Senior Executive Officer

Forward Planning Section

Land Use Planning and Transportation Department
South Dublin County Council

County Hall

Tallaght D24 A3XC

15 September 2021

Re: Submission in respect of the Draft South Dublin County Development Plan 2022-2028 relating
to lands at Kiltipper Road, Dublin 24

Dear Sir/Madam,

(1) introduction

This submission and associated observations are made on behalf of the Byrne Family, formerly
of Glenville House, Kiltipper Road who are the owners of lands shown in Green and identified by
the Numbers SA and 5B on the map below. The submission is made with the support of
adjoining landowners.

1-50CC
2 - Contorus Limited
3~ John Rohan LUtd {In liguidation)
[ S B 4 ~Glenville PEP Club
) 5A & FB - Byme Famlly
3 2 o 6 = Thomas Davis GAA Club
P ! 7 ~Ballymount Pn.mertlzs Ltd

3 4 - Byrnes / Glenville

8 - Standfard Weods Care Centre Ltd

The lands identified in Green {the “Subject Lands”) on the said map comprise approximately 21 acres
and have the following key characteristics:

- Zoned high amenity under the SDCC Development Plan 2016 to 2022



- The Subject Ltands enjoy a legal right of way over the lands marked in orange (numbered 6)
in the ownership of Thomas Davis GAA club and enabling full access to the Subject land via a
new road as provided for.

- The Subject Lands include over S00 metres of Riverbank lands along the River Dodder
extending from the main body of the holding via the rear of Glenville Pitch and Putt Club to
the Skin & Hide lands — taken together with the Skin and Hide Lands and lands in the
ownership of Contorus Limited and SDCC, the lands afford accessibility from the Old Bawn
Road & Bridge through to Kiltipper Woods Nursing Home and Kiltipper Park.

- The Subject Lands are traversed by an overhead electricity line below which any
development is restricted by wayleave.

- The Southern boundary of the site is comprised of the Rover Dodder in respect of which
planning would otherwise restricted for at least 30 metres.

- Finally, all necessary services are available to the site including potable water, foul and
surface water, as well as other utilities.

In the diagram above the Subject Lands have been divided into two parcels as follows:

- No 5A - comprising approximately 12.5 acres of Riverside land located to the South of the
overhead power lines (and wayleave), where relevant and approximately 40m from the
Rover Dodder otherwise. It is respectively submitted that this parcel of the Subject Lands is
currently underutilised and affords no community value but could provide significant value if
incorporated within an extended linear park along the Dodder incorporating a best in class
Greenway for the tast mile of the Dodder Greenway from the Old Bawn Road to Kiltipper
Park, and

- No 5B - comprising approximately 8.5 acres and marked with hashed lines in the above map
which are located to the north of parcel 5B and of the overhead power lines (and wayleave)
and which are more than 40 meters from the Rover Dodder. This parcel is also underutilised
affording no community value but could provide significant community value if rezoned for a
residential development which could be progressed immediately given that it has road
accessibility and all required services available.

The Subject Lands form a principal part of the lands totalling approximately 80 acres on the southern
boundary of the Tallaght neighbourhood area of South Dublin which are bounded by Kiltipper
Woods Nursing Home to the West, Kiltipper Road to the North, Old Bawn Road to the East and the
R114 to the South, and are collectively referred to as the “Extended Lands”)

Other significant landowners within the Extended Lands in the area include Thomas Davis GAA Club,
SDCC, Contorus Ltd, John Rohan Limited {in liquidation) and Glenville Pitch & Putt Club. This
submission is made with the explicit support of Standford Woods Care Centre Limited {owners of Ki
tipper Woods Nursing Home) and Ballymount Homes Limited {the owner of the residential
development currently ongoing on the land marked in blue (Number 7) on the above map.

The Extended Lands comprise a mix of neighbourhood centre lands at the Old Mill Pub, Sporting
amenity lands at Glenville and Thomas Davis, limited one off residential lands, recently built
residential on lands owned by Ballymount Properties Ltd and the Kiltipper Woods Nursing Home.
More than half of the Extended Lands comprise disused former agricultural and amenity lands and
brownfield former industrial lands at the now derelict Skin and Hide factory. These are overgrown,
including un-kept amenity lands largely along the River Dodder but they incorporate over 1.2
kilometres of River frontage, which flows through the Extended Lands and which is currently entirely
inaccessible to the public.






{ii) The introduction of a Special Local Objective for the Subject Lands as noted below, and
{iii) The re-instatement of the Tallaght South Link Road to ensure adherence to National
Transport Authority Requirements

{i) Rezoning

As noted above, Parcel 5B comprises approximately 8.5 acres of land currently zoned as high
amenity but which has immediate access to all services and direct road access from the Kiltipper
Road. Its rezoning as residential, could enable a mix of public and private housing to be developed
part of which could be earmarked for use by elderly, incorporating varying levels of care being
available in conjunction with Kiltipper Woods Nursing Home.

The recent Gavernment Report entitled “Housing for All” recognised the inherent benefit for
landowners from achieving enhanced zoning of lands by providing for a means through which the
uplift in value achieved from development and/or planning gains could be shared with the relevant
local authority and the community through a system of Land Value Sharing. Many of the
opportunities provided by the Subject Lands and the Extended Lands seek to substantially enhance
the Public Infrastructure in a Green and Sustainable way or otherwise extend community gain by
improving local community sporting facilities.

{ii) Special Local Objective

Taking account of the foregoing and in the alternative to a rezoning of part of the Subject Lands, we
respectively submit that a similar outcome may be achieved via a Special Local Objective (“SLO”) in
relation to the Subject Lands along the following lines:-

“To support residential development of the lands abounded by the Thomas Davis All Weather
Pitch, Glenville Pitch and Putt Course ond the River Dodder provided that:-

Development is restricted to lands to the north of the overhead power lines and no less
than 30m from the River Dodder;

Approved development to include units provided for older persons and supported living;
Development to be conditional on reaching agreement with the Local Authority through
which an appropriate percentage of any value increment consequent on the planning
approval accrues to either the Local Authority / Public Realm or to Local Sports Clubs
including inter alia by transferring land to the Lacal Authority to facilitate either the South
Tallaght Link Road or the lost mile of the Enhanced Dodder Greenway or otherwise, and /
or by providing for enhanced sporting facilities for Local Sports Clubs”

The SLO should apply principally to the lands identified with the number 5 in the above map but
could extend to adjoining lands to the extent warranted to ensure cohesive development of the
Subject Land and the Extended Lands.

iii) Re-instatement of South Tallaght Link Road






Appendix 1 - Enhanced Dodder Greenway

As noted in the body of this submission, the development plan process affords an opportunity to
re-evaluate the potential for the Subject Lands and or the Extended Lands and to ensure that
they are cohesively planned to meet multiple objectives.

With specific regard to enhancing the Dodder Greenway to ensure Best in Class outcomes, it is
suggested that the lands have the following potential at a minimum:

- The lands between the Old Bawn Bridge at the Old Mill and Kiltipper Park could be viewed as
the most appropriate Gateway from the built-up areas of Tallaght to the lower parts of the
Dublin Mountains. Their development could recognise this by supporting a landmark
transitional area or Flagship Gateway to the Dublin Mountain Region.

- The lands entail over 1.5 kilometres of riverbank along the River Dodder which could be
capitalised on to comprise a safer and more viable route for the Dodder Greenway than the
current proposal along the Kiltipper Road;

- The Greenway Route along the Kiltipper Road is completely unsuited as a3 Greenway as it
definitively cannot safely accommodate vehicular, cyclist and pedestrian traffic given the
narrowness of the road. In the alternative, a Greenway route along the banks of the Dodder
could enable separate off-road pedestrian and cycling routes through the Extended Land’s
whilst separately enable a widening of the Kiltipper Road to enhance its permeability and
enable Dublin Bus routes that are planned but not currently feasible on the Kiltipper Road to
progress. For example, the Busconnects strategy published in Q1 2021 contemplates a
doubling of buses on the Old Bawn Bridge including a new No. B5 bus serving
Ballycullen/Old Court via the Kiltipper Road. As the Kiltipper Road is currently only 5.5m
wide with a 1.5m pedestrian pathway on one side only, it is impossible to safely
accommodate bus traffic as planned today quite apart from under the increased constraints
associated with the currently planned Greenway Route. An integrated plan for the future
evolution of the Subject Lands and Extended Lands could alleviate these concerns.

- Notably, the Original Dodder Greenway Feasibility Study 2013 noted the following with
regard to that part of the proposed Greenway route between Old Bawn 8ridge and Kiltipper
Park:

“There are large tracts of privately-owned land abutting the river corridor. The
Greenway route should continue along the northern bank of the River as far as the
Kiltipper Woods Café. This will require land acquisition frem a small number of private
fandowners along Kiltipper Road”

- This report acknowledged that the recommended route for the Greenway in this area should
traverse private lands rather than along the Kiltipper Road. This is now possible and should
be evaluated by SDCC as part of the development plan process. The availability of an
alternative route without impacting on ecologically sensitive parts of the relevant lands is
supported by ecological reports that have already been prepared on behalf of SDCC. As
noted above, adopting the alternative route through the said lands between Old Bawn
Bridge and Kiltipper Park has the potential to truly serve as a Flagship Gateway Project
linking the City and the communities it serves on the one hand with the Dublin Mountain
Region and the reservoir and valleys at Glenasmole.



the following table;

The benefits of the Alternative Greenway Route via the Extended Lands are summarised in

Disadvantages of Kiltipper Road Route

Benefits of Alternative Greenway Route along Kiltipper Road

Advantages of Alternative Route

(1) The mimmum requirements for properly segregated
pedestrian, cychng and motorised traffic is

For much of K.nlhrpper Road the total width avaitable is 7 1m
{comprising existing 5.3m road and 1.8m footpath) - Hence
a segregated greenway simply isn't possible leaving the
existing proposal burdened with compromses

Road 6m {6 5m to accommodate buses)

2 way cycling 3Im o
Pedestrian path - 1.Bm

Total 10 8m

{1} An alternatove route via the Extended and or Subject
Lands enahles "FULL" segregation of pedestrian and cycling
traffic from motorised traffic along the entire of the route

_| - Road up to 6.5m
-2 wayyang dm +
- Pedestrain Path 2m +

~Total __-asmuch as s required
As a consequence, full segregation is possible without
requiring any COmpromises

As a consequence of the above, none of the 4 basic
requirements of a Greenway can be achieved

The alternative route ensures that all of the 4 key
requirements for a Greenway can be met

and non-motorsised traffic resulting in significantly
increased heath and safety concerns particully in the
context of the farge number of children that use the
Kiltipper Road to access local sports clubs

(2} There wauld be no substantive segregation of motorised i

{2) Full segregation would be achieved eliminating the
significant health and safety concerns with the existing
route

{3) The current route entails no matertal encouragement
towards healthy lifestyles

{3) The alternative route offers full encouragement for users
to adopt healthy ifestyles

{4) The current route doesn’t integrate the adjacent amenity
value of the River Dodder

{4) The alternative route fully integrates the adjacent

Jamenity value of the Rwer Dodder

(5} As a consequence of expected materially increased
traffic congestion, the current route compromises rather
than supports the social and economic development of the
local community

{5) The alternative route would serve as an attractive
"Gateway” to the Dublin Mountains from the built up areas
in Tallaght, and consequently integrates the Greenway with
local communities and businesses

(6) The 2013 Dodder Greenway Feasibility Study recognised
that the "ideal" route for the Greenway was along the
northern boundary of the Rover to Kiltipper Woods Café.
While Kiltipper Road was identified as a temporary route
pending agreement on the preferred route, at the time, the
abave mentioned compromised positions were not
identified

(6) The alernative route was identified as far back as 2013 as
the "Preferred Route” for the Greenway. This route can now
be made available negating the clear disadvantage of the
envisaged temporary solution

{7) The above issues have been further exacerbatred by the
September 2020 Busconnects confismation through the
National Transportation Authority that a new Route 85 isto
be introduced which will use Kiltipper Road. This further
compromises both the technical ability of the Kiltipper Road
to achieve the Greenway objectives and the health and
safety standards being applied at this part of the Greenway
Route.

(7} An alternative route via the Extended or Subject Lands
fully supports the National Transpart Authorities
Busconnects plans for the Kiltipper Road and enables it to
progress in a manner which minimises health and safety
concerns and eliminates the escalated health and safety
risks arising from targeting Busconnects and Greenway
objectives along an already compromised route,

The current plans for the Greenway envisage a shared cycling and motorist route along the Kiltipper
Road to the Kiltipper Woads Nursing Home and Café. This shared route has always been considered
as a temporary route. Recent commentary from SDCC executives noted the sub-optimal nature of
the shared motor and cycling route along Monastery Road in Clondalkin and related comments to




the effect that shared routes are “not ideal” and that SDCC “definitely would not fike to bring that
approach to new schemes” as “at all times SDCC wants to segregate cycling tracks from roads”. In
the case of the last mile of the Dodder Greenway an infinitely better solution is possible along the
Kiltipper Road part of the Greenway route, by embracing an alternative route for the Greenway
along the northern bank of the Dodder River which comprise a key element of the Subject Lands and
the Extended Lands.

The alternative Greenway proposal also affords significantly improved safe routes to schoo! for
children walking and cycling to school in the Tallaght neighbourhood in line with stated objectives in
this area.

Noting the submission made on 9 September by Contorus Limited clearly indicates that substantial
lands could be made available to SDCC to facilitate Riverside linear park and Greenway in
conjunction with the residential development of lands otherwise in the ownership of Contorus
Limited and that a similar outcome is plausible in connection with the Subject Lands, it is clear that
the preferred Dodder Greenway route is achievable and executable during the currency of the SDCC
Development Plan 2022 to 2028. We respectively submit that given that the only remaining lands
required to complete a Greenway across the entire area comprising the Extended Lands from Old
Bawn Bridge to Kiltipper Park (being the former Skin and Hide Facility) is in the ownership of a
company that is in liquidation, a wholistic solution to create a Best in Class Enhanced Dodder
Greenway is possible.






infrastructure must be viewed as an essential element of the need to deliver additional
residential development on the LAP lands. It seems likely that if provision for the South
Tallaght Link Road is not included in the SDCC Development plan that the plan will be
contrary to the NTA requirements and likely to be upheld as such by the planning regulator.

The re-instatement of the South Tallaght Link Road and associated bridge over the Dodder
also serves to materially reduce traffic on Old Bawn Bridge where bus traffic is set to more
than double under the bus-connects programme. It also enables the possible long term
extension of the Luas from Tallaght to Firhouse, Ballyculen, Ballinteer and UCD, which would
be consistent with recent County Counsel aspirations.

In summary, whereas the South Tallaght Link Road required to substantially enhance access
to the Ballycullen/Old Court LAP Area forms part of the NTA roads strategy for SDCC area but
was withdrawn from the SDCC Development plan 2016 to 2028, its reinstatement would:-

o Ensure that the SDCC Development Plan 2022 to 2028 is consistent with NTA
strategy;

o Afford significantly enhanced access to the Ballycullen Old Court LAP Area and thus
ensure the accelerated delivery of housing in that area;

o Enable such housing delivery with least adverse impact on traffic congestion the
area, and

o In addition, apart from just re-instating the plans of the road in the new
development plan, in conjunction with the rezoning and or SLO proposed above, the
lands required for the South Tallaght Link Road that form part of the Subject Lands
could be transferred to South Dublin County Counsel to facilitate the future
development of the said road.



Baliymount Properties Limited
34 Biltiam Street, Limevick, leetand

South Dublin County Counsc)

County Hall
Tallaght

Dubiin 24

14 Scptember 2021

Draft Development Plan 2022 to 2028

Submission

Dear Surx,

As owners of the land marked =77 on the attached map, we
herehy confinm owr support for the submistzon made by David
Kennedy propoding the introduction of a spectal local
objective in relation to the lands forming the Subject Lands in
the s submussion

Youry saincerely

Painck Kennody
hrects









