COMHAIRLE CONTAE ÁTHA CLIATH THEAS
SOUTH DUBLIN COUNTY COUNCIL


MEETING OF SOUTH DUBLIN COUNTY COUNCIL

Monday 10th September 2018
Headed Item 13 (b)
Part 8 Report
Report on Public Consultation process for the proposed construction of Social Housing Development consisting of 16 housing units on site located on Old Knocklyon Road [ Homeville end ], and bounded by Firhouse Road, and the M50 motorway, (site opposite Homeville Court), at Firhouse, Dublin 16.  
It is proposed to construct a social housing development consisting 16 housing units on site located on Old Knocklyon Road [Homeville end ], and bounded by Firhouse Road, and the M50 motorway, (site opposite Homeville Court), at Firhouse, Dublin 16.  
The proposed development shall consist of: 
•
2 no. 3 bedroom/5 person units - 2 storey 

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

•
9 no. 2 bedroom/3 person units - 3 storey Apartment Unit
The works include: New access off Old Knocklyon 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. All units to be minimum A2 BER rated. The housing provision includes two / three storey units grouped in terraces.
The proposal is illustrated in the accompanying drawings:
Sheet 01 – Site Location
Sheet 02 – Site Plan
Sheet 03 – Site Elevations
Sheet 04 – Site Elevations
Sheet 05 – House Types
Full details can be found in the County Architects Report. 
Statutory Consultation Process:

A notice in accordance with Article 81 of the Planning and Development Regulations 2001 (as Amended) was published in the Echo on the 26th April 2018. Site Notices were erected on the same day, all of which were placed at prominent locations facing the site.
Plans and particulars of the development were displayed at Council Offices from 26th April 2018, with a further two week period up to and including 25th July 2018 for submissions and observations to the Council in relation to the matter. 
Councillors from the Terenure Templeogue Committee along with nominated residents, attended a consultation meeting with officials from the Housing and Architect departments to discuss the proposed development on the 20th June 2018. The following issues were raised:
· The area is prone to flooding – serious concerns expressed regarding the impact of this development on Homeville Court should flooding occur again. 
· Access road to the site is narrow with sharp bends and cannot facilitate additional traffic / construction traffic and would be dangerous for pedestrians.
· Overflow parking – Homeville Court already has an issue with cars parking and blocking the road access.
· Traffic congestion on Firhouse Road
· Requested that the Council carry out traffic assessment reports 
· 3 Storey buildings not in keeping with existing dwellings in the area
· Homeville has its fair share of social housing with a number of properties rented through HAP & other schemes. Reference made to a number of other social housing developments planned for the Knocklyon/Firhouse area. Concerns that there will be more social housing than private in one area.
· Need for affordable housing in the area – mixed tenure developments would be preferable
· Removal of mature trees bounding Firhouse Road & M50
· Larger play area for children required

· Traffic noise from M50 and Firhouse Rd

· Removal of mature trees

Submissions:

A total of 32 submissions were received during the specified period of the public consultation in respect of the proposed development. 
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A summary of the observations and responses listed below:
Flood Risk:
The area has been prone to flooding in the past. As a result SDCC commissioned Flood Alleviation Works in the immediate area. The works are substantially complete and deal with the immediate area upstream that produced the flooding. The development proposed is designed to comply with SUDS – it will contain rainwater within the site and release the water in a controlled way. Therefore the site will not contribute to any existing flooding in area. Surface, foul and drainage has been examined provision has been studied to ensure adequate capacity and flow.
Traffic Volume, hazards and other Transport issues/solutions
The site is served by a short length of road with narrows at a number of points. The road meets DMURS requirements and development is limited to one side of the road for a portion due to the M50. The existing road provides safe access for the limited development proposed, taken in conjunction with existing and possible future developments. Overall traffic count is less than 1000 and within the limits of the existing carriageway. If newly constructed it would fall outside the recommendation of the NRA 1000-2000 vehicles per day requirements. The existing road is also compatible with DMURS criteria. Traffic calming measures are advisable to the road length, and control of casual parking. Additional traffic from the development will provide additional loading to the existing road but not in excess of the expected capacity of the road type. Area planning and transport is not within the remit of this report excepting where the proposed development impinges on it. 
The site is not appropriate for a transport hub due to its close proximity to the bridge over the M50.The site is not designated as a transport hub in planning zoning. 
The site is near local / city transport facilities. Optional pedestrian routes, on the ‘old road’, are available to the existing and will be enhanced as part of the project. Additional transport solutions, and initiatives from public and state bodies, would greatly enhance the transport options in the area, reducing the current traffic congestion which is largely car generated.  
3 Storey buildings not in keeping with existing dwellings in the area
This issue was closely examined at design and prior to presentation to the ACM. Homeville Court opposite the project has three storey elements. The provision of smaller 1 & 2 bed units is also a stated objective of the councillors as recorded in the chamber.
The three story units are not blocks but one over one apartments with own door access. The ground floor units are appropriate for assisted or independent living for people who have a range of disabilities. Two apartment units are placed to the rear providing reduced impact and the unit to the interfaces with the road.
Predominance of Social Housing in the area and preference for mixed tenure developments.
The extent of social housing in the area is insignificant compared to other county areas. There is a high demand for social housing in the general area that cannot be provided, even to limited extent, by council lands in the area. The project does not address the balance required.
Removal of mature trees bounding Firhouse Road & M50.
Existing healthy mature trees will be retained as indicated and supplementary planting to boundaries will be provided. Where existing properties abut with the development additional planting will be provided.  Removal of undergrowth and weed plants to long boundary area on site will be undertaken. Supplementary planting to the M50 / road boundaries forms part of the budget. Where trees are no longer assessed to be healthy the trees will be replaced.
Traffic noise from M50 and Firhouse Rd
Noise measurements indicate that supplementary trees are required to the M50 Boundary. Grazing provision will be increased to the M50 & Firhouse Road face of the development.

Play areas for children

The provision of open space is to Development Plan standards and more than equivalent to private developments. The ‘old’ road will be landscaped in addition to provide access to the adjacent parkland.
Further House building on the Knocklyon Utd Football pitch at will put a further strain on local resources.
This application is formal proposal for Council decision. There is currently no Part 8 application for the Knocklyon site. In the event that such an application is made it must be considered on its own merits.
Car Parking Overflow

Parking is noted by the local residents as an issue. The proposed housing is self-sufficient in parking and will not introduce a further burden on existing parking as ample parking is provided. In order to reduce the existing burden of parking the project will provide additional parking spaces outside the boundary of the site. Traffic calming will be provided. The entrance to the housing has been moved to avoid any conflict, providing a clear right of way for the existing road- both those measures are a direct response to issues raised at the consultation.
Following full consideration of the above issues, the Council is now proposing the following: 
· 2 no. 3 bedroom/5 person units - 2 storey 

· 5 no. 3 bedroom/5 person units - 2 storey 

· 9 no. 2 bedroom/3 person units - 3 storey Apartment Unit
Existing parking is noted by the local residents as an issue. The proposed housing is self-sufficient in parking and will not introduce a further burden on existing parking as ample parking is provided. In order to reduce the existing burden of parking the project will provide addition parking spaces outside the boundary of the site.

Traffic calming will be provided. The entrance to the housing has been moved to avoid any conflict, providing a clear right of way for the existing road- both those measures are a direct response to issues raised at the consultation. 

Revised drawings:
Sheet 01 – Site Location
Sheet 02 – Site Plan
Sheet 03 – Site Elevations
Sheet 04 – Site Elevations
Sheet 05 – House Types
Sheet 06 – 3D Drawing
Sheet 07 – 3D Drawing
Sheet 08 – Site Plan (additional)
The project is recommended for approval by the County Architect, subject to the conditions and modifications above. 

It is noted that in terms of parking, open space, flood mitigation measures and sound reduction measures that the project is full independent and all measures are provided within the curtilage of the site.
