom/ 4 person units / 2 storey [ K4 ]

12 no. 3 bedroom/ 5 person units / 2 storey [ K5 ]

1 no. 3 bedroom/ 5 person units / 2 storey / 1 storey [ C5 ]

2 no. 3 bedroom / 5 person / 2 storey / semi-adaptable [ L5 ]

1 no. 3 bedroom / 5 person / 1 storey full special needs unit. [ SA ]
These revised plans which are outlined in the County Architects Report were presented at a second meeting with the Tallaght South Councillors on the 22nd of October 2015, for their consideration. Local residents were invited to the meeting but none attended.
Full details in the County Architect’s report can be found attached. 
Part 8 Revised Proposal Drawings [following consultation process] can be found below:
Sheet 1
Sheet 2
Sheet 3
Sheet 4
Sheet 5
Sheet 6
Sheet 7
There were a total of 97 submissions and 2 petitions with a total of 409 signatures 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

2 Residents Groups Submissions:

Killinarden Community Council Submission
Killinarden Residents Association
46 Individual Submissions
46 individual total letters
Residents Observations Template 1

48 signatures – template letter
1 Councillor Observation and 2 Petitions
Cllr Anne-Marie Dermody Observation and Petition – 63 signatures
Killinarden Community Council Petition 346 signatures
The issues raised in the submissions and observations and also at the consultation meeting held on the 11th of September 2015 can be summarised and responded to as follows:
Overlooking and privacy issues and overshadowing of existing dwellings

The proposal has been modified to re-orientate the project so that both light and views are greatly enhanced compared with the original proposal. The terraces proposed are now orientated at right angles to the existing terrace, allowing views to the mountains to be retained and also allowing a significantly greater proportion of south light to be enjoyed by the existing terrace. This observation was the most significant and repeated objection to the project and has been addressed in the revised design. The revision also includes the addition of a full adaptable house to meet needs in the area.
SDCC did not consult residents 
The project, at consultation stage, was notified through public notices with observations to invite. An informal consultation meeting was held and both residents and Councillors were invited to contribute. 
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.

Failure to identify other areas in the County which are better resourced to cater for the increased community services needs
There is an established need for additional Social housing in this area. The report to the March 2015 Council meeting refers to sites across the County.  
SDCC are using a double mechanism whereby building on land which is conditioned to be retained for recreational use

The Lands are zoned where is open for consideration for housing in compliance with the conditions as set out in the development. The project is in accordance with those objectives. We note that lands are not conditioned in any previous planning application to be retained as open space.

Lack of Evidence of Anti-Social Behaviour to justify this site for Infill Housing
Incidents of anti-social behaviour on the estate were discussed at the Part 8 consultation meeting and residents called for measures to reduce such activity.

Site Selection Process

Site selection is in accordance with current planning policy. As part of the project a new resident’s park is being created along the Whitestown Stream and the existing open space is being upgraded on the inner site.
Tree Felling at Killinarden Estate

It is a policy of the Housing Department to retain where possible and incorporate them into the new proposals.

Critical Cross Sections Proposed units are to be located on elevated sites –observation stated that the impact of these new units will be oppressive and injurious to the existing residential amenity. SDCC have failed to include Critical Cross Sections which illustrate the disparity in height of the existing houses and the ‘towering’ new build.

The proposed new housing is at the same scale (2 stories) as the existing houses. In response to the observations and Part 8 consultation meeting with the residents the design has been revised to reduce the impact of the new housing on the existing residents.
Building on park will block the entrance to it and make the walk to shops and school longer for the elderly and children

The proposed housing provides passive surveillance for pedestrians and school children and is effectively the same distance.
Flood Risk
There is no flood risk to the substantive part of the site and there is a minimal and accepted risk at the base of the site which mainly affects the road.
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.

Social Mix 

The proportion of social housing forms a significant percentage of the overall household percentage in the area, with a further significant proportion in private ownership through purchase scheme. The development will increase the proportion of social housing in area but will have separate access to the largest group of housing reducing its impact overall. The Part 5 provision in the Planning Acts 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.

Reduction of Open Space and Recreational Area of Killinarden Park
The site is on unused ground which does not form a part of the park and is not landscaped as a park. In response it is proposed to formalise the relationship between the proposed housing and the park by creating a residential park to interface with the park proper.
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.

Devaluation of property concern

The site is zoned for housing. Property valuation is not a proper planning criteria. 
Site notices not displayed properly
Five site notices were displayed at prominent locations on the proposed sites. It should be noted that all advertised information, maps and drawings in relation to the proposed infill development at Killinarden 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.
Request for an EIS Statement

A Screening Assessment carried out under the EU Habitats Directive clearly indicates that there will be no adverse effect generated by the development. Full details of the survey are included in the County Architect report attached.
Site suggested as a potential location for educational facilities

The site is not currently under consideration for educational facilities.
An increased burden on the existing sewage / waste system that is prone to overflowing during heavy rain

The foul and surface water network is adequate to serve the development.
Roads, Traffic and Health and Safety Concerns
Prior to commencement of construction, measures on security issues, particularly to exposed boundaries, to be agreed prior to construction; continuous review through named contacts 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.
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.

Allocation of properties.

Allocation of these units will be made in accordance with the Council's Allocation Scheme
Suggestion to review options of SDCC to purchase private housing directly from developers

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 and all avenues of supply are being pursued.
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 27 units proceed as outlined in the County Architects report.
