SERVICE DEPARTMENT REPORTS – FITZGERALD PARK

1. CORPORATE SERVICES REPORT
There is no legal inhibition preventing the building of social housing on these lands, there are two small areas not registered in land registry which would need to be sorted if there is any element of affordable housing.

Response:
Arrangements have been made to have the title regularised.
2. HOUSING & COMMUNITY, ARCHITECTS AND CULTURE 

Project

This Part 8 will provide 50 new housing units on a sloping site of 1.05h in Fitzgerald Park, off the Mounttown Road Lower. It is surrounded by existing housing and is the final phase of the Meadowlands Development. This development replaces apartments which were demolished. Adjoining the site is the recently opened Mounttown Community Centre. 

Zoning

Development Plan Zoning Objective ‘A’ – ‘to protect and/or improve residential amenity’.

Council’s Housing Strategy
The site at Fitzgerald Park is listed as a suitable site under Policy RES8: Provision of Social Housing of the Dún Laoghaire-Rathdown County Council’s County Development Plan 2010 – 2016. The Council has determined that the greatest need is for 1 and 3 bedroom dwellings.
Design Statements

The DoEHLG ‘Urban Design Manual’ (2008) and the County Development Plan form the basis for the design and the houses are designed in accordance with DoEHLG ‘Quality Housing for Sustainable Communities’. 

In addition the design has evolved following comments from a wide number of Council Departments and meetings with Local Councillors.

Existing Context and Site Analysis

The development is within easy walking distance of local shops and transport links. The main entrance to the site is from Mounttown Road. The road continues to access Meadowlands Housing - an earlier phase of the redevelopment. There is a level difference across the site of c. 2.5m from the south and west, falling towards the community building. 

Site Boundaries 

The site is bounded to the west by the back gardens of houses on Oliver Plunkett Road / St Patrick’s Crescent, to the south and east by the 34 two storey houses remaining from the original Fitzgerald Park and to the north by the three storey Mounttown Community Centre. The northern boundary is the garden walls of the recently constructed Meadowlands Park. 

Existing Buildings

34 Existing Houses are retained from the original development.

New Community Centre.

Proposed Housing Accommodation

House Type                       Number

4 Bed                               2 No. Dwellings

3 Bed                             18 No. Dwellings

2 Bed                               6 No. Dwellings     

1 Bed                             24 No. Dwellings

                                      Total 50 new units            

The proposed development combines three elements:
Terraced Housing 
A continuous two and three storey terrace from the south west corner of the site along the western boundary to the north west elevation of the community building. The gardens of this terrace back on to the existing gardens of the houses on Oliver Plunkett Road / St Patrick’s Crescent.

Courtyard Development
23 one bedroom and 4 two bedroom houses at the southern end of the site set around a landscaped courtyard. 
Public Open Space
A new green space is situated between the courtyard housing and the existing community building on the line of the main entrance to the development, from Mounttown Road. This public open space is the main green element in the scheme and will be landscaped to a high level with trees and high quality landscaping.

Finishes / Orientation 
A combination of brick and render on the front elevations of the new houses and the four corners of the courtyard block with full height brick elevations acknowledge the brick facade in the Meadowlands development. Front garden walls have a metal railing sitting on a brick base. The majority of the houses are laid out on a north south axis, with elevations that face east and west providing dual aspect. This will allow the houses to be designed to a sustainable energy level. 
Landscaping / Car parking
There are four mature trees on the site, three in poor condition, only one is to be retained (located in the proposed public space). Extensive tree planting is proposed in the new green areas and along the streets. 70 car parking spaces are provided adjacent to the houses and raised areas in the roadway will reduce traffic speeds. 

Summary
The scheme provides 50 much needed dwellings. The design of the scheme respects the existing built form, scale, character and residential amenity of the area and is in full compliance with the Dún Laoghaire-Rathdown County Council County Development Plan 2010-2016 and the many guidance documents that influence its make-up.
Project Aim 
The aim of the project is to deliver much needed sustainable housing, to make best use of the site and to provide a high quality environment for new and existing residents.
3. TRANSPORTATION SECTION
No objection to the proposed scheme.
4. WATER SERVICES SECTION
The SW drainage strategy is acceptable in principle subject to a detailed design  proposal at a later date i.e. prior to the commencement of construction full details of the proposed surface water drainage layout, including SuDS proposals, shall be submitted to Water Service Drainage Planning for approval. Such details to include required changes to manholes S1.1 and F1.1.

Response:
A detailed design will be carried out prior to construction.
5. PLANNING & ENTERPRISE DEPT

Location and Context of the Site of the Proposed Scheme
The site of the proposed development is located off Mounttown Road Lower and is located to the south of the recently constructed Mounttown Community Centre. It is bound to the south and east by the existing two-storey dwellings of Fitzgerald Park, by the rear gardens of Oliver Plunkett Road/St. Patrick’s Crescent to the west and the Mounttown Community Centre to the north. 
The overall site area is 1.05 hectares (ha) in extent, is vacant at present and is enclosed by a palisade fence. The site is clearly visible from the adjoining roadway and is easily accessible via this roadway. There are level differences across the site of approximately 2.5 metres with the highest ground to the south and west falling towards the Community Centre. There are four mature trees on the site, one of which is to be retained which will be located in the proposed area of open space. 

Proposed Development

The proposed development comprises of the construction of 50 no. social housing units as follows:

· 12 no. three bed two storey terraced dwellings – Type A;

· 2 no. three bed two storey end of terrace dwellings – Type A1;

· 2 no. three bed semi-detached dwelling – Type B;

· 1 no. three bedroom end of terrace dwelling – Type B1;

· 1 no. three bedroom end of terrace dwelling – Type C;

· 1 no. two bed mid terrace dwelling – Type D;

· 1 no. two bed mid terrace dwelling – Type E;

· 1 no. two bed two storey end of terrace dwelling – Type F;

· 1 no. two storey terrace dwelling – Type G;

· 1 no. one bed first floor apartment – Type H;

· 23 no. 1 bed courtyard duplex – Type J;

· 4 no. two bed courtyard duplex – Type K. 

The units will be located in both terraces along the western site boundary and in a courtyard form in the centre of the site. The terraces will front onto the new access road within the development and will back onto the rear gardens of the dwellings located in St. Patrick’s Crescent, with the northern portion of the terrace running parallel to the existing Mounttown Community Centre (to the north of the site). 

A courtyard of 27 no. one and two bedroom duplex units is also proposed within the central portion of the site. These courtyard duplex units front towards the access road and back onto an area of enclosed open space which will be accessed from the rear of each of the duplex units, via a rear ground floor patio. It is noted that this open space within the courtyard is dedicated to occupiers of the duplex units only.   
The entrance to the site will remain unchanged with a new vehicular access road proposed around the perimeter of the site, following the line of the existing roadway to the front of the dwellings to the east of the site. Car-parking is proposed on-street around the perimeter of the area of public open space and along the access roadway. Pedestrian access is proposed within the site with new footpaths located to the front of the proposed development and around the perimeter of the public open space. 

Zoning and Policy Objectives

The site is located on lands zoned Objective ‘A’, ‘To protect and/or improve residential amenity’ and is identified in the County Development Plan with an objective for the County Council Housing Programme.  

Relevant County Development Plan 2010-2016 Policies and Guidance include:
Section 5.3.4 – Policy RES4: Existing housing Stock and Densification – it is Council policy to improve and conserve housing stock in levels of the County, to densify existing built up areas and to maintain and improve residential amenities in existing residential developments.

Section 16.3 – Residential Development. 

Section 16.3.1 Quality Residential Design. 

Section 16.10.9 Vehicular Entrances – General Residential. 

Policy RES8: Provision of Social Housing.

Planning Assessment

The surrounding area is characterised by residential development with semi-detached and terraced dwellings located to the east, west and south of the site in particular. There is a Social Housing Scheme, ‘Meadowlands’ located to the north of the site and the recently constructed Mounttown Community Centre and associated car parking located to the north/northeast. 

Policy RES3 of the DLR County Development Plan 2010-2016 states that ‘it is Council policy to generally promote higher residential densities provided that proposals ensure a balance between the reasonable protection of existing residential amenities and the established character of areas, with the need to provide for sustainable residential development. In promoting more compact, good quality higher density forms of residential development, it is Council policy to have regard to the policies and objectives contained in the following guidelines: Sustainable Residential Development in Urban Areas (DoEHLG 2009), Urban Design Manual – A Best Practice Guide (DoEHLG 2009), and Quality Housing for Sustainable Communities (DoEHLG 2007). 

The development will provide 50no. dwelling units on a site area of 1.05ha and will provide much needed social housing within the County. Having regard to the zoning and the objective for housing on the site, it is considered that the principle of the proposed development is acceptable.  In terms of internal layout, it is noted that the proposed apartment and duplex units have gross internal floor areas in excess of the minimum requirements as indicated in the current County Development Plan. It is considered therefore that the proposed dwellings will provide a good standard of accommodation for the intended occupiers. 

Impact on the Adjoining Residential Amenities:

The proposed two-storey/part three storey terraced dwellings which run along the western boundary of the site are set back from the site boundary with the rear gardens of St. Patrick’s Crescent by between 11 and 13 metres, in accordance with County Development Plan standards regarding overlooking. Regard is also had to the change in site levels along the site with the dwellings to the west at St. Patrick’s Crescent located at a higher site level to the finished floor level of the proposed dwellings.  Therefore, it is considered that the proposed two-storey/three storey terraces would not impact negatively on the residential amenity of the directly adjoining dwellings to the west by reasons of overbearing or overshadowing. 

The dwellings located in the northern section of the site (House types C, D, E and B1) are to the west of the existing Mounttown Community Centre and adjoin the existing car park associated with the Centre. It is noted that these dwellings are set back from the rear of the adjoining dwellings in both St. Patrick’s Crescent and Meadowlands Park by a minimum of 22 metres. It is also noted that the adjoining sites are at a higher site level. Therefore, it is considered that these two-storey/three storey terraced dwellings would not impact negatively on the residential amenity of the directly adjoining dwellings to the north/northeast by reasons of overbearing or overshadowing. It is also considered that the proposed dwellings will not impact on the negatively on the existing Community Centre. 

Having regard to the location of the proposed one/two bedroom courtyard duplex units within the centre of the site, it is not considered that these units will impact on the residential amenity of the directly adjoining dwellings given the adequate separation distance to both the existing and proposed dwellings. 

In terms of general overlooking, it is noted that the majority of the first floor windows are a minimum of 11 metres from the boundaries which they face, which is acceptable. The proposed duplex units (Type J) within the courtyard step down to single storey to the rear with velux roof lights in the rear roof slopes, therefore overlooking to the rear is not an issue. It is noted that the first floor windows serving the corner duplex units (Type K), face onto the side gables of the proposed Type J duplex units, therefore overlooking from these windows is not an issue. 

Private Open Space:

The proposed rear garden lengths serving the terraces located to the western portion of the site – dwellings type F, H, G, A1, B and C have a minimum length of 11 metres and are therefore in accordance with the rear garden lengths as indicated in Section 16.3.2 Quantitative Standards of the 2010-2016 Dún Laoghaire-Rathdown County Development Plan. It is also noted that the private open space provisions for these dwellings are well in excess of the standards as indicated in Section 16.3.2 of the current County Development Plan of 48 sq. m. for a two bedroom dwelling and 60 sq. m. for a 3/4/5 bedroom dwelling. 

The one and two bedroom duplex units located in the central courtyard are served by an external patio area to the rear, a small front garden and an enclosed area of open space which can be directly accessed from each unit. The proposed one bedroom apartment unit – type H, will be served by an enclosed balcony on the front (western) elevation at first floor level. This balcony has an area of 6 sq. m. which is in accordance with the requirements of Section 16.3.3 Apartment Development, Table 16.1 regarding open space for apartment units. 

The area of public open space has been provided to the north east of the site with a stated area of 0.16ha, and it is anticipated that this will be appropriately landscaped. 

Having regard to the above it is considered that the proposed areas of private open space to serve the proposed development are in accordance with the requirements of the current County Development Plan. 

RECOMMENDATION

It is considered that this Part VIII Scheme proposal would be in accordance with the policies of the 2010-2016 Dún Laoghaire-Rathdown County Development Plan and with the proper planning and sustainable development of the area. It is considered that the proposed development can proceed to the Statutory Process in accordance with Part 8, Article 81 of the Planning and Development Regulations, 2001 (as amended).

6. ENVIRONMENTAL SERVICES  - PARKS SECTION
I refer to the above Part VIII and advise that the Parks Department have no objection to this development.
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