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Introduction

The following report was NOTED at the meeting of the Tallaght Area Committee on 23rd October, 2006.

It is proposed to vary the South Dublin County Council Development Plan 2004 – 2010 to secure an extension of the LUAS line to City West and Saggart as follows:
(A)
Proposed Zoning

It is proposed to revise the zoning of the lands on Fortunestown Lane / Garters Lane, Saggart from Zoning Objective ‘GB’ (To preserve a ‘Green Belt’ between development areas) to Zoning Objective ‘A1’  (To provide for new Residential Communities in accordance with approved Area Plans).

(B)
Proposed Specific Local Objective

It is proposed that Specific Local Objective Number 124 be inserted as follows:

Fortunestown Lane and Garters Lane, Saggart – Development of Lands

Development on the lands at Fortunestown Lane and Garters Lane, Saggart, shall be in accordance with the following:

(a) be subject to a micro Local Area Plan;

(b) 
planning permission for development in accordance with an approved area plan shall not be issued until such time as the construction of the LUAS extension to Citywest / Saggart  has commenced;

(c) 
not less than 20 acres of land to be reserved at this location for community facilities incorporating all weather pitches, community buildings, school site, a park and ride facility and other uses that will significantly benefit the community that may be identified through the Local Area Plan consultation process;

(d) 
that the residential densities be reviewed to ensure a mix of dwelling types including low density, high density and medium density residential development;

(e) 
the phasing of development at this location to be carried out in a sustainable way ensuring that facilities are built in tandem with housing and not at a later stage;

(f) 
15% of the residential development to be reserved to provide for social housing.
Public Notification

The Proposed Variation of the South Dublin County Development Plan 2004-2010 (Variation No. 2) Fortunestown Lane /Garters Lane, Saggart was advertised on 22nd August 2006.  Written submissions/observations on the proposed variation were invited from interested parties.  The submission period for submissions closed on 19th September 2006.  Six submissions were received during the consultation period.  These are set out in the Table 1 below.
Table 1
List of Submissions on Proposed Variation No. 2

	Ref. No.
	Submitter
	Contact Name

	Var2/01
	Health & Safety Authority
	Noreen Quinn, 
Process Industries Unit

	Var2/02
	P.O.C. Architectural Consultants, Tassagard Greens, Saggart, Co. Dublin
	Paddy O’Connor

	Var2/03
	Bord Gáis Networks
	Aidan Toher, 
Project Engineer

	Var2/04
	Irish Aviation Authority
	Tom Cooney, 
Corporate Affairs

	Var2/05
	H.S.S., Keatings Park, Rathcoole, Co. Dublin
	Cathal Doyle, 
Project Architect

	Var2/06
	Dublin Transportation Office
	John Henry, 
Chief Executive Officer


Procedure

The County Manager is required by the Planning and Development Act 2000

· to prepare Report on the submissions/observations received during the consultation period, 

· to summarise the main points in the submissions and 

· to make recommendations on them.  
The Elected Members consider the Manager’s Report and then decide on the Variation not later than 6 weeks after receipt by them of the Manager’s Report.

Summary of Submissions

Scanned copies of the submissions have been put on CD and are also available to view on the Council’s website www.southdublin.ie  
The issues raised in the submissions are summarised, commented on and recommended on in Table 2 below.
Table 2  Summary of submissions with response and recommendations

	Ref. No.
	SUMMARY
	Response 
	RECOMMENDaTION

	Var2/01
	The Health and Safety Authority provide general advice in relation to land use planning and facilities covered under HSA Acts and Regulations.  
	There are no such facilities on or in the vicinity of the Variation lands.


	No change recommended to the Proposed Variation.

	Var2/02
	P.O.C. Architectural Consultants, seek to include the lands south of Fortunestown Lane, which include the “Golf Village” (granted planning permission as a material contravention of the South Dublin County Development Plan 1998), and change the zoning from ‘Green Belt’ to ‘Local Centre’ where the Development Plan Objective would be “To protect, provide for and/or improve Local Centre facilities”.  The Golf Village site adjoins the plot of land south of Fortunestown Lane which is included in the Proposed Variation.  The purpose of the zoning change is stated to be “to reflect their existing and proposed usage” and allow for an urban style development in the vicinity of the future Luas terminus.

	This is one of two submissions, relating to the site of the “Golf Village”.  The other being part of Var2/05 submitted by HSS.  

The submissions request that the Development Plan be varied to enable further commercial development to occur on the “Golf Village” site, in particular the facilitation of a change of use and the expansion of the area available for retail development.  This is currently precluded by conditions attached to the grants of planning permissions for the “Village”.  Space for enlarged retail use has been included in the construction of the existing shop units, which are unoccupied.  

	Given that Saggart village is zoned as a Local Centre  and a District Centre is zoned at the junction of Fortunestown Lane and the N82 it is not recommended that a further Local Centre be zoned at the location of the “Golf Village”.  
In addition the lands in question are outside the boundaries of the Proposed Variation as advertised and the proposal to re-zone lands outside the variation lands would require a separate variation with public notification procedure.  

	Var2/03
	Bord Gáis Networks seek to allow, by way of setbacks or wayleaves, for the provision of gas infrastructure in the variation lands to serve the additional community facilities and housing in the area.


	The provision of gas infrastructure can be investigated and provided for in the proposed Local Area Plan which will be prepared for the Variation lands in the event that the Variation is adopted.


	No change to the Proposed Variation.

	Var2/04
	The Irish Aviation Authority has no observation to make on the Proposed Variation.
	Noted.
	No change to the Proposed Variation.

	Var2/05
	H.S.S., Keatings Park, Rathcoole   do not object to the proposed variation but seek to ensure that “equity of benefit prevails” and seek a “comparative zoning enhancement” of their lands.  

H.S.S. are (i) in favour of the proposals contained in the Manager’s Report to the Tallaght Area Committee of 22 May 2006, which was considered but not supported by the Members, and (ii) state that equity demands that further lands in the ownership of HSS should be rezoned to facilitate the extension of the Luas line to Saggart.  
To further these arguments a map is attached to the submission proposing that lands outside the lands the subject of the Variation be included in the Variation.  
These proposals include:

a) That an area of 7 acres in the centre of the golf course south of Fortunestown Lane,  shown as plot H on the attached map be re-zoned for residential use.
b) That the  ‘Quality Hotel Complex’ at the junction of Garter Lane and the Naas Road, shown as plot K on the map attached to the submission, be designated a Specific Local Zoning Objective.  Such a Specific Local Zoning Objective should include provision for infill residential apartments, environmental enhancement and the conversion of 98 No. apartments into residential apartments.

c) That an area, shown as plot J on an attached map on the Boherboy Road, be zoned residential as per previous Manager’s Recommendation (22nd May 2006) and to include terms and conditions to facilitate that 25% of the housing units be affordable housing.

d) That the ‘Golf Village’ development’ at Fortunestown Lane, shown as plot M on an attached map be zoned to permit planning applications to increase Class 1 retail space by way of mezzanine floors, change of use Classes 2 and 4 to Class 1, the reduction of restaurant area and other minor adjustments.


	With regard to plots ‘H’ (centre of golf course) and ‘J’ (on the Boherboy Road), and shown on the HSS map,  the lands in question are outside the boundaries of the Proposed Variation as advertised and the proposal to re-zone lands outside the variation lands would require further public notification.  It is recommended that if the Members wish to pursue this course of action a separate Variation procedure should be initiated. 

With regard to plot K - the ‘Quality Hotel Complex’ at the junction of Garter Lane and the Naas Road – the various permissions for the development of this site were for an apart-hotel.  Conditions required that the development should only be occupied and used as part of the hotel complex on the site and should not be sold, let, transferred or conveyed save as part of a single hotel complex.  The reason for this was to meet the specific tourism requirements of the development and to ensure that hotel suites were used solely for tourist accommodation and not sold or occupied as residential units independent of the hotel complex.  The proposal in the HSS submission would be contrary to the grants of planning permission and in any event the lands in question are outside the boundaries of the Proposed Variation as advertised and the proposal to re-zone lands or to insert a Specific Local Objective (SLO) on lands outside the Variation lands would require further public notification.  This is not recommended.  
With regard to the ‘Golf Village’’ at Fortunestown Lane, shown as plot ‘M’ on the map this has been commented on and recommended on in Var02/02 above.  .  It is recommended that if the Members wish to amend the zoning of the ‘Golf Village’ a separate Variation procedure should be initiated. 


	No change to the Proposed Variation is recommended.

The proposal to re-zone/amend the Development Plan status of the four plots of land identified in the HSS submission requires the initiation of a separate Variation. The lands in question are outside the boundaries of the Proposed Variation as advertised and the proposal to re-zone lands outside the Proposed Variation lands would require further public notification.  

	Var2/06
	The Dublin Transportation Office make a number of points including: 


	
	

	
	Population and Employment Forecasts

Population and employment growth projections directly attributable to the provision of Line A1 should be identified separately.  The impact of any growth, which might take place in the absence of Line A1, should be accounted for in any transport assessment.


	It is the policy of the Council to facilitate the extension of Luas to Citywest.  In the context of this Variation the potential impact arising from the proposed change of land use from GB - ‘Green Belt’ - to A1 – ‘New Residential Communities’ - are likely to be less than significant in the context of the overall Luas line extension. 
The proposed land use mix and density of development on the Variation lands will be a matter for the Local Area Plan to be prepared and approved in the event that this Proposed Variation is adopted.    
	No change recommended to the Proposed Variation

	
	Forecast Transport Demand and the Implications for Transport Capacity

The potential impact of trips associated with changes in land use or increased densities associated with the provision of Luas should be taken into account in the determination of the terms and conditions of the Variation.  A balance between forecast demand and transport capacity should be understood by both the RPA and the Local Authority.
	The proposed land use mix and density of development on the Variation lands will be a matter for the Local Area Plan to be prepared and approved in the event that this Proposed Variation is adopted.    
	No change recommended to the Proposed Variation

	
	Tallaght Town Centre

Tallaght Town Centre should have priority in public transport provision over Citywest or Saggart.  The proposed variation and resultant Luas A1 provision may impact on the Luas capacity between Tallaght and the city centre.  Luas should remain attractive to Tallaght transport users.


	It is the policy of the Council that, as the County Town of South Dublin, Tallaght remains attractive to public transport users and that other developments do not prejudice its predominance as the main beneficiary of the Luas transport service.  It is proposed that the full range of public transport facilities – Luas, metro and bus – will primarily serve Tallaght Town Centre. 
	No change recommended to the Proposed Variation

	
	Implications for DTO Strategy

Assessment of developing lands on the basis of a Luas extension/spur is required.  Development should not adversely impact on Luas users on the wider network, particularly in the city centre; e.g. capacity at peak times and increased travel time.


	The improvement and development of the Luas service is a matter for others including the RPA.  It is understood that the RPA has a programme for improvements to the system.  The Council will seek to facilitate these improvements. 
	No change recommended to the Proposed Variation

	
	Park and Ride Provision

Proposed park and ride (P&R) facility at this location appears to be poorly located and could compete with the under utilised Red Cow P&R.  A better location may be at the N7 (Citywest Junction), subject to need.  The provision of a P&R should be delayed until such time as the Line A1 is upgraded and incorporated in to the Metro network.


	It is Council policy to secure the provision of Park and Ride facilities in the county.  The Red Cow P&R serves a catchment along the N7 and the M50.  When the M50 improvement works (including the construction of the overbridge at Monastery Road) are complete the accessibility and lower level of use of the Red Cow P&R should be overcome.  A further P&R site for the new Luas line is proposed along the Outer Ring Road at Cheeverstown.  

The proposed P&R envisaged in the Proposed Variation will serve a more local catchment – Saggart / Rathcoole, their rural hinterlands and lands along the N81.  
	No change recommended to the Proposed Variation

	
	Policy Review

The Regional Planning Guidelines seek to consolidate urban centres and clearly define urban/rural boundaries.  It would appear that the Proposed Variation No.2 conflicts with SLO 100 of the South Dublin County Development Plan 2004-2010, by rezoning an area contiguous with Saggart.


	The lands in the Proposed Variation are located in the Dublin Metropolitan Area where it is the policy of the Regional Planning Guidelines (RPGs) and the Council to consolidate development.
	No change recommended to the Proposed Variation

	
	Residential Density

Residential density and the quantum of development should be guided by Luas and other public transport services.  Assuming the concerns regarding Line A1 can be addressed; densities should be in excess of 50 dwellings per hectare.


	It is considered that the scale and density of development can be addressed through the Local Area Plan process, which will be embarked upon if a decision is made by the Council to adopt the Variation.  The density of proposed development on the Variation lands will have regard to the Luas line.


	No change recommended to the Proposed Variation

	
	SLO 100

The DTO submits that the lands proposed to be rezoned from “GB” to “A1” located adjacent to “A” zoned lands of Saggart village would be contrary to SLO 100, regarding a Local Area Plan to retain the rural character of the village.  


	The Council does not concur with interpretation of the SLO and the Proposed Variation.  The village will retain its rural setting on its southern boundary with the ‘B’ (agriculture) zone leading to the uplands above the village.  Two golf courses and their open aspect remain in close proximity to the village centre.  The Variation lands are at some remove from the village centre of Saggart.
	No change recommended to the Proposed Variation


Conclusions
No changes to the Proposed Variation are recommended.

It is therefore recommended that the Proposed Variation be adopted as advertised and displayed.

If additional zonings or new Specific Local Objectives are to be pursued for lands outside the advertised boundaries of the Proposed Variation separate Variation procedure(s) require to be initiated.

Next steps regarding the Proposed Variation of a Development Plan

· The proposed variation and the County Manager’s Report to be considered by the Members within 6 weeks of the submission to them of the Manager’s Report.

· In making a variation, the Planning Acts state that the members of the authority shall be restricted to considering the proper planning and sustainable development of the area to which the development plan relates, the statutory obligations of the local authority and any relevant policies or objectives for the time being of the Government or any Minister of the Government.

· The members of the planning authority, having considered the proposed variation and manager's report, may, by resolution as they consider appropriate, make the variation, with or without modifications, or they may refuse to make it.

· A variation of a Development Plan shall have effect from the date the variation is made.

Recommendation

That the Council hereby makes a variation to the South Dublin County Council Development Plan 2004 – 2010, Fortunestown Lane / Garters Lane, Saggart (Variation No 2), by the incorporation of the following changes to the Maps and Written Statement of the Plan.
(A)
Maps - Proposed Zoning

That the zoning of the lands on Fortunestown Lane / Garters Lane, Saggart be amended as shown on “Drawing Name - \ Variation 2 of 2004 Development Plan. dgn” advertised and published on 22nd August 2006 from Zoning Objective ‘GB’ (To preserve a ‘Green Belt’ between development areas) to Zoning Objective ‘A1’ (To provide for new Residential Communities in accordance with approved Area Plans) and to amend the Index Map and Maps 3 and 4 of the County Development Plan 2004-2010 accordingly.

(B)
Written Statement - Proposed Specific Local Objective

That Specific Local Objective Number 124 be inserted into the Written Statement as follows:

“Fortunestown Lane and Garters Lane, Saggart – Development of Lands
Development on the lands at Fortunestown Lane and Garters Lane, Saggart, shall be in accordance with the following:

a) be subject to a micro Local Area Plan;

b) planning permission for development in accordance with an approved area plan shall not be issued until such time as the construction of the LUAS extension to Citywest / Saggart has commenced;

c) not less than 20 acres of land to be reserved at this location for community facilities incorporating all weather pitches, community buildings, school site, a park and ride facility and other uses that will significantly benefit the community that may be identified through the Local Area Plan consultation process;

d) that the residential densities be reviewed to ensure a mix of dwelling types including low density, high density and medium density residential development;

e) the phasing of development at this location to be carried out in a sustainable way ensuring that facilities are built in tandem with housing and not at a later stage;

f) 15% of the residential development to be reserved to provide for social housing”.
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