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MEETING OF SOUTH DUBLIN COUNTY COUNCIL

DATE – 10th JULY 2006

ITEM NO H I (12 – E)  

Report on Public Notification Procedure Under Part 8 of the Planning & Development Regulations 2001 - 2003 for the proposed construction of an infill housing project on lands at Knockmore, Tallaght, Dublin 24 on lands off and adjacent to Donomore Avenue , Donomore Green, Knockmore Avenue and Knockmore Green.
A notice in accordance with Article 81 of the Planning and Development Regulations 2001-2003 was published on 15th May, 2006 to construct an infill housing development of Barnardos Family Centre including local community facility, crèche, parents group facility, after school facility, ancillary staff/administration facilities, circa 1500 m2 and playground on land between Donomore Avenue and Knockmore Avenue.  Family transitional two storey managed apartment units with own door access comprising 12 no. 2/3 bedroom units including administration/ facilities space at Donomore Avenue.  
Social and affordable housing units as follows: 7 no. two storey two bedroom units off Donomore Avenue facing the existing park with new road access; 26 no. one and a half storey / two storey units off Donomore Green; 26 no. three storey three bedroom units at Knockmore Avenue; 9 no. two storey three bedroom houses and 4 no. own door two bedroom apartments facing the existing park with new road access off Knockmore Green. The works to include local landscaping to new and existing areas, traffic management works at Knockmore Gardens and Knockmore Avenue junction, traffic calming and all necessary associated ancillary works.

Plans and particulars of the development were made available for inspection by the public for four weeks until Monday 12th June, 2006 and a further two weeks until Monday 26th June, 2006 was allowed for the making of written submissions and observations to the Council in relation to the matter.
Site Plan Knockmore
Existing Sites - House Types Knockmore
Elevations Knockmore
Elevations 2 Knockmore
Barnardos Family Centre
The following submission (copy attached) was received 
1. Residents in the Killinarden Community Council Estate Management:-

Summary of points raised in this submission (excluding those matters addressed elsewhere in this report) are:
· Residents felt a need for more regular meetings with the County Council.
The first point of contact with residents is generally the Estate Manager for the area.  The Council have put an extensive management system in place and undertake to consult with residents in relation to developments in the area on a regular basis.  
· Time limit to be put on the infill site and that areas are to be maintained by the builder in a way that is acceptable to residents
As indicated above the Council will, using the well developed existing structures, keep residents up to date on any proposed changes to building schedules.  All Council contracts require the builder to maintain the roads by sweeping daily and ensuring that disruption is minimized for local residents.  
Views of people living in the area to be addressed re: existing infrastructure (roads, public lights, traffic calming) and upgrading of houses of existing tenants.  There has been significant investment in recent years in the infrastructural needs of the area and improvements as required will continue to be supplied.  In the provision of this scheme further infrastructural improvements will be delivered particularly to the local community.  
· SDCC to provide housing accommodation for single fathers
All Council accommodation is allocated under the provisions of the Scheme of Letting Priorities.  The Council cannot discriminate against its customers on the grounds of their gender.    

· Concern that schools in the area will not be able to cope with demand
Recent studies carried out by the Council on local schools in the area have determined that there is sufficient capacity for future demand.  
· Architects drawings to show site entrances, site offices, storage areas
Prior to the commencement of development, the Council will facilitate discussions between the successful contractor and local residents to agree on the site setup arrangements.  
Staff from the Council’s Housing Department and Architectural Services Department met with residents on 21st June 2006 in relation to the scheme.  A summary of issues addressed at this meeting are as follows:

1. Resident expressed concern that the proposed centre might be subject to anti social behaviour (ASB) at night time.  
The centre has been designed and integrated within the overall scheme so as to minimize any difficulties.  The centre will also be available to local residents and such usage will counteract such behaviour.  The Council is satisfied that in conjunction with the existing community such difficulties can be eliminated.  
2. Residents were concerned about the running and responsibility for looking after the centre.  

It would be the Council’s objective that the local residents would set themselves up as a management committee and then lease the centre back from the Council at a nominal rent.  Appropriate Council grants will be made available to help with the running of the centre.  The Council’s Community Department will be available for advice and assistance in this regard as the development proceeds. 
3. Traffic and parking was a major concern for residents.  There was concern expressed that additional houses would bring more traffic and parking problems, especially parking problems in and around the school.  Residents were willing to accept that if the site was to go ahead that there will be a need to block off part of the site when it is being developed.  
Proposals to address these concerns have been prepared and are being considered in conjunction with the Council’s Roads Traffic Department.  Consultation will be held with residents to agree the final solution.  

4. Residents asked if there could be funding made available to refurbish existing houses and the existing area.  
The Council has committed itself to introducing a common quality standard to all its housing units.  While a number of pilot estates were identified and refurbishment of the housing units is ongoing, the Council has already installed Gas Fired Central Heating in all its housing units.  A programme of formal upgrade to include improved insulation, a smoke alarm programme and a window replacement programme are also underway.  
5. Residents from various parts of the area expressed concerns that the new proposed infill housing site would lead to ASB in the area.  Currently, the area has relatively few problems with ASB.  

The Council design guidelines pay particular attention to the need to avoid the creation of areas which facilitate anti-social behaviour.  Boundary walls and other measures will be put in place to prevent anti social behaviour.  The Council also seeks the assistance of the Garda Crime Prevention Design Service to ensure that its proposals meet the highest design standards.    
6. Pedestrian access to the park was also brought up by the residents.  The residents wish to ensure that pedestrian access remain as is at the moment.  They fear that more access into the park may lead to ASB or wide access may lead to joy riding in the area.
The existing pedestrian access to the park will be generally maintained as it exists at present.  Any proposed alterations will be the subject of prior consultations with residents.  
7. Residents were concerned that what was on the plans would be unable to be changed once building had commenced.  
Residents were informed that there is room for minor changes even once building has commenced.  They were assured that the Council would continue liaising with them about the proposed development as it advances.  
8. Residents concerned that dumping could happen in the area.  
As noted in reply to item 5 above, the Council takes considerable care in the detailed design of its schemes to ensure that such difficulties do not arise.
9. Residents were concerned with flooding in the area as five houses were flooded last year.  
As part of the next stage of the development process, detailed investigations of the area are carried out to identify any deficiencies in the infrastructure serving the area.  The cause of the flooding will be identified and improvements to the infrastructure implemented.  
10. Residents stated that they were dissatisfied with all of the in-fills that are going on in the area.  They stated that they would be unwilling to accept any more in fills in the area.  They felt that what they really needed are shops and green areas.  
There has been no recent proposals in either of the adjoining estates in this regard.  The Council will continue liaising with residents about proposed development in the area, especially in the context of the continuing demand in the area for the provision of social and affordable housing.  

11. Residents were concerned about the three storey developments that had been proposed.  
The Council has confirmed that there was a need for three storeys in the area as a lot of the proposed development is on a slope and three floors are required to ensure access to gardens and the rest of the area.  He stated that these houses should not be more than 3 feet higher than existing developments.  He stated that they are more comparable to 2½ storey houses.  

12. Residents were concerned that in some locations that the housing did not overlook the corners and that small landscaped strips were included.  
The Council agreed to redesign these corner units to provide more passive and active supervision and by removing the incidental areas and adopting an alternative design approach to more appropriately address this issue. 
 It was noted that the unit type at these locations were large and that the use of smaller 2 bedroom family type accommodation would improve the layout further.  It is proposed therefore to provide 8 no.2 bedroom units at these locations in lieu of four larger units originally proposed.  This design can be incorporated in a manner which contribute to significantly improve passive security and greatly increased supervision of these difficult corner areas. 
In reviewing the proposed scheme further as a consequence of the feedback received from the consultation meeting, it is now proposed to:
· Include additional traffic calming measures and these measures will be the subject to further consultation with local residents prior to their design and implementation.  
· To further examine and refine the proposals developed for addressing the traffic management requirements at the school entrance on Knockmore Avenue with a view to further reducing traffic flows at this location
· To improve the entire new boundary being provided to the park perimeter to prevent incursions

· Provide additional incidental/visitor parking spaces.  
Revised Layout
The proposed development has been considered at the Tallaght Area Committee, who noted the proposal.  

As the proposed development as modified in the foregoing report is in accordance with the proper planning and sustainable development of the area, it is proposed to proceed with the development as modified.

