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

HEADED ITEM NO.12
HEADED ITEM: Director of Housing, Social and Community Development

APPROVAL OF PART 8 ST. MARKS AVENUE SOCIAL HOUSING DEVELOPMENT
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 (SDCC) is seeking planning consent to construct a social housing development consisting of 39 homes on undeveloped lands off St. Mark’s Avenue, St. Mark’s Grove, and Rowlagh Crescent, situated in St. Mark’s Estate, Clondalkin, Dublin 22 

2. Site Description

The proposed site is located in the townlands of Ronanstown and Irishtown in South Dublin County. The proposed development area is located on open space lands associated with existing residential development and comprises an area of 3.31ha.
The site is surrounded by residential development on three sides –Glenfield Park, St Mark’s Grove and St Mark’s Avenue whilst the Fonthill Road, forms the western boundary.

The site is served by public transport, schools, and local facilities. The site is relatively free of onsite services, and it is undeveloped.

3. Scheme Description
The proposed Social Housing development at St Marks Avenue is for a total of 39 units on undeveloped lands off St. Marks Avenue, St. Marks Grove, and Rowlagh Crescent, situated in St. Marks Estate, Clondalkin, Dublin 22.

The scheme will be made up of two storey houses of standard house types arranged in terraces overlooking the existing undeveloped green space in St Marks Estate. The works include: New access off St. Marks Avenue, St. Marks Grove, and Rowlagh Crescent, landscaping works to boundaries and new park/play area to existing green, 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 proposed development consists of:

	Home Type
	No. of Homes
	Comment

	3 bedroom houses
	9
	4 Person

	3 bedroom houses
	28
	5 Person

	4 bedroom houses
	2
	3 Person

	Total
	39
	


Site Location Map
Existing Site Constraints
Proposed Site Plan
House Types (1)
House Types (2)
Street Elevations (1)
Street Elevations (2)
3D Views
Proposed Services
Screening for Appropriate Assessment
Environmental Impact Assessment
Report of the County Architect
4. Purpose of the Report
The purpose of this Chief Executive’s Report is to present the outcome of the consultation and to respond to submissions made during the consultation period and to make recommendations in relation to the proposed development where appropriate.

5. Public Consultation
Plans and particulars of the proposed development for St. Marks Avenue were on public display for over six (6) weeks from 25th of April 2019 to 10th of June 2019 (inclusive). During the public consultation information on the proposed social housing development at St. Marks Avenue 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 Dublin Gazette (West Addition);

· Public consultation displays in South Dublin County Council Offices at County Hall

· Briefings for Elected Members and Local Residents; and

· A Social Media campaign including Facebook and Twitter.

Submissions and observations on the St. Marks Avenue social housing development could be made online and in writing for a period of over six (6) weeks between 25th of April 2019 to 10th of June 2019 (inclusive).
6. 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.

7. Environmental Impact Assessment and Appropriate Assessment
The proposed scheme has undergone Appropriate Assessment Screening under the Habitats Directive (92/43/EEC). The proposal has undergone a preliminary examination for Environmental Impact Assessment of the proposal 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. Mark’s Avenue, St. Mark’s Grove, and Rowlagh Crescent, situated in St. Mark’s Estate, Clondalkin, Dublin 22 under Part 8 of the Regulations.
8. Outcome of Public Consultation Programme

A total of ten (10) 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

	Consultation Portal Submissions

link to names here)
	Consultation Portal
	6

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

	Geological Survey Ireland
	Geological Survey Ireland
	1

	Transport Infrastructure Ireland
	Transport Infrastructure Ireland
	1

	Petition with 53 Signatures
	written submission;
	1


A summary of the issues raised in the submissions is provided in Section 9 below. 
A table breakdown of the issues raised in the submissions received for all categories is outlined here.

	No.
	Category of Submission
	Count

	1
	Overlooking / Privacy
	2

	2
	Public Realm issues
	3

	3
	Traffic
	3

	4
	Comments in respect of unit mix types proposed
	1

	5
	Pedestrian Access to Fonthill Road
	1

	6
	Consultation required with existing residents to agree the final boundary treatment
	1

	7
	General objection to new housing with no specific reasons
	53

	8
	Estate Management/Anti-social behaviour
	3

	9
	Allocations
	2

	10
	Impact on house values
	1

	11
	Alternative sites
	1

	12
	Pressure on water supply
	1

	13
	Suggestion for a liaison group between local residents, local representatives and the Council.
	1


9. Summary of Issues Raised and Chief Executive’s Responses and Recommendations
	Submission Category No. 1 – 

Overlooking into Gardens on Existing Housing

1. Concerns about overlooking from new development into back gardens of existing housing at St. Mark’s Grove.

2. Suggestion that the Council should consider visual screen of semi mature trees for privacy between new proposed and existing housing.




Chief Executive’s Response:

Building in areas of existing houses always presents issues with real or perceived reduction, or affect on privacy. The normal arrangement for housing is to place the new housing in a row behind the existing housing. This is acceptable provided separation distances are maintained but leads to the new housing ‘overlooking’ the existing at a distance. 

Instead, the housing has been arranged perpendicular to the existing housing so that gables and the gaps between the new houses present themselves to the existing houses. This provides for views and a mitigation of any possible overlooking.  Planting, as appropriate, will be incorporated into the project.  
	Submission Category No. 2 – 

Public Realm Issues

1. Objection to the loss of green space.

2. The need for play spaces / playground.

3. Mixed views on whether to place a football pitch with goalposts on the remainder of the green, the Council should consult with the residents.

4. Views that the surrounding footpaths need to be fixed.




Chief Executive’s Response:

Consultation is required on the preferred uses of the open space, including use as a football pitch. This use has lapsed and the support for re-establishment needs to be confirmed prior to making renewed provision. While a proportion of the open space is being utilized for housing the overall security, definition, and facilities will be improved. The existing open space is a large field, with rear walls and no overlooking to the north end. It is proposed to break the open space into usable activity areas to include space for children to play, walking / dog walking paths and landscaped areas to provide a greater identity to the open space, and link the estate to the Fonthill Road.  
	Submission Category No. 3 – 

Traffic
1. Objection to the traffic calming bollards at the end of St. Mark’s Grove being removed which may lead to move traffic on to St. Mark’s Grove.

2. Increased volumes of traffic due to the loss of the cul-de-sac.
3. Requests for traffic calming measures to be put in place.
4. Concerns regarding proposed new entrance at St. Mark's Grove.
5. Objection to the creation of a laneway between St. Marks Grove and the proposed development.

6. Concerns in respect of increased traffic coming on to St. Marks Avenue from the new development
7. Disruption to traffic during construction.


Chief Executive’s Response:

Following consultation with local residents and Councillors the road access has been rearranged with the new housing treated as a cul de sac and the status quo retained on St. Mark’s Grove. 

Traffic calming measures will be put in place in the new housing project. A traffic management plan will be agreed with the contractor in advance of commencement of construction.

	Submission Category No. 4 – 

  Unit Mix Types Proposed
1. Observations received to consider proposed units opposite Rowlagh Crescent be altered to single storey bungalows suitable for older person’s specific housing.

2. Comment in respect of need for one and two bedroom homes


Chief Executive’s Response:

The above observation has been considered and a feasibility study undertaken. Older person’s specific housing was deemed to be appropriate to the Rowlagh Crescent portion of the site. The Part 8 has therefore been amended to include nine one and two bedroom single storey houses in lieu of the seven two storey larger family houses originally proposed.  

	 Submission Category No. 5 – 

 Pedestrian access to Fonthill Road:

1. Observation suggesting that provision should be made for pedestrian access from the development to the Fonthill Road for bus services.


Chief Executive’s Response:

Pedestrian access has been enhanced with options developed for routes to the bus stop that are passively overlooked along the route. 

The new housing to Rowlagh Crescent will be landscaped / walled to ensure routes by the sides of existing houses do not occur.
	Submission Category No. 6 – 

Boundary treatment with existing housing

1. Request for consultation to be carried out with existing residents at Rowlagh Crescent and St. Marks Grove in respect of final boundary treatment with new development. 


Chief Executive’s Response:

Should the proposed development be approved, a liaison group will be established between the housing department, architects, local resident representatives and local area members to communicate matters relating to the construction project including boundary treatments between existing housing and the new housing proposed.

	Submission Category No. 7 – 

Petition objecting to proposed housing development

1. A petition with 5, signatures were received in opposition of the proposed development.


Chief Executive’s Response:

The Council acknowledges the submission of the signatories on this petition objecting to the proposed housing development.
	Submission Category No. 8 – 

Estate Management/Anti-Social Behaviour:

1. Submission received from existing residents about a potential rise in anti-social behaviour.


Chief Executive’s Response:

The Housing Department will work closely with all tenants to ensure that they meet their responsibilities as a tenant of the Council and that they actively contribute and respect the environment that they live in.
	Submission Category No.  9 – 

Allocation on new units:
1. Submission received querying the allocation of the new units.


Chief Executive’s Response:

Allocation of these units will be made in accordance with the Council's Allocation Scheme.
	Submission Category No.  10 – 

Impact on value of properties in Rowlagh Crescent

1. A submission expressed concern about the decrease in the value of houses should this development proceed.


Chief Executive’s Response:

New social housing schemes such as the one proposed for St. Mark’s Avenue will be carefully designed to ensure they do not impinge negatively on the physical or social environment of existing / adjoining residents. The site is zoned for housing. Property valuation is not a proper planning criteria.
	Submission Category No.  11 – 

Alternative Sites for Development:

1. Reference made to alternative sites for consideration for development


Chief Executive’s Response:

The site for the proposed development is one of many sites considered for suitability for the provision of housing in the Council’s current social housing building programme. Other sites will continue to be identified and pursued for housing across the County where possible and practicable. All such sites will be subject to the Part 8 consultation process.

Other sites with development potential will be subject to planning requirements and it is not a case of substituting one development for another when there is significant housing need in the County.  In addition, current and proposed facilities in the Clondalkin area are proximate and relatively accessible for residents of the proposed development.

	Submission Category No.  12 – 

Pressure on Water Supply
1. Reference made to an added pressure on water supply due to increased development


Chief Executive’s Response:

The foul and surface water network is adequate to serve the proposed development.
	Submission Category No.  12 – 

Communications Liaison Group

1. Suggestion for the establishment of a liaison group between the local residents, local representatives and the Council.


Chief Executive’s Response:

A nominated person will be appointed to act as liaison between residents, contractor and the Council for the duration of the contract to minimise disruption for local residents and to communicate relevant issues appropriately.

10. Recommendation
Following consideration of the submissions the Chief Executive is of the view that the issues raised by way of the submissions can be satisfactorily addressed as outlined in the foregoing report.

Chief Executive’s Recommendations:

1. Revised plans to provide units specific for older persons housing

- Nine (9) bungalows in place of seven (7) two storey units.

2. Revised plans to close off the proposed through road from St. Marks Grove to the new development. Cul de Sac at St. Marks Grove will be retained.
Revised Site Plan
St. Mark’s Avenue County Architects Report
Having regard to the issues raised during the public consultation process, the number of homes in this proposal has been altered to 41 with the inclusion of older person’s specific housing.  It should also be noted that the detailed design process for the development, if approved, provides the opportunity to deliver additional enhancements to the area in relation to the issues raised.

It is considered that the revised 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 41 social homes on undeveloped lands off St. Mark’s Avenue, St. Mark’s Grove, and Rowlagh Crescent, situated in St. Mark’s Estate, Clondalkin, Dublin 22.


