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HEADED ITEM 2 (d)

MEETING OF TALLAGHT AREA COMMITTEE (2)

MONDAY 27th   FEBRUARY, 2006

HEADED ITEM NO. H-I (4)

Proposed Development at Site Southwest of Old Mill Pub, Old Bawn, Tallaght, Dublin 24
Development Plan

A portion of the site Southwest of Old Mill Pub, Oldbawn, Tallaght is zoned LC – To protect, provide for and/or improve local centre facilities.  

The remainder of the site is zoned G – to protect and improve high amenity areas.  Residential development is only permitted in the area if it accords with the rural housing policy

There are two Specific Local Objectives which pertain to the site

SLO 107 – to investigate the development of lands at Old Bawn for amenity purposes, in conjunction with the development of lands adjacent to the Old Mill Public House.

SLO 57 – Dodder Valley linear Park – Improvements  - Provide for the continued development of the Dodder Valley Linear Park including continued development of a walk along the Dodder River,  and also including development and expansion of  the Dodder Valley Linear Park by securing public access along the river bank from Oldbawn to Bohernabreena.

Planning Application

On 23rd September 2005 planning application Register Reference No. SD05A/0806 was received from Contorus Ltd. The proposed developments is for 

(1) Ceding approximately 3 hectares fronting onto Kiltipper Road to South Dublin County Council for future development of a public park;  

(2) a residential development of forty units in six blocks, varying in height from one to three storeys, fronting onto Bohernabreena Road:  two of these blocks will also contain basement level storage and parking for a total of 42 cars;  further surface level parking will be provided for 20 cars;  

(3) a two storey building in the existing car park of the Old Mill Pub fronting onto Old Bawn Road - it is to contain two restaurants at ground floor level (500 sq.m.), with terraces facing the new park and office space at first floor level (533 sq.m.);  

(4) the replacement of existing parking spaces lost to the new building to the southwest side of the Old Mill Pub.

At a site southwest of Old Mill Pub, Old Bawn, Tallaght, Dublin 24
On 15th November 2005 a request was issued for Additional Information relating mainly to matters of detail (see appendix 1)

The applicant responded to this request on 10th February 2006

Assessment
The commercial elements of the proposal, comprising two restaurants and offices, fall within the LC zoning (to protect, provide for and/or improve local centre facilities) and are acceptable in principle in this zoning.

The residential element, comprising forty units in six blocks, varying in height from one to three storeys, is within the G Zone (to protect and improve high amenity areas), and would materially contravene the zoning objective for that portion of the site.

Departmental reports
Environmental Services – no objections subject to conditions 
Dublin City Council  - no objections, subject to conditions.

Parks Department have no objection to the proposed development, subject to conditions.  They recommend that in the event of a grant the applicant be conditioned to provide a financial contribution of €5,000 per unit to facilitate the development of the 3 hectares it is proposed to be ceded as part of this application.

Roads Department  - no objections, subject to conditions

Objections/submissions
There are four submissions on file.
South Dublin Conservation Society

· Welcome the addition of lands to the Dodder Valley Linear Park

· Proposed apartments are contrary to the zoning

· Design would be out of character with surrounding area.

· A leisure centre should be located on the site of the proposed apartments

· Balcony for restaurant is obtrusive

Tom Fennelly (of Firhouse Community Council)

· Expresses concern in relation to the capacity of the foul drainage system to cater for the proposed development

· Expresses concern in relation to traffic in the area

· Concern expressed in relation to the environmental impact of the proposed development
· Intends to appeal to An Bord Pleanala if permission is granted

Mr K Rooney

· Concern expressed in relation to parking standards and construction traffic

· Development will add to traffic congestion in the area

· Development will impact on wildlife

Tallaght Community Council

· Concern expressed in relation to traffic

Part V – Social/Affordable Housing
The applicants have stated that they will comply with any statutory requirements under the Act in relation to Part V but have pointed out that it is unclear as to whether this site, due to its zoning, is exempt from complying with Part V.  In the event that they are required to comply with Part V the applicants have offered block F for this requirement.  Block F contains 6 apartments.
However it is considered that the proposed scheme is acceptable in that it:

· Will be furthering the objectives for the development of the Dodder Valley Linear Park as outlined in the South Dublin County Council Development plan 2004 – 2010.  This will be brought about by the ceding of 3 hectares of land into public ownership to form a public park with frontage onto Kiltipper Road and pedestrian access from Bohernabreena Road and Kiltipper Road.  €5000 per residential unit will be levied from the developer in order to landscape and develop the public park element.
· Provides passive surveillance of the Dodder Valley at this location which has been subject to antisocial activities

· Enhances and strengthens the local centre of Oldbawn by providing a mix of sustainable uses and services for the local community including some new office units and restaurants.

· Enhances and strengthens the local centre of Oldbawn by providing the development of a new street frontage onto the Oldbawn Road

It is therefore recommended that the material contravention procedure be initiated in accordance with section 34 (6) of the Planning and Development Act 2000.
Appendix 1 – Request for Additional Information
1. The applicant is advised that the proposed development would infringe upon two significant watermains on the site, and is therefore unacceptable. The applicant is requested to submit revised plans showing the exact route of the existing Dublin City Council watermains and the proposed Boherboy Water Supply watermains crossing the site. The applicant is requested to revise the layout of the proposed development to ensure that the proposed development would not be within the permanent wayleave areas.

2. The applicant is requested to carry out trial holes (under the supervision of staff from the Water Division of Dublin City Council), in order to verify the horizontal and vertical alignment of the arterial watermains within the development site. The applicant shall outline measures to ensure the protection of said watermains. The applicant shall submit same for the approval of the Planning Authority.

3. With regard to water provision, the applicant is requested to submit a watermain layout for the proposed development. This shall clearly show pipe sizes, pipe class, pipe route, location of all valves and hydrants as well as the proposed connection to the public watermain. The new watermain shall be looped or interconnected, to facilitate self- cleansing, rather than terminating in duckfoot hydrants. No part of any building shall be more than 46m from the nearest fire hydrant.

4. No foul drainage information has been submitted with this application. The applicant is requested to submit foul water drainage plans for the proposed development showing the location of all proposed drains, sewers, pipe sizes, gradients, manhole cover and invert levels within the site boundary, up to and including connection to the existing public sewer.

5. No surface water drainage information has been submitted with this application. The applicant is requested to submit surface water drainage plans for the proposed development, including basements, showing the location of all proposed drains, sewers, pipe sizes, gradients, manhole cover and invert levels within the site boundary, up to and including proposed point of final disposal.


6. The applicant is requested to submit details of proposed underground utilities in the vicinty of such aforementioned watermains, and shall consult with the Water Division of Dublin City Council and the Environmental Services of South Dublin County Council, to ensure compliance with requirements in relation to clearances and the protection of such watermains. The applicant is advised that, in general, no manhole or other underground service should be located within five metres of either of the watermains traversing the site. Any foul sewer pipe crossing the pipes should do so at right angles and should be constructed in an approved unjointed pipe across the full width of the wayleave. The applicant shall submit  revised drawings of same for the agreement of the Planning Authority.

7. The applicant has not outlined internal access doors to first floor bedrooms of Apartment One of Blocks B and C. These apartments have fenestration proposals on the northern elevation of the blocks. The applicant is requested to submit revised drawings for the agreement of the Planning Authority, outlining internal access doors to said apartments.

8. The applicant is requested to submit to the Planning Authority, for the agreement of the Parks Department, a detailed landscape plan with full works specification (including timescale for implementation), maintenance programme for a period of at least eighteen months and bill of quantities for the development of the open space immediately surrounding the residential development.  This plan to include grading, top-soiling, seeding, paths, seating, drainage, boundary treatment, planting and tree planting as necessary.  These works to be in accordance with South Dublin County Council's Guidelines for Open Space Development & Taking in Charge available from the Parks and Landscape Services Department.

9. The applicant is requested to submit to the Planning Authority, for the agreement of the Parks Department, a detailed landscape plan with full works specification (including timescale for implementation), maintenance programme for a period of at least eighteen months and bill of quantities for the development of the open space immediately surrounding the proposed restaurant building and the car park.  This plan to include grading, top-soiling, seeding, paths, seating, drainage, boundary treatment, planting and tree planting as necessary.  These works to be in accordance with South Dublin County Council's Guidelines for Open Space Development & Taking in Charge available from the Parks and Landscape Services Department.

10. The applicant is requested to submit to the Planning Authority, for the agreement of the Parks Department, a revised site layout plan to show pedestrian access gates to be provided into the area to be ceded for the development of a park at the following locations: : the Old Mill Pub Car Park; the proposed residential development; the area to the east of River Dodder off Old Bawn Road; the area west of river Dodder off Old Bawn Road; opposite the junction at Riverview.

11. The applicant is requested  to submit to the Planning Authority, for the agreement of the Parks Department, a detailed tree survey. This should indicate the location, species, age, condition, crown spread and height of trees/hedges/scrub. Information should be given on the proposals for removal/retention of these trees and measures proposed to protect them during the course of the development.

12. The applicant is requested to submit to the Planning Authority, for the agreement of the Parks Authority, details of proposed boundary treatments of the residential scheme and for the area to be ceded for the development of the future park.

13. The applicant has not outlined private amenity space, for Apartment 3, Block B and Apartment 3, Block C. This is considered unacceptable and not in compliance with Development Plan standards. The applicant is requested to revise the design of Blocks B and C, to allow for private amenity space in the form of private terraces to aforementioned units. The applicant is requested to submit revised drawings of same for the agreement of the Planning Authority.


14. The applicant is requested to submit proposals to ensure avoidance of overlooking from Block F onto ground floor terraces of block E.

15. The applicant is requested to provide details of bin storage and cycling storage facilities for the proposed development - both residential and commercial elements. The applicant is also requested to submit design proposals for such facilities, including ventilation and water supply proposals. The applicant is requested to submit associated drawings of same for the agreement of the Planning Authority.

16. The applicant is requested to submit photomontages of the proposed development when viewed from the Old Bawn Road and also from the new park area (Kiltipper Road).
It was proposed by Cllr. E. Maloney, seconded by Cllr. J. Daly and AGREED:

“That the material contravention procedure in accordance with section 34(6) of the Planning and Development Act 2000, be initiated”.
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