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MEETING OF SOUTH DUBLIN COUNTY COUNCIL

Monday 9th January 2006

HEADED ITEM NO: H-I (9)
Report on Public Notification procedure under Part 8 of the Planning and Development Regulations 2001- 2003 for the proposed construction of Traveller-specific accommodation comprising seven group houses to  accommodate members of the Travelling community with access road, boundary treatment and all necessary associated ancillary works on a Council-owned site at Tay Lane, Rathcoole, Co. Dublin.

 

Statutory public notice in accordance with the requirements of Part 8 of the Planning and Development Regulations, 2001 – 2003, was published in respect of the above development in the Irish Independent on 4th November  2005.  A similar notice also appeared in the edition of the The Echo circulating in the area.  A site notice was also affixed on the land as required.  Detailed drawings, plans and elevations of the proposal were available for public inspection between the 4th of November 2005 and the 2nd  of December 2005 inclusive at County Hall, Tallaght and Clondalkin Civic Centre. The closing date for receipt of submissions or observations with respect to the proposed development, dealing with the proper planning and sustainable development of the area in which the development is proposed to be located was 17.00 hrs on 16th December 2005.

Nineteen submissions in respect of the proposed development were received during the statutory period.  These submissions were from:

· Tay Lane Residents Action Group, Tay Lane, Rathcoole, Co. Dublin;
· Erik & Mary Von Son, College Lands, Rathcoole, Co. Dublin;
· Elizabeth O’Brien, College Lands, Rathcoole,  Co. Dublin;

· Leavy Family, Newcastle Road, Rathcoole, Co. Dublin;

· Anne & Paul O’Brien, College Lands, Rathcoole, Co. Dublin;

· C. Harte, Tay Lane, Rathcoole, Co. Dublin;

· Michael & Ann Dervan, Newcastle Road, Rathcoole, Co. Dublin;

· Harry Farrell & Sons, Rathcoole, Co. Dublin;

· Niall & Patricia Madden, Red Lodge, Rathcoole, Co. Dublin;
· Thomas and Anne Taaffe, Red Lodge, Rathcoole, Co. Dublin;

· Andrew Kilgallon, Rathcoole, Co. Dublin;

· Eve Kilgallon, Rathcoole, Co. Dublin;

· James Kilgallon, Rathcoole, Co. Dublin;

· Rachael Kilgallon, Rathcoole, Co. Dublin;

· John Gargan, Rathcreedon, Rathcoole, Co. Dublin;
· Kennedy Family, Tay Lane, Rathcoole. Co. Dublin;

· Spillane Family, Greenogue, Rathcoole, Do Dublin;
· Thomas Kilgallon & Family, Newcastle Road, Rathcoole, Co. Dublin;
· Annie Timmins, Rathcoole,  Co. Dublin.
This project is being developed in partnership with Clúid Voluntary Housing Association who, have extensive experience in the provision of voluntary housing through the Country.

The issues raised in the submissions can be summarised as follows:

Site Suitability/Zoning
The site at Tay Lane is considered to be suitable for the provision of Traveller specific accommodation and the proposal has received the required certification from the Roads, Environmental Services and Planning Departments of the Council. 

The area in which the site is located is zoned B in the County Development Plan 2004 – 2010. This objective is to protect and improve rural amenity and to provide for the development of agriculture. Group housing is one of the categories of development which is permitted under this zoning and accordingly the proposal is in keeping with the County Development Plan.  

The Garda Crime Prevention Design Advisor has been consulted with regard to this proposal.

Planning and Development Regulations 2001-2003
The Part 8 Public Consultation process in the case of this proposal is in compliance with the above regulations.

Road Safety Issues
It is not considered that the provision of seven units of accommodation will give rise to additional unacceptable levels of increased traffic in the area. The development will comply in full with the requirements specified by the Roads and Traffic Department of the Council. 
Drainage Facilities

A number of queries were raised on the possibility of existing local residents connecting to the sewer which will serve the Traveller development. Previous restrictions on the sewer network have now been mitigated as a result of the connection of Rathcoole and Newcastle systems to the main Dublin network. Any existing individual households who wish to connect to the system should apply to the Council and the possibility of extending existing network to facilitate such connection will be examined.  

Proximity to existing horse training establishment
Concern was expressed in a number of submissions that the proposed development would have an adverse effect on the horse training business and that the proximity of the proposed group houses lands would result in danger to children from the group houses and to the horses. The precise details of the boundary treatment to be constructed as part of the development of the group houses was discussed in detail with representatives of the local residents and the adjoining landowners prior to the commencement of the statutory process. The boundary treatment when constructed will create a secure and robust boundary to the proposed development.  
However, notwithstanding the extensive and robust nature of the proposed boundary treatments it is further proposed to set back the boundary treatment from the eastern boundary of the site to cerate “buffer zone” along this boundary.  In this regard it will be necessary to move house no. 7 in a southerly direction to a position in line with the head of the cul-de-sac and to re-orientate this dwelling by 90 degrees.  This will enable the eastern boundary to be moved westwards to create the buffer zone.  Details of these changes are shown on the revised layout attached to this report. 
Undeveloped land to front of site
While there are no current plans for this area, no decision has been taken in respect of the future use of the area of land in question. The area will be maintained by the Council to an acceptable standard in keeping with the character of the surrounding area.  No development will be proposed for this area at any time in the future without prior consultation with the elected members, existing local residents and the residents of the proposed development.    
Consultation with residents of the area
The provision of Traveller-specific accommodation at this location is an integral part of the Traveller Accommodation Programme 2005 – 2008 which was unanimously adopted by South Dublin County Council on 9th of May 2005.  The adoption of this programme was preceded by an extensive public consultation process.
The Council has complied with the statutory requirements for notification to the public of the proposed development.  In addition the matter has been discussed at meetings of the Lucan Clondalkin Area Committee and a number of meetings have been held with residents of the locality to discuss the matter. In addition the Mayor and County Manager have visited the site and the adjoining lands to examine the proposal in detail.  As previously indicated this consultation process outside of the Council’s statutory requirement will continue and any matters of concern raised by local residents will be fully considered.  
Number of other Traveller specific developments in the area
The Council’s adopted Traveller Accommodation Plan includes, as part of the network of developments to be provided throughout the County, specific provision for the construction of this site.  The Plan provides a fair and equitable framework for the provision of Traveller-specific accommodation throughout the developable area of the County. The Plan also provides an open and transparent framework for the provision of Traveller-specific accommodation throughout the County.

It should be noted that the provision of this development will enable the Council to exercise its powers in relation to unauthorised developments located within a radial mile of this location.

Devaluation of local property prices
One submission states that property prices could be devalued by up to 30% “as confirmed by local auctioneers/estate agents.”  No corroborating evidence to the effect was supplied with the submission. The Council’s Valuer has indicated that where Traveller developments are provided to a modern design, are small in scale and are well managed there is no evidence that devaluation of adjoining property occurs.  

Cost of development
A detailed cost plan of the proposal will be submitted to the Department of Environment, Heritage and Local Government for approval. All funding for this project will be provided by the Department of Environment, Heritage and Local Government. It is the Council’s obligation to ensure that value for money is achieved in all its projects.
Presence of caravans
The use of caravans for human habitation is not permitted in any housing development. The Planning and Development Regulations govern the storage of caravans. Any breaches of these regulations will be subject of enforcement proceedings by the Council’s Planning Department. 
In order to meet the annualised target of commencing construction of this scheme in 2006 as set out in the adopted Traveller Accommodation Programme 2005 – 2008, it is essential that early approval of this proposal is received.

Following detailed appraisal and evaluation it is considered that the proposed development, as amended in the foregoing report, is consistent with the proper planning and sustainable development of the area, having regard to the provisions of the County Development Plan and it is proposed to proceed with the planned development as modified. 

