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MEETING OF SOUTH DUBLIN COUNTY COUNCIL
Monday, 8th July 2019

HEADED ITEM NO.13
Chief Executive’s Report on Public Consultation in relation to Proposed Development of 27 Social Homes at St. Colmcille’s Way
1. Introduction

In accordance with the requirements of Part XI Planning and Development Act, 2000 (as amended) (the Act) and Part 8 of the Planning and Development Regulations, 2001 (as amended) (the Regulations), South Dublin County Council is seeking planning consent to construct a social housing development consisting of 27 homes on undeveloped lands off St. Columcille’s Way, Knocklyon, Dublin 16.
The purpose of this Chief Executive’s Report is to present the outcome of the consultation, to respond to submissions made during the consultation period and to make recommendations in relation to the proposed development where appropriate.

2. Site Description

The site is accessed off St. Columcille’s Way, and is bounded by the M50 to the east, existing playing pitches to the south and existing housing developments at Castlefield Way and Glenvara Park to the North and Glenlyon Park to the west. 

The site is served by public transport, schools, and local facilities.  The site of the proposed development is relatively free of onsite services and it is undeveloped except for unofficially re-arranged playing pitches.  The site access road fronts onto and provides passive oversight to existing and rearranged playing pitches.
The proposed development forms a complete housing block served by a new access road. The boundary to the existing adjacent housing developments to the north and west will be upgraded with landscaping and planting.
3. Scheme Description
The proposal is for a social housing development comprising of 27 homes on lands off St. Columcille’s Way, Knocklyon, Dublin 16.  The proposed development consists of 21 two storey houses and 2 three storey apartment blocks as follows:

· 20 no. 3-bedroom houses (4 person);
· 1 no. 3-bedroom-house (5 person); and;

· 6 no. 2-bedroom apartments (3 person).
(All homes will be have a minimum Building Energy Rating of A2 and BER rated.)

The associated works are to include: new access road off St. Colmcille’s Way, landscaping works to boundaries, provision of open space, positioning of playing pitches and all necessary associated ancillary works on the site and adjacent areas.

Plans and reports for proposed development are shown at the following links:

	Site Location Map
Proposed Site Plan
Proposed Site Layout Plan
Proposed Services



 HYPERLINK "http://www.sdublincoco.ie/viewdocument.aspx?id=ca640412-ef0b-4b85-a008-aa5300d3b67d" 

Existing Site Constraints

	Site Elevations
House Types
3D Images (1)
3D Images (2)
3D Images (3)

	3D Images (4)
Screening for Appropriate Assessment
Environmental Impact Assessment
Report of the County Architect


4. Public Consultation
Plans and particulars of the proposed development for St Columcille’s Way were on public display for over six weeks from 2nd May to 17th June 2019 (inclusive).  During the public consultation information on the proposed social housing development at St Columcille’s Way was disseminated to the public and submissions were invited.

The public consultation on the proposed social housing development included the following statutory and non-statutory elements:

· Newspaper Notice in the Echo;

· Public consultation displays in South Dublin County Council Offices at County Hall;
· Briefings for Elected Members, local residents and Knocklyon United FC Club representatives;
· Information on Social Media including Facebook and Twitter.

Submissions and observations on the St Columcille’s Way social housing development could be made online and in writing for a period of over seven (6) weeks between 2nd of May to 17th of June 2019 (inclusive).
5. Legislative Background
Section 179 (3) of the Act, requires that the Chief Executive shall, after the end of the public consultation period, prepare a written report in relation to the proposed development and submit the report to the members.

Section 179(b) of the Act outlines that a report shall—

i. Describe the nature and extent of the proposed development and the principal features thereof, and shall include an appropriate plan of the development and appropriate map of the relevant area;

ii. Evaluate whether or not the proposed development would be consistent with the proper planning and sustainable development of the area to which the development relates, having regard to the provisions of the Development Plan and giving the reasons and the considerations for the evaluation;

iii. List the persons or bodies who made submissions or observations with respect to the proposed development;

iv. Summarise the issues, with respect to the proper planning and sustainable development of the area in which the proposed development would be situated, raised in any such submissions or observations, and give the response of the Chief Executive thereto; and,
v. Recommend whether or not the proposed development should be proceeded with as proposed, or as varied or modified as recommended in the report, or should not be proceeded with, as the case may be.

Under Section 179(4) of the Act, the elected members shall, as soon as practicable, consider the proposed development and the report of the Chief Executive.  Following the consideration of the Chief Executive's report, the proposed development may be carried out as recommended in the Chief Executive's report, unless the local authority, by resolution, decides to vary or modify the development, otherwise than as recommended in the Chief Executive's report, or decides not to proceed with the development.  A resolution must be passed not later than six (6) weeks after receipt of the Chief Executive's report.

6. Environmental Impact Assessment and Appropriate Assessment
The proposal has undergone an Appropriate Assessment Screening under the Habitats Directive (92/43/EEC). This Council has determined that the implementation of the proposed development would not be likely to have significant adverse eﬀects on the integrity or conservation objectives of any Natura 2000 network of sites.

It has also undergone a preliminary examination for an Environmental Impact Assessment and the Planning Authority has concluded that there will be no real likelihood of significant effects on the environment arising from the proposed development and therefore an Environmental Impact Assessment is not required.

As a result of the above, in accordance with Part XI of the Act, the elected members of the Council can consider the proposed social housing development at undeveloped lands off St. Columcille’s Way, Knocklyon, Dublin 16 under Part 8 of the Regulations.
7. Outcome of Public Consultation Programme

A total of 1,390 submissions/observations were received.
A list of all the persons, organisations and bodies that made submissions is provided in the table below together with a copy of the submission received. For reasons of data protection, these documents have the personal addresses of submitters redacted. 
	Person/Prescribed Body
	Link to Submission Received
	No. of Submissions Received

	Multiple Submissions (Link to names) of template document from Knocklyon United Football Club
	Template type submissions
	1,102

	Individual Submissions
Link to names
	Individual Submissions
	18

	Consultation Portal Submissions
	Consultation Portal Submissions
	267

	Transport Infrastructure Ireland
	Transport Infrastructure Ireland
	1

	Geological Survey Ireland
	Geological Survey Ireland
	1

	Department of Culture, Heritage and the Gaeltacht
	Department of Culture, Heritage and the Gaeltacht
	1


A table breakdown of the issues raised in the submissions received for all categories is outlined here (summary and responses to issues raised is provided in Section 8 below):
	No.
	Category of Submission
	Count

	1
	Traffic and Infrastructure
	120

	2
	Development Plan/Housing Strategy observations
	17

	3
	Flood risk management
	4

	4
	Issues with reports provided
	3

	5
	Historical features close to the site - "Ring Fort" "
	1

	6
	Overlooking by 3 storey apartments
	1

	7
	Loss of Pitches at Knocklyon United Football Club
	1,362

	8
	Alternative brownfield sites for housing
	21

	9
	Anti-social behaviour 
	2

	10
	Over-development of the Knocklyon area 
	23


8. Summary of Issues Raised and Chief Executive’s Responses and Recommendations
	Submission Category No. 1 – Traffic and Infrastructure
1. Proposed development will add to existing traffic congestion in the area.
2. Concerns regarding the safety of children crossing busy roads.

3. No appropriate access road off St. Colmcille’s Way.

4. The proximity of the houses to M50.
5. Lack of infrastructure to meet the needs of expanding community.


Response:

· The scheme proposed only includes for 27 new homes and any traffic generated will form a miniscule increase to existing traffic on the M50 and local roads.
· The area is generally well-served by existing and proposed road infrastructure and has a regular bus service.
· The access road is safe and already in regular use without difficulty by persons using the grounds for recreation and sports.
· Safe road crossings are available nearby at traffic lights serving the Ballycullen Road.
· The proposed development comfortably exceeds standard planning distances from motorways and should enjoy the amenity currently available to residents of Castlefield Estate who live much closer to the M50.
· The site road access has operated safely for sporting activity on site and the proposal does not intend to alter St. Colmcille’s Way or slip roads to the M50.  Existing site gates may be removed to further improve sightlines.

	Submission Category No. 2 – Development Plan/Housing Strategy Observations relating to:

1. Zoning does not allow for the proposed development / the proposal is contrary to a prior An Bord Pleanála decision.
2. The proposal is contrary to the Council’s development plan objectives.


Response:

· The site of the proposed development is open space and is designated with Zoning Objective “OS” (to preserve and provide for open space and recreational amenities) in the South Dublin County Development Plan 2016-2022.  Residential development is open for consideration under this zoning.
· The site is owned and registered to South Dublin County Council.  The Council is satisfied it is acting legally in this planning proposal.
· In any case, prior planning decisions do not prevent subsequent applications for planning consent.
· Amenity value of the open space will be maintained in line with planning policy.
	Submission Category No. 3 – Flood risk management 

1. Submissions referencing Castlefield Way as built above a culvert that was constructed to divert a river underground that runs down Castlefield Way and down through Castlefield Manor


Response:

· A large surface water sewer was constructed in 2017 along the western and northern edge of the proposed site.  Using as-built survey drawings the proposed housing scheme has been designed to be constructed outside engineering wayleaves required to protect this sewer. The sewer was designed and has been constructed as part of a successful flood alleviation programme.
· There is no risk of flooding on this site.
	Submission Category No. 4 – Issues with reports provided within Part 8 proposal

1. Concerns regarding over the Construction Environmental Management Plan.
2. Environmental Screening report is disputed.
3. Site maps and drawings (including of existing road layout) are inaccurate and out-dated.


Response:

· Construction management plans of any form (health and safety, traffic, environmental etc.) are not developed at this stage of project design and are not required for Part 8 consultation process but appropriate plans will be made in advance of any construction as necessary.
· The environmental screening has been carried out by a highly reputable expert and the Council is satisfied that its findings are appropriate.  All screening will be dependent on further site investigations as detailed design progresses if planning consent is approved.

· The design of the project and the extent of trees and hedgerows along the site boundaries means there are no contiguous elevations per se but the scheme is in traditional materials as shown and typically two storeys in height.

· Drawings used in the Part 8 process were accurate and to scale where appropriate clearly representing the site location, proximity or otherwise to existing homes, roads etc., scope and housing proposals contained in the proposed development.
· The distances from proposed structures to site boundaries are: 22 metres to both western and northern boundaries and 115 metres to both east and southern boundaries.
· The two instances of a three-storey building proposed are 40 metres from the nearest existing home. Ground floor levels will be 250mm above existing ground level.

	Submission Category No. 5 – Historical Structure on Site:

1. Concerns regarding a fulacht fiadh and ringfort on site and not referenced in the proposal.


Response:

· The National Monuments Service of the Department of Culture, Heritage and the Gaeltacht have been consulted during the Part 8 process and have identified the fulacht fiadh site - the Council will comply with all legal requirements in this regard.
	Submission Category No. 6 – Overlooking from new development
1. Proposed 3-storey apartments overlooking and impacting negatively on privacy of adjoining residents.


Response:

· The site layout and design has been particularly careful to minimise overlooking and other impacts on adjoining homes.
· The proposed scheme is predominantly two-storey in line with adjacent homes.
· The proposed three-storey apartments are designed to primarily overlook open spaces adjoining to the east and west with the three-storey building to the west being 40 metres from the rear of the nearest adjoining house on Glenvara Park, 10 metres more than the Development Plan standard.
· All existing trees and hedgerows on site boundaries will be retained to further reduce any possibility of overlooking.
	Submission Category No. 7 – Loss of Pitches and Associated Impact.
1. The proposed development will limit possible expansion or even cause the cessation of Knocklyon United F.C. impacting on health and well-being of local children.
2. Proposal does not have consideration for:

· UN Convention on the Rights of the Child report on Diminishing Children's Right to Leisure, Recreation and Cultural Activities;

· Na Fianna CLG Gaelic Club survey on social value of club activities to local community.


Response:
· Knocklyon United have two temporary pitch allocations at this site from the Council by way of annual licence.  They have however proceeded to use the majority of the entire open space in this area for a series of smaller and sub-divided pitches without the Council’s permission.

· The proposal provides for formal additional and re-positioned pitches to accommodate the club while facilitating the proposed development.
· The Council supports the club’s activities through pitch allocations at additional areas and Knocklyon United are the second largest club in terms of pitch allocation in South Dublin County.  A pending Pitch Capacity Study & Strategy for the County will provide the opportunity to assess the needs of all clubs in the County and match them to the provision of playing pitches.
· In addition, the club continues to receive support from the Council’s Community, Sports & Recreation Department (including a financial grant as recently as May 2019) to encourage participation in sport.
· Every effort has been made in the plans of the proposed development to maximise recreational and sporting use of this site in tandem with the delivery of much-needed social housing.
· With over 7,000 applicants on the Council’s Housing List, a revised pitch structure at this location and the club’s aspirations for this location must be balanced by the Elected Members against the urgent social need for housing and the opportunity to provide new social homes for over 100 people, including families who are currently homeless and people with acute medical needs.
	Submission Category No.  8 – Alternative Sites for Development:

1. Reference made to alternative sites for consideration for development


Response:

· The site for the proposed development is one of many sites considered suitable for the provision of housing in the Council’s current social housing building programme as advised to the Department of Housing, Planning & Local Government.

· The Elected Members of the Council were formally advised of the proposed site at a special meeting in October 2018.

· Additional sites will continue to be identified and pursued for housing across the County where possible and practicable and be subject to the Part 8 consultation process as appropriate.
· With the scale of existing housing need in the County it is not a case of “either or” with alternative sites - all potential sites for social housing will be explored.
	Submission Category No.  9 – Anti-Social Behaviour:

1. Existing anti-social behaviour due to housing development in the area will be added to by the development of social housing.


Response:

· The Council’s Housing Department has a specific Anti-Social Behaviour Strategy and will work closely with all new tenants to ensure that they meet their responsibilities as tenants of the Council and that they actively contribute and respect the environment that they live in.  Advance prejudice regarding new residents’ behaviour is not a valid basis for objecting to the development of social housing.
· Residential development at this location will provide strong passive surveillance to the area when it is unused for sporting activities.
	Submission Category No.  10 – Over-development in Knocklyon area:

1. High volume of development in the area and no further housing should be permitted.


Chief Executive’s Response:

This proposal is for 27 social homes at St. Colmcille’s Way and is considered a reasonable density development in an area with extremely low social housing provision.

9. Recommendation
Following consideration of the submissions, it is considered that the issues raised in submissions will be satisfactorily addressed as outlined in the foregoing report.
Accordingly, it is considered that the proposed development is in accordance with the proper planning and sustainable development of the area and therefore it is recommended that the Council adopt the following Motion:
“As the proposed development is in accordance with the proper planning and sustainable development of the area, the Council approves the development of 27 social homes on undeveloped lands off St. Columcille’s Way, Knocklyon, Dublin 16.”


