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Executive Summary
	SVRA’s primary position
SVRA’s position remains that the proposed rezoning of the former Citywest Golf Course lands should not proceed. The reasons set out in SVRA’s original submission remain fully relied upon and should be read together with this further submission.



The Proposed Material Alterations contain a number of improvements, particularly CS8 SLO2, which provides for ecological assessment, ecologically informed lighting, traffic assessment, an active travel connection, site-specific flood risk assessment, consideration of existing water features and a community centre/sports hall. SVRA welcomes those safeguards but does not regard them as sufficient to overcome its primary objection to the rezoning.
This further submission is made because, if South Dublin County Council proceeds with the rezoning notwithstanding the objections already raised, the final planning framework must be made substantially stronger, clearer and more enforceable. These fallback recommendations do not amount to acceptance of the rezoning or any waiver of SVRA’s original position.
New information available since the original submission reinforces the need for stronger wording. The Council’s own Capital Programme identifies major community, sports, active travel and drainage projects that remain to be delivered. A recent Council letter demonstrates the practical consequences of incomplete and interdependent surface-water infrastructure in nearby estates. In addition, the principal landowner’s planning consultants expressly state that their client welcomes and supports CS8 SLO2, confirming that the safeguards are not regarded by the landowner as incompatible with housing delivery.
SVRA also notes that a motion proposed by Councillor Francis Timmons was passed by the elected members but was not reflected in the published Material Alterations. Councillor Timmons has therefore made a further submission seeking its inclusion. SVRA supports the incorporation of the substance of that adopted motion, including the additional sports, recreational and local park provisions sought for the area.
Key Requests
	No.
	Issue
	Requested strengthening

	1
	Primary position
	Do not adopt the rezoning. Read this further submission together with SVRA’s original objection.

	2
	Infrastructure phasing
	Link residential occupation to the prior or concurrent delivery of identified education, healthcare, transport, drainage, community, sports and recreational infrastructure.

	3
	Sports and recreation
	Expressly secure outdoor playing pitches, a pavilion, a local park, youth recreation and public access, in addition to the proposed community centre/sports hall.

	4
	Environment
	Move beyond assessment-only wording by requiring retention and protection of significant woodland, mature trees, hedgerows, ecological corridors, water features and adequate buffers.

	5
	Drainage
	Require complete and operational surface-water infrastructure, with no unresolved dependency on future adjoining development, before substantial occupation.

	6
	Wider western villages
	Assess and address cumulative impacts on Saggart, Rathcoole, Newcastle and Brittas, which share schools, healthcare, roads, recreation and community services.

	7
	Heritage
	Require protection of archaeology, historic landscape features, village approaches and the setting and character of nearby heritage assets.

	8
	Council resolution
	Incorporate the substance of the motion proposed by Cllr Francis Timmons and passed by the elected members but omitted from the published Material Alterations.


1. Introduction and Status of this Submission
Saggart Village Residents Association welcomes the opportunity to comment on the Proposed Material Alterations relating to the proposed rezoning of approximately 20 hectares at the former Citywest Golf Course.
For the avoidance of doubt, SVRA’s position remains that the rezoning should not proceed. The detailed planning, infrastructure, environmental and community concerns set out in SVRA’s original submission remain unresolved and are expressly maintained. That original submission should be treated as incorporated into and read together with this further submission.
SVRA recognises that the Council has introduced additional safeguards through the Proposed Material Alterations. It is therefore necessary to engage with those safeguards on a contingency basis. The recommendations below are made without prejudice to SVRA’s primary objection and are intended to provide the strongest possible protection if the Council determines to proceed despite the concerns raised.
2. CS8 SLO2 is Welcome but Requires Stronger, Enforceable Wording
As reproduced in the planning submission made on behalf of Lydon in collaboration with Cape Wrath, CS8 SLO2 provides for:
an Ecological Impact Assessment addressing use of the site and surrounding lands by mobile species;
ecologically informed lighting design;
a Transport and Traffic Assessment;
a direct active travel link through the lands between Mill Road and Garter Lane;
a site-specific Flood Risk Assessment addressing the ornamental water features and the unmodelled watercourse to the south;
analysis of existing water features for incorporation into nature-based surface-water management where feasible; and
a community centre/sports hall of approximately 1,500 square metres, or as agreed with the Planning Authority.
Source: Stephen Little & Associates, submission on behalf of Lydon in collaboration with Cape Wrath, 4 August 2026, pp. 3-4.
These are important safeguards, but most are framed as requirements to assess or consider impacts rather than requirements to secure outcomes. Assessment alone does not guarantee woodland retention, adequate buffers, timely delivery of infrastructure, public access to facilities or completed drainage works before occupation.
SVRA therefore requests that the final objective specify measurable outcomes, clear delivery stages and enforceable phasing triggers.
3. The Landowner’s Support Removes Any Basis for Weakening CS8 SLO2
The submission by Stephen Little & Associates states that the landowner welcomes and supports CS8 SLO2 and looks forward to working with the Planning Authority to deliver housing on the lands. This is significant because it demonstrates that the principal landowner does not consider the ecological, drainage, active travel or community-facility safeguards incompatible with development.
Accordingly, there is no developer-based justification for removing or diluting CS8 SLO2. On the contrary, the landowner’s acceptance supports retaining the objective in full and strengthening it through clearer phasing, environmental protection and delivery requirements.
The landowner’s separate request concerning CS8 SLO3 and bulk purchasing should not be used as a basis for weakening any part of CS8 SLO2 or the community and environmental protections sought for the lands.
Source: Stephen Little & Associates, submission on behalf of Lydon in collaboration with Cape Wrath, 4 August 2026, pp. 4-5.
4. The Council’s Capital Programme Supports Infrastructure-Led Development
South Dublin County Council’s 3 Year Capital Programme 2025-2027 identifies several projects relevant to Citywest and the wider western area, including the Citywest Community Centre, Citywest Youth Facility fit-out, Rathcoole Pitches and Pavilion, the Citywest to Rathfarnham Cycle Scheme and the Newcastle, Rathcoole and Saggart Surface Water Drainage Scheme.
SVRA welcomes these projects. Their inclusion does not demonstrate that infrastructure needs have already been met; it demonstrates that substantial infrastructure is still required. Some projects are scheduled across later years, while others remain at study, planning or programme stage.
The Capital Programme also does not present an equivalent integrated package of named investment for Saggart, Rathcoole, Newcastle and Brittas as a connected group of settlements. While individual projects are identified, these villages will share many of the cumulative impacts of Citywest growth and should not be treated as peripheral to the rezoning decision.
Source: South Dublin County Council, 3 Year Capital Programme 2025-2027, particularly programme tables on printed pp. 7-10 and narrative on printed pp. 17-20 and 29-34. See Appendix 1.
5. Cumulative Impacts on Saggart, Rathcoole, Newcastle and Brittas
The proposed development will not operate as a self-contained community. Existing and future residents will rely on shared schools, healthcare services, roads, public transport, village centres, sports facilities, parks and community services throughout Saggart, Rathcoole, Newcastle and Brittas.
SVRA welcomes the primary care centre currently under construction within the Citywest grounds. Its construction is positive, but it also demonstrates official recognition that population growth requires additional healthcare capacity. A single facility should not be treated as evidence that all future GP, primary care, mental health, disability, older-person and allied-health demand has been assessed or met.
The final objective should therefore require a Social Infrastructure Audit covering the existing and projected capacity of education, childcare, healthcare, community, sports, recreation and youth services across the full shared catchment, not only within the red-line boundary.
6. Sports, Pitches, Pavilion and the Omitted Council Motion
SVRA’s original submission welcomed the principle of community and sports provision. That support has always been accompanied by a clear request for meaningful facilities: indoor and outdoor sports provision, playing pitches, a pavilion, youth recreation, a local park and arrangements ensuring genuine public access and timely delivery.
The current reference to a community centre/sports hall of approximately 1,500 square metres is welcome, but it is not a substitute for outdoor pitches, a pavilion or a local park. These are distinct forms of infrastructure serving different needs.
SVRA further notes that a motion proposed by Councillor Francis Timmons was passed by the elected members but was not incorporated into the published Material Alterations. Councillor Timmons has therefore made a submission seeking its inclusion. SVRA supports the incorporation of the substance of that adopted motion and requests that the final Variation expressly secure the additional sports, recreational and local park provisions sought.
	Requested safeguard
The final objective should specify the facilities to be provided, their minimum public-access requirements, the development phase by which each facility must be operational, and the mechanism by which the land and facilities will be transferred, managed or otherwise secured for long-term community use.



7. Surface Water, Flood Risk and Lessons from Existing Estates
A recent SDCC response dated 30 July 2026 concerning the taking in charge of nearby estates demonstrates the practical consequences of unresolved, interconnected surface-water infrastructure. The letter states that taking in charge cannot progress because surface-water services are tied into a neighbouring development and the connected drainage works remain incomplete. The Council says it will continue to seek engagement by the relevant developer.
The letter is internally inconsistent in its naming of the affected estates: it first refers to Crosforge and Drury Mills and later refers to Crosforge and Millrace. SVRA therefore asks the Council to clarify the estate names. That inconsistency does not alter the central point supported by the letter: residents and the Council can be left waiting where critical drainage works depend on another development and have not been completed.
This evidence should inform the Citywest objective. The final wording should require surface-water infrastructure and flood mitigation to be fully designed, consented, funded, constructed and operational in accordance with an agreed phasing plan. Substantial residential occupation should not occur where essential drainage remains dependent upon uncertain future works in another phase or adjoining development.
Source: SDCC letter to Councillor Shirley O’Hara, Members Reps. ID 1930148, dated 30 July 2026. See Appendix 2.
8. Woodland, Biodiversity, Water Features and Climate Resilience
SVRA’s original submission raised concerns about detrimental impacts on local woodland, biodiversity, ecological connectivity, water features and the wider environment. Those concerns remain. The aerial plan reproduced in the landowner’s submission itself shows extensive mature landscape features and water bodies within and adjoining the submission lands.
The requirement for an Ecological Impact Assessment is necessary, but the objective should also state the outcome to be achieved. It should require the retention and protection of significant woodland, mature trees, hedgerows, water features and ecological corridors wherever practicable, together with evidence-based buffers and construction protection zones.
Nature-based drainage should complement, not replace, the protection of existing natural assets. Mature woodland and established ecological networks cannot be replicated quickly through replacement planting. Any unavoidable loss should be demonstrably minimised and subject to meaningful, measurable and long-term compensation only after avoidance and retention have been fully examined.
9. Heritage, Archaeology and Historic Landscape
Future development should recognise the relationship between the Citywest lands and the long-established villages of Saggart, Rathcoole, Newcastle and Brittas. The relevant heritage is not limited to individual protected structures. It includes archaeology, historic routes and field boundaries, mature landscape features, village approaches, views, streetscape character and the setting of heritage assets.
The final objective should require appropriate archaeological, architectural heritage and historic landscape assessment at masterplan and application stage. New development should be designed to integrate with, rather than visually or functionally overwhelm, the surrounding historic settlements.
10. Education, Water, Wastewater and Other Capacity
The education, water, wastewater and service-capacity concerns set out in SVRA’s original submission remain relied upon. The current safeguards do not expressly require confirmation that adequate primary and post-primary capacity, potable water, wastewater treatment and network capacity are available to support the scale and timing of development.
SVRA requests consultation with the Department of Education and Youth and Uisce Éireann, with written capacity confirmation and an infrastructure delivery schedule forming part of any masterplan or planning application. Where upgrades are required, occupation should be linked to their completion rather than merely to an intention to deliver them at a later date.
11. Requested Strengthening of the Proposed Material Alteration
SVRA respectfully requests that the Council retain CS8 SLO2 and add clear wording, or an associated additional Specific Local Objective, to secure the following:
1. No adoption of the proposed rezoning. This remains SVRA’s primary request.
2. If the rezoning proceeds, a comprehensive masterplan and Social Infrastructure Audit covering Citywest, Saggart, Rathcoole, Newcastle and Brittas before the first substantial residential application is determined.
3. Consultation with the Department of Education and Youth and confirmation of sufficient primary and post-primary capacity, or a binding programme for additional capacity, before relevant residential occupation.
4. Confirmation from Uisce Éireann and the relevant drainage authority that potable water, wastewater and surface-water infrastructure is available, with required upgrades completed in accordance with binding occupation triggers.
5. A phasing schedule linking defined numbers of occupied homes to the operational delivery of the community centre/sports hall, outdoor pitches, pavilion, local park, youth facilities, active travel connection and other essential infrastructure.
6. Explicit incorporation of the substance of the motion proposed by Cllr Francis Timmons and passed by the elected members but omitted from the published Material Alterations.
7. Public accessibility, long-term management and delivery arrangements for all community, sports and recreational facilities.
8. Early delivery of the Mill Road-Garter Lane active travel link, rather than leaving it to an undefined final phase.
9. Retention and protection of significant woodland, mature trees, hedgerows, ecological corridors, water features and heritage landscape features, supported by adequate buffers and construction protection measures.
10. Assessment and mitigation of cumulative environmental, transport and social-infrastructure effects across the wider western villages.
11. A requirement that no substantial occupation occur while critical drainage or other infrastructure remains dependent on incomplete or unsecured works in a later phase or adjoining development.
12. Protection of archaeology, historic village character, heritage settings, significant views and historic landscape features.
12. Conclusion
SVRA’s primary position remains that the proposed rezoning should not be adopted. The original submission established why the rezoning is premature and why the cumulative impacts on infrastructure, the environment and surrounding communities have not been satisfactorily resolved.
If the Council nevertheless proceeds, it has an opportunity and responsibility to ensure that the final Variation contains enforceable safeguards rather than broad aspirations. The Council’s own Capital Programme confirms that important infrastructure remains to be delivered. The recent drainage correspondence demonstrates what can happen when essential infrastructure is incomplete or dependent on another development. The principal landowner’s support for CS8 SLO2 confirms that these safeguards are compatible with the development process.
SVRA therefore asks the Council to retain and strengthen CS8 SLO2, incorporate the substance of the adopted Cllr Timmons motion, and make housing occupation conditional upon the timely delivery of the infrastructure, environmental protection and community facilities required by both existing and future residents.
Sources are identified in the relevant sections and appendices. SVRA’s original submission remains incorporated by reference.


Appendix 1
Relevant Extracts from the SDCC 3 Year Capital Programme 2025-2027
This appendix summarises the capital projects most directly relevant to the proposed Citywest rezoning. The projects are welcomed. Their significance is that they demonstrate recognised infrastructure needs and the importance of linking housing delivery to confirmed delivery dates and occupation triggers.
The Capital Programme contains important individual projects, but it does not demonstrate that the infrastructure needs generated by the proposed rezoning have already been met or that the projects will be delivered before housing occupation. It also does not provide an equivalent integrated investment and delivery framework across Saggart, Rathcoole, Newcastle and Brittas. The final Variation should therefore convert relevant commitments into enforceable phasing and capacity requirements.
	Project / commitment
	2025-2027 provision
	Programme location
	Relevance to MA5.1

	Citywest Community Centre
	€5.5 million
	Printed p.10; narrative pp.29-30
	Confirms a major community-infrastructure need. Most expenditure is in 2026, so a binding delivery phase is required.

	Citywest Youth Facility fit-out
	€0.5 million
	Printed p.10; narrative pp.29-30
	Confirms an identified youth-facility need but does not replace broader youth recreation provision.

	Rathcoole Pitches and Pavilion
	€1.0 million
	Printed p.9
	Supports the case for pitches and a pavilion, but should not replace site-related provision for added Citywest population.

	Citywest to Rathfarnham Cycle Scheme
	€2.5 million
	Printed p.7; narrative pp.15-16
	Does not set the delivery timing for the Mill Road-Garter Lane link. An early-phase trigger remains necessary.

	Newcastle, Rathcoole and Saggart Surface Water Drainage Scheme
	€2.52 million
	Printed p.8; narrative p.20
	Confirms strategic drainage needs. The 2024 study recommended improvement works.

	Newcastle Surface Water Scheme Phase 1
	€10.0 million
	Printed p.8; narrative p.20
	A separate Hazelhatch/Newcastle scheme; it does not resolve all drainage needs in Saggart, Rathcoole or Citywest.

	Transportation studies for Rathcoole and Newcastle
	Provision identified; no project-specific sum stated
	Printed p.17
	Shows transport planning remains at study stage and supports an updated cumulative transport assessment.


Page references are to the printed page numbers within the SDCC Capital Programme. 


Appendix 2
Existing Surface-Water Infrastructure: Taking-in-Charge Case Study
A2.1 SDCC correspondence
The SDCC letter dated 30 July 2026 states that the Council has been in discussions with a developer in relation to taking in charge nearby estates. It further states that taking in charge cannot progress because surface-water services are tied into a neighbouring development and the necessary connected drainage works remain incomplete.
The letter contains an apparent inconsistency in the estate names: it initially refers to Crosforge and Drury Mills, but later refers to Crosforge and Millrace. SVRA asks SDCC to clarify the intended estate names. This appendix relies on the document only for the general and clearly stated point that incomplete, interconnected surface-water works can prevent taking in charge.
A2.2 Planning relevance
Critical drainage infrastructure can remain unresolved after homes are occupied.
Residents may be affected by works or agreements involving a different development or developer.
The Council may have limited practical leverage once the infrastructure dependency has arisen.
A planning objective should therefore specify delivery outcomes and occupation triggers, not merely require assessment or future engagement.
A2.3 Requested safeguard for Citywest
The final Citywest objective should require that all necessary surface-water infrastructure, flood mitigation, outfalls, attenuation, nature-based drainage and connections are fully secured and operational in accordance with an approved phasing plan. No substantial residential occupation should occur where critical drainage depends on incomplete or unsecured works in a later phase or adjoining development.


SDCC letter dated 30 July 2026
[image: ]
Figure A2.1 - SDCC response regarding taking in charge and connected surface-water drainage works (Members Reps. ID 1930148).
Saggart Village Residents Association | Proposed Variation No. 2 - Citywest
1
image1.png
o /™ ™\  Comhairle Contae  South Dublin % +3531414 9000
b ‘ ' Atha Cliath Theas  County Council 2 info@sdublincoco.ie

02 sdccie

Councillor Shirley O'Hara
c/o South Dublin County Council
Tallaght
Dublin 24
30/07/2026
Your Ref:

Members Reps. ID: 1930148

Dear Councillor O'Hara,

| refer to representation received on 29/07/2026 in relation to Taking in
Charge of Roads.

Hi,

SDCC have been in discussions with the developer in relation to progressing
Taking In Charge of both the Crosforge and Drury Mills estates.

However, Crosforge and Millrace estates can not be taken in charge due to
the tie in of surface water services into neighbouring development Millrace.

SDCC will continue to try to persuade the developer of Millrace estate to
engage to complete the connected surface drainage works necessary to
allow for the Crosforge estate to be taken in charge.

Yours Sincerely,
John Joe Hegarty
Senior Engineer
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