COMHAIRLE CONTAE ÁTHA CLIATH THEAS
SOUTH DUBLIN COUNTY COUNCIL


MEETING OF SOUTH DUBLIN COUNTY COUNCIL

Monday, 26th September 2016
HEADED ITEM NO. 10
Report on Public Consultation Under Part 8 of the Planning & Development Regulations 2001 - 2012 for the Proposed development of Rapid Build Project of 80 Infill Housing Units and 5 Traveller Units at St. Aidans Site, Brookfield Road, Tallaght, D24.
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 Rapid Build Project of 80 unit infill housing project on St. Aidans site, Brookfield Road / R136 Road, Tallaght, Dublin 24, and 5 Traveller Accommodation units on the existing site at St. Aidans site, Brookfield Road, Tallaght, Dublin 24, comprising:
•        41 no. 3 bedroom/4 person units - 2 storey
•        39 no. 3 bedroom/5 person units - 2 storey

•        5 Traveller Accommodation Group Houses
The proposal is illustrated in the accompanying drawings:
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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.
A Notice in accordance with Article 81 of the Planning and Development Regulations 2001-2012 was published on the 21st July 2016.
Plans and particulars of the development were made available for inspection by the public for a period of six weeks from Thursday 21st  July 2016 to 1st of September 2016 and a further period of two weeks until 15th September 2016 was made available for the making of written submissions and observations to the Council in relation to the matter. Notices were erected on site on the same day all of which were placed at prominent locations facing the site.
Councillors from the South Tallaght Area were invited for consultation meetings with officials from the Housing and Architect departments to discuss the proposed development. Following several protracted meetings between these parties consideration has been given to the issued raised and revised plans have been prepared in response to the concerns discussed. 
Full details in the County Architect report can be found below.
Part 8 Revised Proposal Drawings [following consultation process]
The revised proposal consists of: Development of Rapid Build Project of 85 unit housing project on St. Aidan’s site, Brookfield Road / R136 Road, Tallaght, Dublin 24, and 5 Traveller Accommodation units on the existing site at St. Aidans site, Brookfield Road, Tallaght, Dublin 24, comprising:

•             35 no. 3 bedroom/4 person units - 2 storey 

•             50 no. 3 bedroom/5 person units - 2 storey

•             5 Traveller Accommodation Group Houses 

The works include: New access off Brookfield Road, landscaping works to boundaries and new park/play area, ancillary works to landscape housing areas, and all necessary associated ancillary works on the site and adjacent areas. The housing provision includes two storey houses primarily grouped in terraces, or semidetached layout.
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A total of 3 submissions was received from various parties as detailed below:
1 Residents Associations Submissions

Tallaght Community Council
2 Individual Submissions
Andrew McGrane
Gerard Stockil
The issues raised in the submissions and observations and also at the consultation meetings held with Tallaght South Councillors in August and September 2016 can be summarised and responded to as follows:
There is an obligation under the Planning and Development Act 2000 to operate as follows “the need to counteract undue segregation in housing between persons of different social backgrounds.”  This being the case more infill houses in an area recognised as a RAPID area is a direct contravention of this.
The project forms part of the overall strategy for Housing Infill that identified a series of sites throughout the county, providing for a spread of infill sites in all electoral areas on the available council lands. Allocation of these units will be made in accordance with the Council's Allocation Scheme. 
Increase to 80 units from 50 houses without any consultation or notice before the Part 8 process began
All identified sites in the Housing infill program were assigned indicative housing infill units, subject to a full identification of constraints and a detailed design study reflective on local conditions and density requirements. The studies have resulted in adjustment of the proposed numbers on the basis of detailed design and analysis, with a number of proposed infills increased or decreased in unit numbers. The proposed density on the St. Aidan’s Site is at the lower level of density recommended. As part of the Government’s direction on quick delivery of social units and to reduce the costly use of Hotel Accommodation to meet Homeless Emergency Accommodation for families in the Dublin Region South Dublin County Council is required to provide 205 Rapid Delivery units. It was reported to the Housing Strategic Policy Committee in May 2016 and Council in June 2016 that St. Aidans, Tallaght would be one of the sites which was suitable for delivery of a rapid build project. It was reported at these meetings that 80 units would be proposed through the Part 8 process for rapid build social housing. The consultation period commenced on the 21st of July for 8 weeks.
Contradiction to the County Development Plan: To develop agreed infill schemes throughout the County while ensuring that no further infill schemes occur within existing estates in the RAPID areas of West Tallaght other than those agreed prior to this Plan 

The Housing Strategy 2015-2017 construction programme which was reported to Council in March 2015 included proposed development at St. Aidans, Tallaght. This was planned development on this site prior to the adoption of the County Development Plan 2016-2022 in June 2016.

Noting the Residential (RES) zoning, it is considered that the County Development Plan, as adopted by the Elected Members, provides a planning policy for residential development, either private or public, on this site. The restrictions on further infill sites in H12 Objective 4 are considered to apply to areas of public open space only and are not considered relevant to the St. Aidan’s proposal.

In breach of planning guidelines as not a “mixed use development” and further addition of social housing to less affluent areas of South Dublin
The project forms part of the overall strategy for Housing Infill that identified a series of sites throughout the county, providing for a spread of infill sites in all electoral areas on the available council lands. There is an established and urgent housing need in the area. Sites for development are not readily available, and the Council have endeavoured to develop suitable owned sites to meet the current housing need. This land holding must therefore be utilized effectively.
Rapid Build housing with only 10-15 lifetime span will create problems for the future
The specification for all units constructed under the housing program requires a 60 year design life [effectively this is over 100 years]. This requirement applies to rapid build units and the specification, CE marking and warranties that apply to Rapid build require a 60 year design life. 
Site should be considered for commercial development
The site is zoned for housing in the Development Plan. 
Rapid Build as a social housing construction type is unproven in Ireland 
The specification for all units constructed under the housing program requires a 60 year design life [effectively this is over 100 years]. A number of projects have already been constructed to date in the Dublin region. The units comply with the current building regulations and associated standards.   
Social Housing in South Dublin needs to be developed across all Local Electoral Areas
The identification of sites across the county appropriate for Social Housing Build is an ongoing process and Members will be advised of any such additional developments. 

Will CEM III/A  or equivalent material be used in the construction of the units on the St Aidan's site?
It is Council policy to specific sustainable materials / processes appropriate to the use and site conditions, and in accordance with good practice proving that compliance with the Building Regulations is achieved.
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 85 social units and 5 TAP units proceed as outlined in the County Architects report.
