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MEETING OF SOUTH DUBLIN COUNTY COUNCIL
Monday, 12th December 2005 
Headed Item No. 9
Report on the Public Consultation Process under Part VIII of the Local Government (Planning and Development) Regulations 2001-2003 in respect of the completion of a new football stadium at Whitestown Way, Tallaght, Dublin 24
The attached Report was considered at the Tallaght Area Committee Meeting (2) on Monday 28th November 2005.
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MEETING OF TALLAGHT AREA COMMITTEE (2)

Monday, 28th   November 2005
ITEM NO. H – I ( 7)


REPORT ON PUBLIC CONSULTATION PROCEDURE UNDER PART 8 OF THE PLANNING AND DEVELOPMENT REGULATIONS 2001 IN RESPECT OF THE COMPLETION OF A NEW FOOTBALL STADIUM AT WHITESTOWN WAY, TALLAGHT, DUBLIN 24.

Part 8 of the Local Government Planning and Development Regulations 2001 prescribes the requirements in respect of certain classes of Local Authority Developments.  These Regulations apply to the proposal to complete a new football stadium at Whitestown Way, Tallaght, Dublin 24.  Slides showing the layout of the proposed development are available at the meeting.

The proposed development relates to the completion of the partially built stadium undertaken on foot of planning permission, Planning Reg. Ref. S97A/0063. This stadium was to provide a homebase for Shamrock Rovers Football Club. Work on the development of the stadium ceased approximately 4 years ago and the planning permission has since expired.

 In light of the non-completion of the development and the inability of the Lessees to put in place a suitable financial package to enable the development to be completed, the Council commenced the process in late 2004 to terminate the leases and recover ownership of the site. The legalities to finalise the forfeiture /surrender of both the Mulden and Slonepark Leases are in course of being finalised at present. The Council proposes to complete the stadium as a publicly owned facility and to maintain and manage the facility assisted by funding from the Department of Arts, Sports and Tourism. Having regard to the Council’s initial objective of attracting a top football club to the area to provide a focus for the large youth population resident in Tallaght and in the County as a whole, it is proposed to honour the original commitment to provide a facility to Shamrock Rovers Football Club for the playing of its home games(up to 40 games per annum) and a revenue stream to include 50% of the advertising revenue derived from within the stadium. Otherwise the facility will be available for hire for appropriate sporting, municipal and community events. It is also proposed to provide a site within the stadium grounds to Shamrock Rovers Football Club for the construction of a clubhouse from their own resources if they so require. The provision of this clubhouse would be subject to a separate planning application by the Club.

The Shamrock Rovers Football Club has been operating in the Tallaght area for a number of years and in addition to the professional team, it also fields Leinster Senior Teams, an U21 Team, Ladies Team and twenty two teams ranging from Under 8’s to Under 18  catering for a total of 252 boys and girls.. The Club’s new management has indicated that it is fully committed to further developing the schoolboy and other playing elements and proposes to offer coaching classes to schools in the South Dublin region. The Club has also indicated that one of its aims is to play a full and active role in the community along the lines of the “Football in the Community” concept that is being developed in the U.K.

The works proposed include the completion of the stadium in two phases to seat 6000 persons in total. The first phase will include a covered stand to seat 3,000 persons with team changing-rooms, concession shops and ancillary facilities.  A two-storey facility incorporated in the stand will comprise offices, reception areas, function room and bar and concession shops.  This facility and the stadium will be owned by South Dublin County Council. Site works will include floodlighting, car-parking spaces, boundary walls/turnstiles, pitches and landscaping.

Public Consultation Process 

The proposal was advertised in the Irish Independent and the Tallaght Echo in accordance with Part 8 of the Planning and Development Regulations 2001 and was on public display at South Dublin County Council Offices:- 

County Hall, Town Centre, Tallaght, Dublin 24.

Civic Offices, Clondalkin, Dublin 22.

from Monday 18th July, 2005 to Monday 26th September 2005

Any person wishing to make a submission or observation with respect to the proposed development dealing with the proper planning and sustainable development of the area in which the development is situated was invited to do so.  The latest date for receipt of submissions was 5.00pm on Monday 26th September 2005.  (This date had been extended  by an additional four weeks at the request of interested parties).

Submissions Received 

A total of ninety three submissions were received, the majority of these were in the form of circular letters which were submitted by a number of parties.  The details of the parties who made submissions and the issues raised therein are outlined hereunder. As many of the submissions refer to similar issues, these have been summarised later in this report and the Council’s response appended to same. A file containing the submissions is available at the meeting:- 

Date :
From

25/7/2005
Cllrs Joe Neville,Marie Corr & M. Murphy 

on behalf of Sean Hennessy


25/7/2005
Sean Hennessy, 5 Cill Cais, Old Bawn


25/7/2005
VOICE c/o Sean Hennessy 5, Cill Cais,



Old Bawn






25/7/2005
Ellen Gahan, Sean Walsh Park Action 

Group







Summary

Extend closing date for submissions by 1 month to allow for school holiday period.

26/7/2005
Ellen Gahan, Sean Walsh Park Action Group


Summary

 

· Seeking details of any resources, assistance and funding provided by the Council to Shamrock Rovers and any associated Companies in relation to the Tallaght stadium.

3/8/2005
Cllr Mark Daly





Summary


· Access to site not to be through adjoining estates,

·  Car-parking provision confined to site,

·  use of the facility by local community associations.

11-8-05 Irish Aviation Authority

Summary

· No observations to make on proposal.

19-08-05         Seán Hennessy, 5 Cill Cais, Old Bawn




7/9/05
   
VOICE c/o 5, Cill Cais, Old Bawn, Tallaght, D 24



Summary

· Use of public open space for private commercial use,

· Residents not being kept informed regarding negotiations with advocates of

stadium,

· Use of public funds to support commercial activity,

· inconvenience of stadium to local residents/school from noise, litter, anti social behaviour, parking on estate roads thereby obstructing emergency services, 
· nuisance from pedestrian traffic,

· fabric of school and adjoining houses offers little sound protection,

· clarification of future uses of stadium, 

· justify spending more public funds to support club without explanation as to how it spent the previous grants allocated. 

· Role for Community in development & management of the facility.

5/9/05

Margaret Buckley, 10 Dun An Oir, Old Bawn


Summary
 

· Increase in noise levels traffic, litter and vandalism, 
· parking on estate roads, 
· impact on school.

5/9/05

Frank Lambe, 13 Old Bawn Avenue, Old Bawn

 

Summary

· Control of venue, rubbish and noise control, traffic control- parking restrictions, 

· impact on house prices arising from above issues.

Old Bawn Community School



Summary

· Re-establish Liaison Committee which had been in place during initial development, 

· clarify boundaries of the school, 

· the access across the front of the school to adjoining estate be restricted to fire escape, 

· alternative pitches to be made available to school in the park.

20-09-05

Tony Ennis, 40 Watermeadow Park, Old Bawn


Summary

· Return site to parkland, with playground and running track as per original Tallaght Development Plan, anti-social behaviour of fans.

20-09-05
Michael & Susan Perrin ,25 Watermeadow Park

 

Sheila Pigott, 24 Dun An Oir, Old Bawn




26-09-05

Gary Keogh,
296 Killinarden Estate

Summary

· Timing and description of project

· Impact on operation of School, 

· need for effective noise controls,

· traffic and parking regulations for events,

· guarantees that events will not be permitted outside normal hours,

· How is development to be funded, what promises have been made to investors, 

· Threat from football hooliganism and anti- social behaviour

· declaration from Council officials and public reps as to whether they or family are members of  400 Club,

· role for Community in management of stadium modelled on London City Airport system.

20-09-05

Jean & Jim Dunne,
19 Dun An Oir, Old Bawn



20-09-05
  Noel & Maureen Walsh, 27 Dun An Oir, Old Bawn




20-09-05

 Michael Conway,  28 Dun An Oir, Old Bawn


 





 

20-09-05

Charlie & Bridget O’ Donnell, 33 Dun An Oir, Old Bawn

26-09-05

Peter Daly,
18 Dun An Oir, Old Bawn



26-09-05
 
Sean Boyce, 
5 Inis Thiar, Old Bawn




Summary

· Council to provide for building of Stadium by way of licence- site traffic to be diverted away from estates, set down times work is permitted to avoid disruption to school/local residents

· Council to regulate management of stadium by way of licence -effective policing of regulations, traffic (vehicular & pedestrian), car-parking, hooliganism, litter, noise control, operating times of stadium

· effective communications between managers of project and local residents and school, 

· public reps/officials to declare their interests in any entities connected with the development.

21-09-05 Sean Walsh Park Action Group, Tymon Bawn Community Centre, 
Tallaght


Summary

· Creating disadvantage for Educational facility to facilitate commercial sports facility, 

· impact on school in normal and after school hours- adult education, noise impact, distraction from crowds passing near school,

· noise impact on nearby houses, increased traffic, parking within estates, impact of pedestrian traffic through housing estates, hooliganism, noise, damage to property, 

· lack of proper consultation, reasoning behind advertising in summer period,

· investment of more public funding which could be used for other services, what allocation has been made by Council to stadium whether funds, staff or other facilities.

· what other uses proposed –football alone unlikely to sustain facility, 

· issues around S.R. F.C’S debt to Revenue, 

· Can Council safeguard public from Investors gaining an interest in the site, 

· public reps to declare their interests in any entities connected with the development, 

· seeking meaningful consultation with residents of neighbouring estates and direct local representation on the planning, building and operation of the stadium- e.g.London City Airport model.
21-09-05 Lily McCormick, 1 Dun An Oir, Old Bawn 




Amanda McCarthy, 5 Dun An Oir, Old Bawn




Cecil Walsh
11 Dun An Oir, Old Bawn

22-09-05

Paul McCarville,17 Dun An Oir, Old Bawn




26-09-05

Mr. & Mrs Courtney, 2 Inis Thiar, Old Bawn

26-09-05

Marie Keogh, 2 Knockmore Gardens, Killinarden

Summary

· Timing of advertisement, description of project, lack of information for residents regarding negotiations with investors/football clubs.

·  Residents in Old Bawn in buying their houses effectively paid for the related open space lands, part of which is now being used for commercial development., 

· school and nearby houses will require sound insulation,

· car- parking provision,  control of vehicular /pedestrian traffic, should be no access along boundary of school,

· litter control, 

· hooliganism and anti-social behaviour,

· building phases to be reduced –do not want building site lasting for several years, 

· establish a planning, building and Management Co-operative Partnership with reps from local estates and school.

21-09-05

Martin O Brien &Maureen Almack O’ Brien,3 Dun An 

Oir, Old Bawn


Betty Lawlor, 7 Dun An Oir, Old Bawn 

Carol Berry, 9 Dun an Oir, Old Bawn




Anne Bennett, 13 Dun An Oir, Old Bawn







26-09-05

Mark & Sandra Keogh,21 Knockmore Gardens, Tallaght

26-09-05 Margaret & Edward Lynch, Brae Cottage, Kill West, 

Kill, Co. Kildare

26-09-05

Celia Stuart,
23 Tymon Lawn, Old Bawn




Tony & Deirdre Ennis, 40 Watermeadow Park, 




Tom & Delia Dooley, 42 Watermeadow Park, Old Bawn




Brendan Brocklebank,47 Watermeadow Park, Old Bawn




Paul Carroll & Hazel Walsh, 45 Watermeadow Park




B Walsh & S. Walsh,14 Brookdale, Old Bawn




C. Kiernan,
52 Watermeadow Park, Old Bawn




W King, 
41 Watermeadow Park, Old Bawn




Ann Stanford,48 Watermeadow Park, Old Bawn

Summary





· Creating disadvantage for Educational facility, noise impact on school in normal and after school hours- adult education, 

· noise impact on nearby houses, 

· increased  traffic, parking, litter, do not want parking metres, yellow lines as this would impact on residents/visitors,

· investment of more public funding which could be used for other services, other local projects under resourced, 

· what other uses proposed –football alone unlikely to sustain facility, 

· Residents in Old Bawn in buying their houses effectively paid for the related open space lands, part of which is now being used for commercial dev., lands to be returned to recreational facility for local residents, 

· public reps/officials to declare their interest in  any entities connected with the development, 

· supports direct local representation on a partnership team to oversee the planning, building and operation of the stadium- e.g.London City Airport model.

21-09-05
Christy & Nuala Doyle, 15 Dun An Oir, Old Bawn




22-09-05
Mary Redmond, 23 Oldcourt Cottages, Oldcourt Road

22-09-05
Charles Conroy, 35 Dun An Oir, Old Bawn

26-09-05
Ann Marie Mulligan, 11 Tullyhall Way, Lucan

Summary

· New Planning permission required,

·  role for local residents in planning, building and managing the project, 

· sensitive adequate controls of noise dust and dirt during building, 

· proposed uses other than football, 

· use of public funding to prop up private investors,

· car-parking, litter control,

· site to be retained as local park, 

· declaration of interest in proposal by public reps/officials.

22-09-05

K. Raftery, 4 Seskin View Park, Tallaght





Annette Yeates, 3 Seskin View Drive, Tallaght





R. Cordial,5 St Dominic’s Avenue, Tallaght




Joan Ogelsby, 44 Heatherview Road, Aylesbury



26-09-05

Sylvia Boyce, 5 Inis Thiar, Old Bawn


Summary

· In favour of development  in principal subject to effective controls on noise,car-parking, pedestrian traffic,and full accounting for all public expenditure incurred on project.

22-09-05

Phyllis Cunningham, 15, Pineview Avenue, Aylesbury


22-09-05

Mary Fitzpatrick, 23 Watermeadow Park, Old Bawn

22-09-05

Catherine Atkinson, 46 Old Bawn Avenue

26-09-05

Michael McDermott,  66 Cushlawn Park, Tallaght

26-09-05 Patricia Elliott, 8 Inis Thiar, Old Bawn

Summary

· Claim that new developers are not identified, 

· restore site to parkland, park owned by the public(local residents), 

· full consultation and role for community in planning development and management if development goes ahead on site.

26-09-05

Patrick McGarry, 1 Cois na hAbhann, Old Bawn


26-09-05

Anthony Hogan, 2 Cois na hAbhann

26-09-05

Patricia O’Rourke, 3 Cois na hAbhann

26-09-05

Ann Farrell, 
4 Cois na hAbhann

26-09-05

Bridget Byrne, 5 Cois na hAbhann, 

26-09-05

Dan Hughes, 7 Cois na hAbhann

26-09-05

K. Malcolmson, 8 Cois na hAbhann

26-09-05

Michael Travers,12 Cois na hAbhann

26-09-05

Mr. & Mrs Lee, 13 Cois na hAbhann

26-09-05

John & Marie Ward, 14 Cois na hAbhann

26-09-05

Keith McEvoy, 17 Cois na hAbhann

26-09-05

Tracey McDonell, 25 Cois na hAbhann


26-09-05

Marion Kelly,26 Cois na hAbhann

26-09-05

Margaret Byrne,28 Cois na hAbhann


26-09-05

Eithne M. Delaney,
29 Cois na hAbhann

26-09-05

Mr. & Mrs Kinsella, 30 Cois na hAbhann

26-09-05

Graham Whelan, 4 Dun An Oir, Old Bawn

26-09-05

Margaret Buckley,10 Dun An Oir

26-09-05

Messrs Murray,  12 Dun An Oir

26-09-05

John Brown,14 Dun An Oir

26-09-05

Patrick Conlon, 26 Dun An Oir

26-09-05

Olive & Matt Downes, 7 Inis Thiar

26-09-05

Richard P Hanaphy,
9 Inis Thiar


26-09-05

Aidan & Maura Parker,10 Inis Thiar

Summary

· Timing of advertisement and description of project,

· Clarify details of full plans for the stadium and impact on local community, 

· Council to regulate the building works and the future management of the facility by way of  licence, 

· role for community in planning , building and running the facility e.g. London City Airport model.

26-09-05 Ellen Gahan,13 Dun Aengus, Old Bawn

Summary

· Timing of advertisement and description of project,

· Use of public funds to support commercial activity, 

· park owned by the local people,

· inconvenience of stadium to local residents/school from noise, litter,  pedestrian traffic, anti-social behaviour, parking on estate roads, 

· clarification of future uses of stadium,

· control of supporters

· justify spending more public funds to support club without explanation as to how it spent the previous grants allocated. 

· Management of the building phase

26-09-05
Aidan Dunne, 17 Gleann na Smol
, Old Bawn

Summary

· All future development on site to be carried out in co-operation with local residents, 

· no Council official involved in original development to have any role, 

· control of noise, no unnecessary amplification to be permitted, 

· complete stadium and make safe at minimum outlay from public funds, 

· make facility available to local school and community, 

· Council to retain control of facility, 

· hooliganism amongst S.R.’s supporters, 

· role for community and school in development and management of facility.


26-09-05 Philip McGettigan, 20 Dun An Oir, Old Bawn


26-09-06 Councillor Eamonn Maloney

Summary



· One Main entrance/exit at Whitestown Way, 

· exit beside Community School to be emergency only, 

· the current layout of the Park not to be altered to provide more parking, 

· written condition that building works will not interfere with exam/study period of school.

26-09-05
Anthony Hogan, 2 Cois na hAbhann 




Summary

· In interests of Social Inclusion- stadium should accommodate a variety of sports , re-design stadium to facilitate other sports, track & field, volleyball, hockey etc, 

· why is Council accommodating the worst soccer hooligans in Eircom league in view of its longtime efforts  to clean up image of Tallaght re: vandalism etc.

26-09-05 Lorcan Bright(email)



Summary

· Stadium should be closed down , not suitable for residential area due to problems of traffic congestion, impact on emergency vehicles en route to hospital,  noise, litter, anti social behaviour, 

· park should not be altered to provide more parking.


26-09-05  
Shamrock Rovers FC/ Shamrock Rovers 400 Club


· SR 400 Club now manages day to day running of Club, has transformed it from privately owned entity into an open and democratic members owned and run club, 

· putting in place a professional administration, commercial and marketing team at present, 

· fully committed to developing the under-age and other playing elements of SRFC, 

· aim to offer coaching classes to schools in the region, eager to build a strong community base, 

· exploring the provision of a coaching and sports education element for post Leaving Cert age-group in conjunction with Dept of Education with eventual aim of extending the concept to a sports academy in conjunction with HEA. 

· Club would be a valuable addition to the sporting, economic, and civic landscape of South Dublin,

· club to become involved in summer soccer camps, training/coaching sessions for various schools and communities and other sporting/social activities that could be held in stadium complex or elsewhere throughout County.


26-09-05
Cumann Luthchleas Gael,
Coiste Atha Cliath


 

Pairc Parnell, Domhnach Cearna,
 Ath Cliath 5.


26-09-05        Cumann Peile, Iomáine agus Camogaiochta Tomás Dáibhis,

Bothar Choill Tuibear, Tamhlacht, Co. Atha Cliath.

Summary

· Support development of a municipal multi-functional sports stadium at this location catering for all the primary sports codes, including gaelic football, hurling, camoige, rugby and soccer, 

· current proposal would not cater for Gaelic games due to inadequacy of pitch dimensions and configuration/size of stadium,

· Council should defer decision on proposal pending consultation with the sporting organizations active within the County, 

· Plans drawn up to meet requirements of one particular private company- not appropriate for a municipal stadium- Council should re-assess plans, 

· current proposal does not conform with Policy TDL2 Tallaght County Plan as it does not promote sufficiently intense use of the site, non-compliance with Policy TDL3 which promotes a plan for major environmental upgrading and traffic calming of the gateway entrances to Tallaght Town Centre, impact of extension of LUAS line to Old Bawn,

·  plans taken over from private promoters, not secured in accordance with EU and government procurement procedures.

· In accordance with Chapter 4 of South Dublin Development Plan 2004-2010 which identifies a priority aim of the Council as the provision of accessible community and recreational needs and in line with Policy SCR 2 Community Information and Consultation, all citizens and sporting organisations should be consulted from the outset prior to preparation of plans.

Managers report :

A number of issues recur throughout the various submissions outlined above and are summarised hereunder together with the Council’s response thereto :

1. Procedural Issues:

Notwithstanding development on site, authorised under Reg Ref S97/0063, this planning process, under Part 8 of the Planning and Development Regulations 2001 as amended, is  “de novo”.  
While there are no specific objectives regarding sports stadia in South Dublin County 

Council Development Plan. 2004- 2010 (Development Plan), the proposal complies 

with following policies and objectives as set out in the Development Plan regarding

 sports and recreation:
Chapter 4 of the Development Plan addresses Social Inclusion, Community Facilities 

and Recreation.  The following are relevant to this proposal:

4.0 AIM

To promote social inclusion; to ensure the retention and provision of accessible community and recreational facilities including local/neighbourhood centres, parks and open spaces; and to ensure that these facilities are adequate to meet the needs of the communities they serve, are physically integrated with residential and employment areas and are provided concurrently with new residential development.

4.5.6 Policy SCR 19: Recreation

4.5.6.i

It is the policy of the Council to cater for all age-groups and abilities in the population of the County through the facilitation of both active and passive recreational activities.

4.5.7 Policy SCR 20: Recreational Facilities

4.5.7.i

It is the policy of the Council to support and facilitate the development of indoor and outdoor recreational facilities to cater for all age-groups on suitable sites, and to ensure that these facilities are accessible to disabled people.

The Part 3 of the Development Plan includes Specific Objectives.  Two objectives

relate  to Sean Walsh Park:

Specific Local Objective 91.

Provide for the future development of Sean Walsh Park for active and passive recreational facilities, and not to include the development of major commercial leisure facilities.

Specific Local Objective 97
Upgrade Sean Walsh Park and provide a link along the Whitestown stream to the upland areas via Whitestown Industrial Estate and Killinarden Park.
Therefore the proposal complies with Sections 178 and 179 of the Planning and 

Development Act 2000 (as amended) and is in accordance with the Regulations of the 

Act i.e. Article 80 (k) of Part 8 of the regulations.  It is considered that the proposed 

development is not a material contravention of the South Dublin County Council 

Development Plan 2004-2010 and has been justified in accordance with Articles 81-

82 of the Regulations.  

The site is subject to zoning objective “F” To preserve and provide for Open Space a

and Recreational Amenities of the Development Plan.  In this zone, “Recreational 

Facilities/Sports clubs” are “Permitted in Principle” 

The site area is approximately 4.9 ha.  In accordance with Part 10, Schedule 5 (10.iv) 

of the Planning and Development Regulations, this proposal is considered to be an 

‘urban development’ located outside a ‘business district’ and within the’ built-up 

area’.  Therefore the scale of the proposed development is significantly below the 10 

hectare threshold (ss10.iv) requirement for an Environmental Impact Statement.   

It is concluded that:

this proposal is an appropriate subject for a Part 8 process; 

the proposal does not constitute a material contravention of the South Dublin

County Council Development Plan. 2004-2010 and 

an EIS is not required under the relevant legislation.

Submissions, which argue that the proposal as a Part 8 process would materially 

contravene the South Dublin County Council Development Plan. 2004-2010 and that 

an EIS should be required, are not accepted for the reasons above.  

2. Material Issues

The material issues raised in submissions have been classified under the following 
headings:

Use of public open space

The use of the sports facility as a Community Resource.

Traffic generation and off site parking

Noise disturbance, litter and anti-social behaviour

Depreciation of value of property in the vicinity.

2.1
Use of public open space

For the purpose of clarity, the lands forming the stadium site are not part of the open space lands dedicated to the Council by Thomas McInerney & Co, the developer of adjoining housing estates. A portion of the lands was acquired by the Council  from Walkinstown Estates Ltd  in 1968 for housing purposes but had been appropriated for open space purposes and the remaining portion was acquired from Dublin City Council as part of the Scheme of Transfer of lands in 1997 ( Dublin City Council acquired the lands in 1968.)

2.2

Community Resource

Submissions argue that:

· The restricted dimensions of the proposed pitch provide only for soccer. This limits its multi-functional use for other codes such as Gaelic Games and rugby.
· The limit of 6,000 seats may be problematic for the efficient use of a facility in this location as a regional sporting resource.   

· The school and other community groups are not proposed to have access to the resource.

Manager’s comments:

The proposed development is for the provision of a soccer stadium to accommodate 

6,000 seats with ancillary parking on site. Submissions, which consider that a soccer 

stadium, rather than a multi sport facility would constitute a material contravention of 
the South Dublin County Council Development Plan. 2004-2010 are rejected. 
Objectives and policies of the Development Plan provide for sports and recreation 
county wide.  The Development Plan does not prescribe how these policies are to be 
implemented.  In particular, the Development Plan does not promote multi-functional 
sports facilities in preference to single sport facilities.  It is the aim of the 

Development Plan to facilitate a wide range of  sporting facilities.

Submissions, which describe the locational advantages of the site for a regional 

sports facility and refer to the relative scale of other sports stadia, are noted, in 

particular:
· Location of the site at the junction of the N 81, a secondary national route, and 
Whitestown Way, a local distributor road;

· The traffic calming proposed for the junction of the Tallaght Bypass and 
Whitestown Way;

· Proximity to the LUAS and bus terminals in the Tallaght Square;

· The amenity, including potential overflow car parking and a hotel in the four 
storey mixed development on the adjacent comer currently under construction;

· The upgrading of the zoning of Tallaght Square, from’ Town Centre’ to 
‘County Town’; and

· The development of other sports facilities, e.g. the scale of Croke Park and Lansdowne Road.
However, the current proposal is to complete a partly constructed stadium to accommodate 6,000 patrons.
The stadium can be used for significant community and other municipal events and could be available to the adjoining school to a limited extent at the discretion of South Dublin County Council and subject to the use by the predominant licensee, Shamrock Rovers Football Club. 

2.3
Traffic Generation and Off site Parking

Residents adjacent to the site and the secondary school have raised concerns 

regarding inadequate on-site parking and the traffic congestion onto the surrounding 

road network, including parking in adjacent residential estates.

Manager’s comments:   

Locational factors have been summarised at  2.2 above to support that the site is 

appropriately located to ensure safe and convenient access and traffic management.  

In addition, on-site car parking is proposed. 

Soccer games tend to be scheduled at off peak times and on week ends.  There are 

currently in excess of 2,000 car parking spaces in the Tallaght Square, 280 parking 

spaces in the Council headquarters, which could be available, and significant 

additional spaces being provided as part of adjacent developments in the immediate 

vicinity.  In addition the LUAS and bus termini are within a 5 minute walking 

distance of the site.  Therefore it is not considered necessary to provide for further car 

parking on the site. Most pedestrians will approach from the Luas, Bus Termini at 

the Square Shopping Centre or along Whitestown Way, (the most direct route from

south, west and east of the site).  Access to the stadium is from Whitestown Way and 

should not result in parking of cars on adjoining estates. There is no advantage to 

pedestrians in terms of distance in using the adjoining estates. It is not considered 

appropriate to provide other special large scale on-site parking at this stage, but it 

should be noted that  the Council has readily available adequate reserved land 

adjacent to the site which could be utilised in the event of additional car parking being 

necessary.
Notwithstanding these factors, traffic management of parking and accessibility for

 local residents is an issue, which should be addressed through a comprehensive and 

enforceable event management plan in respect of the stadium to be reviewed annually.  
It is recommended that the mechanisms for controlling events should include a traffic 

management plan, which integrates public transport with supervised parking, and 

other traffic management measures to mitigate the impact of events on local residents.  

2.4 

Noise, Disturbance, Litter

Concerns regarding noise, disturbance, and litter have been raised.

Manager’s comments:

Noise levels should be a condition of events and monitored, following  consultation 

with local residents’ associations.  Dates and times of events should be limited. The 

management of crowds, litter collection and avoidance of opportunities for anti-social 

behaviour should be the subject of a management plan..

Construction noise and disturbance during school teaching hours and public 

examination periods will  be the subject of controls. Completion of construction of 

Phase 1 is anticipated to take seven months. Heavy construction work is already 

complete on this phase.

2.5 Depreciation of Property Values
No evidence has been included in submissions to support the contention that 

proximity to well managed sports venues adversely affects property values.

3.
Control of events/Impact of Construction 
It is recommended that a stadium management plan be developed following consultation with local residents associations and the school authority and monitored to ensure that the adjacent residential and school amenities are not adversely affected.  The following issues should be included:

Dates and times of events 

Parking regimes;

Litter collection and crowd control mechanisms before and after events;

Vehicle and pedestrian access to the event venue 

Parking restrictions in adjacent estates on event days.

A construction management plan for the control of construction disruption should operate to control heavy vehicle access to the site; noise and dust emissions, in relation to the amenity of the school, particularly the outdoor playing areas, to adjacent residential areas, and to the recreational amenity areas of Sean Walsh Park. 
It is recommended that the mechanisms for controlling events should include a traffic

management plan, which integrates public transport with supervised parking, and 

other traffic management measures to mitigate the impact of events on local residents. 

The management plan in respect of the stadium to be reviewed annually.  

4.
Commercial uses

The Part 8 process is for the completion of the stadium as a municipal facility.  It does not contain commercial content beyond that necessary for the use and enjoyment of the stadium – restaurant/function room, bar, small shop franchises. The stadium will be retained in Council ownership and will be managed and maintained by the Council or its agents.

5.
Use of Council Resources/Public Funds

The Council was not responsible in any way for ongoing security on site which has been the responsibility of the main Contractor.  Council staff or plant were not used on this project.

The Department of Arts Sport and Tourism have allocated Sports grants towards the capital cost of the project to date and it is proposed to seek further assistance from the Department to complete the project as a municipal facility. However it should be noted that funding under the Sports Grants Scheme is made available to many sporting Organisations and Clubs to assist in the establishment or expansion of sporting and recreational facilities.

6.           Agreements entered into regarding use of stadium

As stated in the preamble to this report, and with a view to securing the locating of a top football club in the South Dublin County area which has a large youth population, the Council proposes to honour its original commitment to provide a home–base for Shamrock Rovers F.C. by allowing them the use of the completed stadium for the playing of home games by the Senior Team(up to 40 games per year).  It is also proposed that the Club would receive  a percentage of the advertising revenue from within the stadium( on the grounds that the Club would attract advertisers to the stadium) and the possibility of making a site available within the stadium grounds for the provision by the Club of a Clubhouse has also been explored. The details of the above proposals and other items discussed with the Club or with the Examiner during the period of the Examinership have been outlined in Press Releases which have been covered in both the national and local press.

The Shamrock Rovers Football Club has been operating in the Tallaght area for a number of years and in addition to the professional team, it also fields two Leinster Senior Teams, an U21 Team, Ladies Team and eighteen schoolboy teams. The Club’s new management has indicated that it is fully committed to further developing the schoolboy and other playing elements and proposes to offer coaching classes to schools in the South Dublin region. The Club has also indicated that one of its aims is to play a full and active role in the community along the lines of the “Football in the Community” concept that is being developed in the U.K.

In addition to the above proposals, the Council would hope that the stadium would accommodate other significant sporting, municipal and community events e.g, Under 21 or Youth Internationals.
7.
Altering design to allow for use of facility for other sports including Gaelic Football, Hurling and Rugby.
As noted above the facility is partially completed in accordance with design as a soccer stadium. The re-design of the stadium at this stage to facilitate the larger playing area requirements of other sports would require substantial re-working of the design and would reduce the potential of the stadium in terms of ground capacity. Slides in this regard are available at the meeting. It is to be noted that the existing contractor is in possession of the site as a building project on foot of the original building contract.

It should be noted that the Council has already provided 46 GAA pitches and 103 soccer pitches in South Dublin County to various clubs.
8.
Procurement.
It should be noted, as described above, that South Dublin County Council were not involved in the original design, funding or construction of the stadium. Given the situation that has arisen it is felt that the current proposal represents the best value for money method of achieving the delivery of the facility for Tallaght and South Dublin County.
It is to be noted that the existing contractor is in possession of the site as a building project.

9.       
Declaration of Interests by Local Authority Members/Officials:
There is a statutory requirement under the Local Government Act 2001 for Members and Employees of a Local Authority to make an annual declaration of declarable interests which are then included in a public register. 
Recommendation

The stadium complies with the Planning objectives of the County Development Plan.  Its presence at this location, and its size, has been validated in the past, by An Bord Pleanala.  It is well located adjoining the Luas and at the centre of the County town.  It is well accessed from two significant roads with little impact on adjoining estates.    It offers large potential for the development of a prominent sports facility in the County for a well established club nationally which has already developed, as described above, a strong presence locally in Tallaght.  The facility has the potential to become a centre for the development of sporting excellence for the youth of South Dublin County. In its present sad state of incompletion and neglect it is a scar on what is a developing and vibrant area.  The completion of the stadium as a municipal facility will allow strong control over amenity and nuisance issues associated with events.

The proposed works are consistent with the proper planning and sustainable development 
of the area having regard to the zoning objectives of the Development Plan, 2004-2010.
It is recommended that the development works as proposed be proceeded with.

Tom Doherty

Deputy Manager”
Following consideration of the Manager’s Report the Committee unanimously agreed the report and the following motion was proposed by Councillors M. Corr, M. Daly, J. Daly, J. Hannon, C. Jones, M. Murphy, J. Neville, C. King and K. Warren, seconded by Cllr E. Maloney and resolved:

“ That the Manager’s report be adopted subject to the playing pitch being increased to 140 x 85 metres and to appropriate modifications to increase the changing room accommodation.   The stands to be extended either in the current phase or in a future phase in line with the increased length of the playing surface and adequate car parking to be provided on site and if necessary in the area previously approved by An Bord Pleanála for stadium car parking referred to as Site B on Whitestown Way”.
Accordingly it is recommended that the Council notes the Manager’s report and adopts the resolution outlined above which was passed by the Tallaght Area Committee. 

The Manager advises that the signing of the building contract and the commencement of works is subject to the allocation of significant further funding by the Department of Arts, Sport and Tourism.

