COMHAIRLE CHONTAE ÁTHA CLIATH THEAS
SOUTH DUBLIN COUNTY COUNCIL


ADJOURNED MEETING OF SOUTH DUBLIN COUNTY COUNCIL

Monday, 17TH July   2006

Headed Item No. 1.2 (ii) (a)

MOTION No. 20 (Council Meeting 10/07/06)
MOTION: Cllr. Mark Daly

That the Tallaght Master plan be amended to postpone the inclusion of all town centre zoned lands not already included in the development plan 2004. These lands would be reviewed again during the first Masterplan review.

REPORT
The proposed Tallaght Town Centre Local Area Plan is required to guide the future development of Tallaght Town Centre over the period to 2012, i.e. for the next 6 years. Development permitted during this period could be built over the period to 2016, i.e. over the next ten years.

Given the statutory processes required for a Local Area Plan, including pre-plan consultation which took place during February/March and September 2005, preparation of a Strategic Environmental Assessment (SEA) report and proposed Plan consultation during April-May 2006, it has taken more than 18 months to prepare the current proposed Local Area Plan document, which now includes almost 30 proposed changes in response to the most recent round of public consultation.
The Plan proposes making provision for high quality residential development in several locations adjoining the existing Town Centre, County Town ‘CT’ zoned area, but on a strictly phased basis.  

The 3 key areas are the vacant ‘Fruitfield’ site on the southern side of the N81 adjoining the ‘Nestle’ site which is currently being developed and lands immediately adjoining the existing Cookstown and Belgard Luas stops north of the Town Centre.
The Plan proposes phasing development of these areas no earlier than 2009, 2010 and 2011 respectively.  The Manager’s Report on submissions received on the proposed draft Plan strengthens this phasing to also relate to certain road improvements being put in place, which could mean that development may not occur until later than the years outlined.
The proposed Plan commits to a mid-term review during 2009, which would allow the decision to include the sites in question to be reviewed in the light of ongoing levels of development and infrastructure provision.  This mid-term review of the Tallaght Plan will coincide with the initial review of the County Development Plan, which must result in a draft County Development Plan by the end of August 2009 i.e. in three years time.  

The strong reasons for including the possibility of some residential development on the sites in question in the current proposed Plan, rather than postponing any consideration of them until the Development Plan review in 2009 are as follows:-

· The proposed Plan must cover the next 6 year period and cannot be limited to 3 years.  This is especially critical given the time it has taken to prepare a detailed plan of this nature (i.e. 18 months +);

· If the sites in question were not considered until 2009, the current proposed Plan would more quickly become out of date and there would be no detailed Plan for these sites in place until the whole Plan could be fully reviewed again i.e. in 5-6 years time;
· Excluding sites that are seen as well located (adjoining Luas), in most cases vacant and for which there is currently considerable development pressure, limits the control the Planning Authority may have over them i.e. given Regional Demand for housing, An Bord Pleanala may grant permissions contrary to the County Development Plan (as at St.Loman’s in Lucan), but would not be bound by the quality (unit size, security, playground etc.) requirements of the proposed Plan.  This would in turn undermine the Plan as a whole;
· Including the sites and phasing them in Plan, allows the Planning Authority to retain greater control over when and how they may be developed.  It is critical to note that the order of phasing is both a lawful development plan objective and a valid, non-compensatible reason for refusal of planning permission.  Simply excluding the sites is a weaker position that will ultimately result in uncertainty for several years;
· The proposed Plan includes a mid-term review, which coincides with the County Development Plan review.  This is a preferable means of addressing any unexpected issues that may arise in the meantime;
· Having a phased plan in place will allow service providers such as the Department of Education and the Health Service Executive to plan for future provision and facilitate the time and scope to negotiate with landowners for sites and/or floorspace for future facilities;
· Having a phased plan in place that is also dependent on infrastructure, i.e. roads, may result in landowners actually ensuring the provision of that infrastructure, where possible, to allow them to develop at the appropriate point in time, i.e. when phased;
· Planning for the next 6 years on a phased basis offers more certainty to all i.e. the community, landowners, developers, architects, An Bord Pleanala and avoids short-term uncertainty that would otherwise arise.

It is for the above reasons that it advised that the proposed Plan as recommended by the County Manager not be amended as proposed.
