COMHAIRLE CONTAE ATHA CLIATH THEAS
SOUTH DUBLIN COUNTY COUNCIL

MEETING OF SOUTH DUBLIN COUNTY COUNCIL

Monday, 12t" October 2020

HEADED ITEM NO.12

Chief Executive’s Report on Public Consultation in relation to the proposed construction of
an affordable rental housing development on Council owned lands, west of the new link
road connecting Fourth Avenue, Cookstown and Belgard Square North, Tallaght, Dublin 24.

1. Introduction

In accordance with the requirements of Part XI of the 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 an affordable rental housing development on SDCC lands west of the new link road
connecting Fourth Avenue and Belgard Square North, Tallaght, Dublin 24.

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 0.4903-hectare site is located near the centre of Tallaght, north of The Square Shopping
Centre, Council Offices and Civic Theatre. The site is bounded to the north by Cookstown
Industrial Estate and Exchange Hall apartments and the Grain Hall buildings to the south.
Tallaght Hospital campus lies to the west with a surface carpark located directly adjacent to
the shared boundary. The eastern boundary of the proposed development is currently a
construction site for a new road that will link Fourth Avenue and Belgard Square North and
facilitate access to the development. The site also lies on the western end of the Tallaght Zip
Link/Greenway with the final section of that route, terminating at Tallaght Hospital, to be
provided as part of this development.

3. Scheme Description
The development will consist of the construction of 133 affordable rental apartments and a
community facility with a total area of approximately 12,918m?, in three blocks, ranging from



three to eight storeys with associated balconies/terraces for each apartment and roof
mounted solar panels, linked by a single storey podium. The blocks are broken down as
follows:
J Block A (west- c. 5,162m?) accommodates 2 no. studios, 31 no. 1 bed apartments and
28 no. 2 bed apartments.
. Block B (east — c. 5,903m?) accommodates 1 no. studio, 33 no. 1 bed apartments, 35
no. 2 bed apartments, 1 no. 3 bed apartment and the community facility.
. Block C (south — 255m?) accommodates 2 no. 3 bed 3 storey maisonette apartments
. Podium (c. 1598 m?) accommodates 39 no. car parking spaces which includes 3 no.
universal access spaces, 246 no. secure bicycle spaces, ESB substation/switch room,
plant rooms, bins and other maintenance stores.

Ancillary site development works include the provision of pedestrian zip link/ greenway,
access roadway, footpaths, 24 no. bicycle spaces, hard and soft landscaping, new boundary
treatments and a landscaped courtyard at podium level.

Plans and reports for proposed development are shown on the following links:
Sheet 1 - Site Location Plan

Sheet 2 - Site Layout Plan

Sheet 3 - Proposed Ground & First Floor Plan

Sheet 4 - Proposed Second & Third Floor Plan

Sheet 5 - Proposed Fourth & Fifth Floor Plan

Sheet 6 - Proposed Sixth & Seventh Floor Plan

Sheet 7 - Proposed Roof Plan

Sheet 8 - Sections AA + BB (East & West Courtyard Elevations)
Sheet 9 - South & West Elevations

Sheet 10 - North & East Elevations

Sheet 11 - Apartment Type Plans

Sheet 12 - Apartment Layout Type A, A1, A2 & A3
Sheet 13 - Apartment Layout Type A4, A5, B & B1
Sheet 14 - Apartment Layout B2, B3, B4 & B5

Sheet 15 - Apartment Layout Type C, D & D1

Sheet 16 - Apartment Layout (Type E)

Sheet 17 - Podium Courtyard Layout

Sheet 18 - Area Plans (Unit Area)

Sheet 19 - Area Plans (Gross Floor Area)

Sheet 20 - Topographical Survey

Sheet 21 - Proposed Site Layout

Sheet 22 - Proposed Drainage Layout (Page 1 of 2)
Sheet 23 - Proposed Drainage Layout (Page 2 of 2)
Sheet 24 - Proposed Watermain Layout (Page 1 of 2)
Sheet 25 - Proposed Watermain Layout (page 2 of 2)
Sheet 26 - Drainage Details (Page 1 of 2)

Sheet 27 - Drainage Details (page 2 of 2)

Sheet 28 - Attenuation Tank Details

Sheet 29 - Watermain Details

Sheet 30 - Proposed Road Layout



http://www.sdublincoco.ie/viewdocument.aspx?id=4fe973c2-f68a-434d-a9ff-ac2900d2144c
http://www.sdublincoco.ie/viewdocument.aspx?id=82e0b1b5-0cfb-4033-85e4-ac2900d2a91b
http://www.sdublincoco.ie/viewdocument.aspx?id=cc5a43de-eeab-47bb-89b5-ac2900d2f595
http://www.sdublincoco.ie/viewdocument.aspx?id=0ad53465-5984-4cf8-b3d1-ac2900d32ca9
http://www.sdublincoco.ie/viewdocument.aspx?id=5bdd683e-8174-4fc8-b881-ac2900d35f3a
http://www.sdublincoco.ie/viewdocument.aspx?id=bb5d9fcb-0058-4bc0-b84b-ac2900d61197
http://www.sdublincoco.ie/viewdocument.aspx?id=b909e096-7778-482f-aa14-ac2900d6521b
http://www.sdublincoco.ie/viewdocument.aspx?id=6564bcbd-79c8-4838-a1d2-ac2900d6d680
http://www.sdublincoco.ie/viewdocument.aspx?id=a9912dd7-03ad-402a-b5d8-ac2900d713c2
http://www.sdublincoco.ie/viewdocument.aspx?id=7e03fe1e-7a63-4000-88bb-ac2900d75342
http://www.sdublincoco.ie/viewdocument.aspx?id=cc527c93-8b06-4426-a93f-ac2900d77e60
http://www.sdublincoco.ie/viewdocument.aspx?id=373ffaa8-1682-45b7-8587-ac2900d7e763
http://www.sdublincoco.ie/viewdocument.aspx?id=6d3033bb-719c-4b3c-86d5-ac2900d83a3b
http://www.sdublincoco.ie/viewdocument.aspx?id=ebcd6369-4044-4846-b792-ac2900d89948
http://www.sdublincoco.ie/viewdocument.aspx?id=40dbc5ed-b0dd-4459-97f5-ac2900d8e01f
http://www.sdublincoco.ie/viewdocument.aspx?id=098cfcc4-d3b4-4e1b-91e1-ac2900d90dcc
http://www.sdublincoco.ie/viewdocument.aspx?id=54d29c29-9bc8-4ab0-a263-ac2900d94c27
http://www.sdublincoco.ie/viewdocument.aspx?id=80444889-662b-4b69-8e5c-ac2900d983e6
http://www.sdublincoco.ie/viewdocument.aspx?id=ec5ad7dc-dacd-4754-be8d-ac2900d9be94
http://www.sdublincoco.ie/viewdocument.aspx?id=59778a24-f508-4e38-a252-ac2900d9ef08
http://www.sdublincoco.ie/viewdocument.aspx?id=fe368717-c2d3-4066-b8f0-ac2900da220c
http://www.sdublincoco.ie/viewdocument.aspx?id=9960960f-8ed3-401c-a30f-ac2900da76cc
http://www.sdublincoco.ie/viewdocument.aspx?id=82de4891-2baf-428a-a701-ac2900daab04
http://www.sdublincoco.ie/viewdocument.aspx?id=a9370724-faf2-4f86-a3e6-ac2900daf08e
http://www.sdublincoco.ie/viewdocument.aspx?id=d6b805ca-8047-4dcd-9f83-ac2900db4560
http://www.sdublincoco.ie/viewdocument.aspx?id=8c76013f-5edb-4b07-89ca-ac2900db732a
http://www.sdublincoco.ie/viewdocument.aspx?id=8f4560bf-0ca9-499c-b13e-ac2900db9f91
http://www.sdublincoco.ie/viewdocument.aspx?id=1f525d7e-1b9e-4c57-839b-ac2900dd5ecf
http://www.sdublincoco.ie/viewdocument.aspx?id=1e1c9ad7-f007-4ffe-abb6-ac2900dd8c21
http://www.sdublincoco.ie/viewdocument.aspx?id=81d50b8f-3d50-4ffe-ac6d-ac2900ddb487

Sheet 31 - Road Cross Sections

Sheet 32 - Swept Path Analysis Fire Tender (Page 1 of 2)
Sheet 33 - Swept Path Analysis Medium Car (Page 2 of 2)
Sheet 34 - Proposed Visibility Splay

Sheet 35 - Proposed SUDS Elements

Appropriate Assessment Screening Report
Appropriate Assessment Determination
Architects-Design Statement

Aviation Impact report

Childcare Provision Report

Daylight Sunlight Report

Engineering Services Report

Environmental Impact Assessment Screening Report
Environmental Impact Assessment Determination
Lighting Schedule 1

Lighting Schedule 2

Mobility Management Plan

Outline Construction Management Plan

Site Specific Flood Risk Assessment

Sustainability Report

Traffic & Transport Report

Waste Management Plan

4. Public Consultation
Plans and particulars of the proposed development were on public display for over six weeks
from 6th August 2020 to 18th September 2020 (inclusive). During the public consultation,
information on the proposed affordable rental housing development was disseminated to the
public and submissions were invited.
The public consultation on the proposed affordable housing development included the
following statutory and non-statutory elements:

¢ Notices in the Echo and the Gazette newspapers.

e Public consultation displays in South Dublin County Council offices at County Hall

in Tallaght.

e Information on social media (Facebook and Twitter).
Submissions and observations on the affordable rental housing development could be made
online and in writing for a period of over six weeks from 6th August 2020 to 18th September
2020 (inclusive).

5. Legislative Background

Section 179 (3) (a) 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 (3) (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.


http://www.sdublincoco.ie/viewdocument.aspx?id=dcd04ffb-0980-4493-a800-ac2900dde9fd
http://www.sdublincoco.ie/viewdocument.aspx?id=00756729-305d-49db-85d3-ac2900de3079
http://www.sdublincoco.ie/viewdocument.aspx?id=16568d0b-bd03-4880-8ef7-ac2900de7667
http://www.sdublincoco.ie/viewdocument.aspx?id=3bea5371-429a-43e7-bfd5-ac2900effd96
http://www.sdublincoco.ie/viewdocument.aspx?id=4941cc39-d235-47aa-b2a9-ac2900f075c3
http://www.sdublincoco.ie/viewdocument.aspx?id=ac67ea87-3942-4c14-84d1-ac2b0109065f
http://www.sdublincoco.ie/viewdocument.aspx?id=f9dd8eaf-89c3-43d3-af15-ac2b0108dd91
http://www.sdublincoco.ie/viewdocument.aspx?id=31d2e660-8ed1-482a-97db-ac3e00f1c873
http://www.sdublincoco.ie/viewdocument.aspx?id=8b7a0114-a999-4465-9e23-ac2b01118672
http://www.sdublincoco.ie/viewdocument.aspx?id=a0e0368c-b66c-4e08-9d47-ac2b0111aa72
http://www.sdublincoco.ie/viewdocument.aspx?id=47db3d97-eb07-474f-9314-ac2b0111d00d
http://www.sdublincoco.ie/viewdocument.aspx?id=596bc095-25f4-481e-8393-ac2900f0ddfd
http://www.sdublincoco.ie/viewdocument.aspx?id=47cedd21-afc5-42dc-8a37-ac3f00ae15c0
http://www.sdublincoco.ie/viewdocument.aspx?id=11f99a03-dbdb-421a-91af-ac2b01093bf8
http://www.sdublincoco.ie/viewdocument.aspx?id=fe3a192e-c54f-40fd-90a0-ac2900f24840
http://www.sdublincoco.ie/viewdocument.aspx?id=d0fffea9-ff35-45e7-935c-ac2900f2733b
http://www.sdublincoco.ie/viewdocument.aspx?id=1195c7d6-b47f-4ffb-8f1a-ac2900f10f23
http://www.sdublincoco.ie/viewdocument.aspx?id=b8c8845b-138b-4a1d-aa5c-ac2900f13ca6
http://www.sdublincoco.ie/viewdocument.aspx?id=1afc81e1-d8a7-43ae-bd5a-ac2900f177f4
http://www.sdublincoco.ie/viewdocument.aspx?id=3706a092-9e28-4ec2-a067-ac2900f29af4
http://www.sdublincoco.ie/viewdocument.aspx?id=db915cbd-a800-4492-acad-ac2900f1a20e
http://www.sdublincoco.ie/viewdocument.aspx?id=f82258e2-881c-4cb8-be0c-ac2900f1cac3

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.  Listthe 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 is not 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 construction of an affordable rental housing development
on SDCC lands west of the new link road connecting Fourth Avenue and Belgard Square North,
Tallaght, Dublin 24, under Part 8 of the Regulations.



7. Outcome of Public Consultation Programme
A total of seven (7) submissions/observations were received (including two (2) from Tallaght
Community Council, which have been grouped in the links to submissions received below).

A list of all persons, organisations and bodies that made submissions is provided in the table
below together with links to copies of the submissions received:

Person/Prescribed Body Link to Submission
Councillor Eoin O Broin Link
Inland Fisheries Ireland Link
Marie Kelly Link
Tallaght Community Council (x2) Link
Belgard Area Residents Association Link
Irish Water Link

The categories of issues raised in submissions received is below:

(a summary and responses to issues raised is provided in Section 8 of this report)
No. Category of Submission Count

Mix of Homes 2

Height, Density and Plot Ratio

Visual Impact of design

Residential Amenity

Environmental Considerations

Statutory Bodies Submissions

Matters outside the scope of the development
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8. Summary of Issues Raised and Chief Executive’s Responses and Recommendations

In addressing the submissions raised it is important to provide the context that the proposed
development is a flagship development for an affordable rental model in the County that is
proposed as an exemplar in terms of design, management and partnership. The site, while
very well-positioned in a town centre, is limited in area and not suitable for houses or indeed
larger homes generally. The proposal should also be considered in the context of the
Council’s overall proposals for the development various tenure mixes on various large sites
in the County that elected members are briefed about on an ongoing basis.

Submission Category 1 — Mix of Homes

Concerns raised regarding the proposed mix of homes in the development against the
objective in the Tallaght Local Area Plan to deliver a minimum of 30% 3-bedroom units in new
developments. Additional reference to a lack of “family focused” accommodation in the town
centre and proposal to reduce the number of homes in the proposed development to eight
while incorporating a larger number of larger (3-bedroom) homes.

Response:

While the need for a strong mix of typologies in Tallaght is supported by the recently adopted
LAP, it must be highlighted that the proposed development is the first proposed 100%
affordable rental development in South Dublin County and is specifically designed to be viable
for management of that tenure by maximising the number of homes included.. This includes


http://www.sdublincoco.ie/viewdocument.aspx?id=ab819846-07e4-4d2e-8bcf-ac3f00aff7c6
http://www.sdublincoco.ie/viewdocument.aspx?id=5cad29b4-acf3-43b7-b557-ac3f00b07263
http://www.sdublincoco.ie/viewdocument.aspx?id=6605db41-7290-483b-9113-ac3f00b0b7a1
http://www.sdublincoco.ie/viewdocument.aspx?id=621a2553-6efc-4cf9-b1fb-ac3f00e294a0
http://www.sdublincoco.ie/viewdocument.aspx?id=940eb5c7-b264-48ef-90b8-ac4000a0388a
http://www.sdublincoco.ie/viewdocument.aspx?id=05825020-f915-45e7-b88f-ac4800d3f4d0

utilising the specific provision in the Local Area Plan (Section 5.2.2 Housing Options) which
states that “It is policy of the Council to support the provision of Affordable Housing in the
area. Flexibility with regard to the housing tenure and typology mix will be considered where
it is demonstrated that 50% or more of the dwellings in a residential development are
provided for Affordable Housing, as defined by the Council (Objective RE 7)”. Accordingly, the
requirement for a minimum of 30% of the homes to be three-bedroom homes is appropriately
set aside in this instance.

There are specific challenges for the delivery of such developments (evidenced by the small
number of similar projects and the special provision set out in the LAP in support of the
delivery of such schemes) particularly relating to the challenges with the commercial viability
of delivering three-bedroom apartment homes. The Elected Members should be aware
conditioning the suggested reduction to just eighty homes in the development to incorporate
more three-bedroom homes as proposed in one of the submissions received (from Tallaght
Community Council) would render the project unviable and it would not able to proceed.

The mix of homes proposed has been formulated to meet the demand of the affordable rental
housing model for this area in extensive collaboration with the selected Approved Housing
Body partners that will manage and operate the development. It will deliver 66 homes (63
no. two-bedroom apartments and 2 no. there-bedroom townhouses) that would suitable for
certain sized families, accommodating 3 to 4 persons, noting that households requiring 1- and
2-bedroom homes constitute the majority of current housing demand with there being two
and a half times more such households than appropriately-sized homes available for them.

The development has also been developed to meet the standards for mix of home type set
out in the “Design Standards for New Apartments, Guidelines for Planning Authorities” with
the proposal complaint with the national planning guidelines limiting the number of 1-bed
and studios in the proposal to 50% of overall number of homes in the development.

Submission Category 2 — Height, Density and Plot Ratio

Concerns were raised regarding compliance of the proposed development with the
requirements of the LAP in relation to plot ratio, building height and density with related
guestioning of the need for a rental apartment development in Tallaght Town Centre.

Response:

To reflect the importance of placemaking at key public transport stops and key public spaces,
the Local Area Plan permits flexibility in relation to the plot ratio range (20% increase) and the
potential for higher buildings (2-4 storey increase on typical levels set in the LAP) in proximity
to certain locations which are considered to be key or landmark sites, one of which is the
proposed ‘New Urban Square’ north of Belgard Square North in the Centre neighbourhood of
the LAP.

The Plot Ratio identified in the LAP for Central Tallaght is 1.5-2:1 but this further qualified (in
section 2.6 of the LAP) “where there is a compelling case of a significant public or economic
benefit” and “reflect(ing) the importance of placemaking at key public transport stops and
key public spaces” (of which the proposed adjacent Innovation Square is identified),
“flexibility in relation to the plot ratio range and the potential for higher buildings” is



permitted The proposed development delivers development at a plot ratio of 2.24, which is
within the additional 20% allowed in such circumstances.

In addition, the LAP sets out specific building height requirements for the Tallaght Centre
zoning are for Primary Frontage with six to seven storeys of residential development plus one
additional recessed storey and Secondary Frontage with four to six storeys of residential
development. The aforementioned LAP flexibility on height and plot ratio applies for this
development given that it is directly adjacent to the ‘New Urban Square’ north of Belgard
Square North while the entirety of the application site is also within a 500m LUAS catchment
area. These factors provide justification for a two to four storey increase on the typical levels
permitted in the LAP subject to design quality, provision of mixed use at ground floor, allowing
for Primary Frontage with ten to eleven storeys and Secondary Frontage of eight to ten
storeys. Notwithstanding this, Block B of the proposed development addresses the new
urban square and forms its primary frontage and, being seven to eight storeys, is consistent
with the typical LAP heights with the eighth storey predominantly set back from the parapet
edge, save for the south east corner at the junction of the new urban square, zip/greenway,
and the new link road. At this key node, the block rises to the full 8th floors expressing the
importance of this location. Block A is the block to the west of the site and extends to 6
storeys with a setback storey. Therefore, the proposed development is clearly demonstrated
to be compliant with the LAP in this regard.

While sample densities are referenced in the LAP, no minimum or maximum densities are
prescribed. The density of the proposed development is 133/0.4903 = 271 units per hectare
(a computational error in the original Architect’s Report resulted in the misstating of the
density at 303 dwellings per hectare). The density is reflective of the high proportion of one-
bedroom homes proposed in the affordable rental housing model.

The Council, in accordance with “Project Ireland 2040” the National Planning Framework,
promotes policies supporting compact growth, seeking to deliver homes and jobs adjoining
facilities. The subject site in this instance is centrally located near a multitude of such
amenities, supporting the higher densities achieved by apartment developments such as
those proposed at this location. More traditional and lower density housing is proposed and
being progressed by the Council at other locations throughout the County that will deliver a
wider range of housing typologies and tenure across larger sites. The scale of the subject site,
at less than half a hectare, does not provide sufficient area to deliver lower scale, lower
density typologies.

Submission Category 3 — Visual Impact of Proposed Development

Concern raised regarding visual impact of scheme to include the proposed design for the
balconies, management of balconies (including preventing use for drying clothes and storage
of items (e.g. bicycles)), the use of red brick on this building (and on public housing in general),
potential effects of overshadowing and impact on daylight.

Response:

The proposed development includes private open space for each of the residences in
accordance with the design standard for new apartments. The proposed balconies will not
have glass surrounds, but rather galvanised steel railings, which will improve privacy for



tenants. The balconies are typically stacked vertically to provide shelter, the block has been
positioned so that the terraces are within a landscaped strip and the public thoroughfare does
not run beneath balconies

The development will be managed by an Approved Housing Body with tenants subject to
tenancy agreements and management rules — it would be expected that such rules will include
prohibition on drying clothes on balconies especially as ventilated storage areas within the
apartments will allow for drying of clothes. A secure bicycle parking facility will be provided
within the parking area as alternatives to balcony use for same.

All efforts have been made to ensure an economic and efficient design for the development
to support and enhance its viability for affordable rental housing. The design has also been
carefully developed to meet the specific needs of this development including the dual
demands of high-quality housing and associated amenity combined with quality streetscape,
considering the proportions of the facade and its components. The brick proposed is a buff
brick, rather than red brick and similar examples of similar brick used recently on affordable
rental apartments in the Netherlands and social housing in Germany are illustrated below.

Above: Affordable Housing in Haarlem, Netherlands

Left: Social Housing in Libeck, Germany



A detailed study of the daylight impact by the scheme and the results of the design decisions
for this development will see over 80% of the habitable rooms in the development achieve
the BRE target Average Daylight Factor, exceeding the recognised daylighting criteria in
international assessment standards, even taking account of the shadow from Exchange Hall
as referred to in one of the submissions, with modelling of each home showing high levels of
daylight throughout the development.

Submission Category 4 — Residential Amenity

Matters raised included suggestions in relation to the uses for the proposed community
facility, enhancements for the play area and use of the proposed green roof as a viewing point.
Additional issues raised included the proposed connection to the Tallaght District Heating
Scheme and clarification on the Childcare Provision report.

Response:

The proposed uses of the community room will be decided by the AHB managing the
development, but a small kitchen facility is currently proposed as part of that facility. At the
design will be developed in further detail for tender, consideration will be given to a covered
area within the play space such as requested a submission. It is not currently proposed to
allow a viewing point from the roof given the additional design, cost, health and safety, and
management implications.

As referred to above in the previous submission category, the development will be managed
by an Approved Housing Body with tenants subject to tenancy agreements and management
rules — it would be expected that such rules will include prohibition on drying clothes on
balconies especially as ventilated storage areas within the apartments will allow for drying of
clothes. A secure bicycle parking facility will be provided within the parking area as
alternatives to balcony use for same. In addition, the storage provision in all cases meets or
exceeds minimum requirements without considering he potential additional storage within
bedrooms/kitchens etc.

The development has been designed to connect to the Tallaght District Heating scheme and
it is envisaged that it will do so.

The following clarifications are provided in relation to the childcare provision report:

a. The report is based on the extant situation in Tallaght without relying on the future
commencement of any Strategic Housing Developments. The provision within third
party schemes are simply identified to illustrate that these schemes will provide
childcare facilities for their residents.

b. The cited floor space provision 2.32m? is the national figure for the regulation of
childcare operators and calculations include additional area for shared, staff and
support areas. It is beyond the scope of this application to detail the creche facilities
within third party schemes. The use of the notional floor area serves to examine
potential pipeline provision of childcare but the conclusion that there is sufficient
existing provision does not rely on this.

Submission Category 5 —Environmental Considerations
Water conservation and sustainability measures referenced and proposed.



Response:

Thorough examination of the enhanced water conservation measures including use of
recycled water for external plant watering and general maintenance will be explored at
detailed design stage along with the potential to provide high performance white goods, and
low water usage sanitary ware as part of the development where feasible.

Similarly, all opportunities to include construction methods and materials that support low
embodied energy and green procurement will be incorporated into the detailed design of the
project.

Submission Category 6 —Submissions from Statutory Bodies

Inland Fisheries Ireland: submission outlined requirements to complete statutory
obligations in respect of review of capacity of foul and surface water infrastructure,
surface water management measures, compliance with policies and recommendations
made under the Greater Dublin Strategic Drainage Study (GDSDS), petrol/oil interception,
and silt fencing of discharge streams during construction.

Irish Water: submission outlined the requirement to complete statutory requirements
and specified conditions in respect of the installation of water and waste-water
infrastructure on the site.

Response:

The submission received from Inland Fisheries Ireland is noted and it is confirmed that all
works for the proposed development will be in line with a project specific Construction
Environmental Management Plan (CEMP) that will identify potential impacts and mitigate
measures and provide a mechanism for ensuring compliance with environmental
legislation and statutory consents. The CEMP will also detail and ensure best construction
practices including measures to prevent and control the introduction of pollutants and
deleterious matter to surface water and measures to minimise the generation of sediment
and silt.

The submission from Irish Water is noted and it is confirmed that the conditions as set out
therein will be met as part of the wider infrastructure works being carried out in the
Belgard Square North area.

Submission Category 7-Matters Outside the Scope of the Public Consultation

Tallaght’s growing population referenced in requesting provision of an additional Garda
station in the Tallaght area, and proposed that the Council consider lands earmarked for a
school within the Belgard Square North Master Plan for greenspace and recreational or
business use rather than housing should a school not be supported by the Department of
Education and Skills.

Response:

The comments made in these submissions are noted but, being beyond the scope of the
proposed development, are not addressed further in this report.
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9. Recommendation

Following detailed contemplation of the submissions as outlined above it is considered that
the issues raised in those submissions are appropriately responded to and can be
satisfactorily addressed where appropriate as outlined in the foregoing report. In particular,
the requirements of Inland Fisheries Ireland and Irish Water as outlined in their submissions,
can be incorporated into the proposed development as advertised.

Accordingly, it is considered that the proposed development, as advertised, is in accordance
with the proper planning and sustainable development of the area, the County Development
Plan 2016-2022 and the Tallaght Local Area Plan with no amendments required 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 affordable rental
apartment development comprising 133 homes, a community facility and all associated works
on Council owned lands west of the new link road connecting Fourth Avenue and Belgard
Square North, Tallaght, Dublin 24.”

Daniel McLoughlin 5t October 2020

Chief Executive Date
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