COMHAIRLE CONTAE ÁTHA CLIATH THEAS
SOUTH DUBLIN COUNTY COUNCIL


MEETING OF SOUTH DUBLIN COUNTY COUNCIL

Monday, 25th September 2017
HEADED ITEM NO.18
Report on Public Consultation Under Part 8 of the Planning & Development Regulations 2001-2016 for the Proposed 109 Unit Residential Development in the Townlands of Kilcarbery and Corkagh Demesne, Old Nangor Road, Clondalkin, Dublin 22.

REPORT:

Part 8 of the Local Government (Planning and Development) Regulations 2001-2016 outlines the requirements with respect to certain classes of developments for, on behalf of, or in partnership with Local Authorities. The regulations apply to the proposed construction of houses.
The plan for the development consists of a 109 unit residential units in the Townlands of Kilcarbery and Corkagh Demesne, Old Nangor Road, Clondalkin, Dublin 22 

 The proposed residential development will consist of:
(i) 109 no. residential units comprising: (a) 8 no. 4 bed units, (b) 71 no. 3 bed units, (c) 15 no. 1 bed apartments; and (d) 15 no. 2 bed apartments; (ii) renewable energy design measures for each housing unit; (iii) internal distributor road and temporary fencing providing access to the site from the Old Nangor Road; (iv) relocation of the existing bus stop on the Old Nangor Road; (v) ESB substation; (vi) surface water measures including the provision of attenuation ponds adjoining the Camac River; (vii)  temporary construction signage; (viii) estate signage; (ix) temporary fencing around northern and western site perimeter until such time as development is constructed and occupied on the adjoining land; and (x) all associated site works.
The proposal is illustrated in the accompanying drawings: 
Sheet 1 Site Location
Sheet 2 Site Layout
Sheet 3 Site Key Plan
Sheet 4 Site Sections
Sheet 5 Landscape design
Sheet 6 - 1 bed apartments
Sheet 7 - 2 bed apartments
Sheet 8 - 3-D Sketches
Sheet 9 - Houses
Sheet 10 – COR Site Layout
Sheet 11 – Supporting Planning Statement
Sheet 12 – Screening Statement
Sheet 13 – Architectural Design Statement
Sheet 14 – Traffic & Transport Assessment


A notice in accordance with Article 81 of the Planning and Development Regulations 2001-2016 was published on the 25th May 2017. 
Plans and particulars of the development were made available for inspection by the public from 25th May 2017 up to and including 6th July 2017, with a further two week period up to and including Friday, 21st July 2017 for submissions and observations to the Council in relation to the matter. 
Site Notices were erected on the same day, all of which were placed at prominent locations facing the site.

An overview of the PPP Bundle 1 Programme which includes this proposed development was issued to the elected members in March 2017. The Council adopted and approved under Section 85 of the Local Government Act 2001, as amended, that South Dublin Co. Co. agree to enter into an agreement with Dublin City Council whereby Dublin City Council will carry out such functions of South Dublin Co. Co. under the Housing Acts 1996-2014 in respect of the social housing PPP Bundle 1 Programme.

A total of number 44 submissions were received from various parties and have been grouped together for ease of references purposes. 

Residents Observations
KIL032 Cherrywood Residents Association 

KIL006 Kilcarbery Residents Group 

KIL013 Deputy John Curran TD
A further two submissions were received just after the closing date from Ms. S. Plummer and Deputy Eoin O’Broin TD Sinn Fein. However in the drafting of this final report the issues raised in the submissions were taken into consideration. 

A briefing was held with Clondalkin Area Committee members on 20th September also a meeting held with representatives of Cherrywood Residents Association to discuss the plans outlined in the proposed development at this site. The main issues raised were
· Access via Cherrywood Estate
· Attenuation Ponds/Lakes – Major flood risk concerns 
· The positioning of the proposed units at the Southernmost terrace of the proposed development
· Too many houses proposed/Suggestion for mix of social and private

· Increased Traffic on Nangor Road/ Construction Traffic and Impact on Residents

· Anti-Social Behaviour Concerns
· Treatment of boundary wall/Tree maintenance
The County Architect has reported generally on the issues raised in the submissions

ISSUES RAISED IN SUBMISSIONS TO PART 8 –
· INCREASED RISK OF FLOODING DUE TO INCLUSION OF ATTENUATION PONDS;

Under the Greater Dublin Strategic Drainage Strategy all new residential construction projects require surface water to be attenuated i.e. the flow of surface water from the site is slowed down through storage on its journey to the surface water drainage network and eventually the sea. This slowing down is designed to reduce pressure from new developments on an already overstretched surface water system. Attenuation ponding is visually attractive and environmentally friendly as they can create wetlands and facilitate diversity of birds and fowl. Malone O’Regan Consulting Engineers carried out a Flood Risk Assessment for the PPP Part 8 using CFRAM, SFRA and OPW sources as well as the County Development Plan Strategic Flood Risk and found that the entirety of the site was not at risk from even a 1 in 1000 year flood event and was considered appropriate in this location. Flood alleviation works were carried out along the Camac and there has not been a flood in this area since the mid-1990s. 

In view of the widespread concerns indicated in the submissions received it is recommended that the project will address attenuation using Storm-tech type  network and attenuation ponds will not be included in the project. Likewise concerns about flooding risk resulting from incursion of the southernmost terrace proposed onto the area adjoining existing ponds will be addressed by repositioning this terrace in line with existing houses on Cherrywood Crescent.

· IMPACT OF CONSTRUCTION TRAFFIC

As part of this PPP project South Dublin County Council is committed to providing an access link road from the site to Old Nangor Road. This will be constructed to facilitate construction traffic from commencement on site. No construction traffic will access from the Cherrywood Estate. It is intended that this link road will be the access to this housing area. A review of the access strategy to Corkagh Park has removed the need for vehicular access from Cherrywood Crescent to the housing site and the Park beyond. Cherrywood Crescent will remain a cul-de-sac.

· LOSS OF PARKLAND 

The Kilcarbery site overall has been zoned for New Residential Community in all Development Plans since the creation of South Dublin County Council. The site adjoins Corkagh Park which when allied with the Golf Course opposite constitutes one of the largest swathes of public open space in the county. The parkland is attractive and with a range of passive and active amenity options facilitating and accommodating a wide range of users. The park is well-used and safe. The Kilcarbery site however has seen extensive anti-social behaviour in places including stock-car racing of stolen vehicles. For residential purposes, the site is situated adjacent to existing mature communities, within walking distance of Clondalkin village, schools, and employment and with a good road infrastructure. While it is not possible to retain all planting, the Masterplan has identified all worthwhile existing trees, hedgerows and watercourses and these have been incorporated into the site layout for protection and retention as amenity for new and existing communities. Trees and hedgerows along the site boundary of Cherrywood will be retained as they currently exist. 

· INCREASE IN TRAFFIC

The new scheme of 109 homes will be accessed by a dedicated link road from Old Nangor Road in the first instance and as the Masterplan is constructed there will be a major connection to the Outer Ring Road. There will be no vehicular connections to Cherrywood and no reason why the PPP scheme should impact in terms of traffic on existing residents there. The PART 8 has been the subject of Traffic and Transport Assessment. The delivery of the Kilcarbery residential district will encourage increased services on the existing bus-corridor and with the development of Clonburris SDZ the station at Clonburris will be opened. Increased public transport options will in turn reduce traffic impacts.

· ABSENCE OF ENVIRONMENTAL IMPACT STATEMENT

The site at 109 dwellings is below the threshold for EIS /EIA which will be carried out under planning permission process for the larger Kilcarbery development in early 2018. The site has of course been screened for Appropriate Assessment, Site Specific Flood Risk Assessment, Ecological Impact Assessment, Baseline Environmental Noise Monitoring, Arborist report, and Archaeological Impact Assessment.

· INCLUSION OF THREE-STOREY BUILDINGS IN DESIGN. 

Best practice in new housing design in both public and private sectors seeks to optimise diversity and flexibility through the development of a range of dwelling types to suit all ages and family patterns. Duplex units are a common response to this need and are included as three-storey units in adjoining estates to the north of the site within short walking distance.( Castlegrange) They are a normal feature of all new housing and add to visual variety. 

· ABSENCE OF SITE NOTICES. 

Three site notices were erected to comply in full with the requirements of the Planning Regulations. They were photographed as they were erected to confirm compliance.

· OVER CONCENTRATION OF SOCIAL HOUSING

The Kilcarbery lands overall are the subject of a design masterplan to deliver 1,000 new homes to Clondalkin. The scheme will balance tenure overall with 40% of the scheme dedicated to Social housing. A Government initiative with the National Treasury Management Agency will deliver a Public Private Partnership to construct and manage over 25 year period 109 new homes. This is additional social housing available in the first instance to only 5 participating local authorities as part of the National Bundle 1 delivery of 500 units and is much-needed to address the growing housing crisis. The scheme when completed will be well-managed and integrated into the overall Kilcarbery residential community.

Following full consideration of all the matters the Council is now proposing the following:
· In view of the widespread concerns indicated in the submissions received it is recommended that the project will address attenuation using Storm-tech type  network and attenuation ponds will not be included in the project. 

· In addition concerns about flooding risk resulting from incursion of the southernmost terrace proposed onto the area adjoining existing ponds will be addressed by repositioning this terrace in line with existing houses on Cherrywood Crescent.

· A review of the access strategy to Corkagh Park has removed the need for vehicular access from Cherrywood Crescent to the housing site and the Park beyond therefore, Cherrywood Crescent will remain a cul-de-sac.

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 109 Social Housing unit development proceeds as outlined above.
