MEETING OF DUN LAOGHAIRE RATHDOWN COUNTY COUNCIL

11 FEBRUARY 2008 

ITEM NO 8

UPDATE ON SANDYFORD URBAN FRAMEWORK PLAN (SUFP)
On 5 October 2007 I sent a Briefing Note to Councillors entitled ‘Sandyford Urban Framework Plan and Development Control Policy in the Sandyford Area’. I indicated that various Council Departments were assessing the report prepared by Urban Initiatives and considering the appropriate quantum of development for the Sandyford area having regard to real infrastructure constraints, the capacity to address these constraints and the likely costs involved. Particular attention was being paid to the areas of transport infrastructure, water and drainage services, social infrastructure (incl. educational facilities) and recreation/amenity facilities. I also indicated in my report that given the uncertainty about infrastructure capacity and the appropriate quantum of development that should be permitted in the area I considered that it was unlikely that any permissions would be granted by the Council for major new developments in the Sandyford area in the short term.

The Council at its meeting on Monday 12 November, 2007 passed the following motion:

‘That this Council pending the completion of LAP requires the Manager under Section 140 of the Local Government Act to bring to Council by the February 2008 Council meeting an Urban Framework Plan that forms the basis for development control for Sandyford Industrial Estate and Stillorgan Business Park. This Plan is to be subject to full public consultation and following consultation to form the basis of a Variation of the County Development Plan 2004 - 2010 in order to give said plan a statutory footing.’

I regret that it has not been possible to meet the terms of this motion. However, significant work has been undertaken since October 2007 on the preparation of a draft Sandyford Urban Framework Plan. This work is set out in a series of Working Papers, copies of which are available. The various Working Papers are summarised below:

SUFP Working Paper No 1: Review of the Current Planning Situation

This paper contains a review of the current planning situation in the Sandyford Business Estates area (which is defined as the area covered by Sandyford Industrial Estate, Stillorgan Industrial Estate, Central Park and South County Business Park) as of November 2007. It is based on research on planning applications since 1998 (when the current redevelopment of the area commenced.) The paper sets out the extent of the total Sandyford Business Estates area and of the area in respect of which planning permissions for development/redevelopment have been granted. Information is given on each major development granted planning permission broken down between development that is finished and occupied, that is under construction above ground floor, that is under construction at foundation level, that is finished and unoccupied and that has not yet started. The paper also gives information on the location of new development, on the breakdown of development between residential and commercial and on the height in terms of the number of floors. 

The quantum of development in the Sandyford Business Estates area that has either been permitted or is currently under appeal is set out in the table below:

Sandyford Business Estates Area: Total Quantum of Development either Permitted or Under Appeal


Commercial
Residential


m2
Units

Permitted Development which is either under

construction, constructed, completed or occupied*
215,000
700

Permitted Development not yet started*
243,000
2,900
Total Permitted Development
458,000
3,600

Development under Appeal to An Bord Pleanala
107,000
651
Total Development Permitted/Under Appeal
565,000
4,251

*As of November 2007
SUFP Working Paper No 2: Revised Transportation Assessment

In June 2007 the Sandyford Land Use and Transportation Study, which had been prepared by Faber Maunsell in late 2006, was published following a period of public consultation. The Study proposed a series of transportation initiatives to facilitate development in the Sandyford Business Estates area over the period to 2016 including new road links and improved public transport services. 

As a significant portion of the quantum of development envisaged in the LUTS study has now been granted or is under appeal and the actual breakdown of development between commercial and residential is different from what was assumed in LUTS it was considered appropriate to review the LUTS study, to take account of the changed pattern of development to date and to assess the capacity of the area to facilitate further development. Faber Maunsell were asked to undertake this assessment and to make recommendations for possible additional transportation interventions that would be required to facilitate additional development. In particular Faber Maunsell were requested to do the following: 

· to review the previous traffic models, which were initially developed in 2005 prior to the completion of the M50 and construction of the Luas. Although the impacts of these schemes were estimated in the previous models, the updated models will better reflect the actual impacts of such infrastructure,

· to prepare a future year traffic model, which will take account of all development within the Sandyford Business Estates area that has either been granted permission or is under appeal. This future year scenario also includes the proposed road and public transport infrastructure proposed in the Sandyford LUTS,

· to identify future constraints in the road network, and to identify additional road links, junction improvements and turning restrictions that can relieve such congestion,

· to identify the residual capacity within the local network, and to identify the potential increase in traffic levels that can be achieved before the residual capacity is fully utilised and

· to convert this increase in traffic activity to an equivalent development level, thereby identifying the residual development capacity within the Sandyford Business Estates area, based solely on transport consideration. 

The key conclusions that emerge from the Faber Maunsell assessment are as follows: 

· The Sandyford Business Estates area remains under considerable traffic pressures during the AM Peak and PM Peak periods. The rapid pace of recent growth, combined with the limited number of road access points into the area focuses congestion and delay on a small number of existing junctions,

· The Sandyford Land Use and Transportation Study has planned for an increase in the working and living population within the area from 20,000 in 2006 to 40,000 in 2010. This growth will be supported by a number of additional elements of road and public transport infrastructure, including:

· Sandyford Link Road,

· Drummartin Link Road Grade Separation,

· Signalisation of Leopardstown Roundabout,

· South County Business Park – Central Park Link,

· QBC from Sandyford to Blackrock and

· QBC from Sandyford to Tallaght

· The provision of a set of additional link roads from the M50 to Blackthorn Road, and from Bracken Road to the Drummartin Link Road have been identified as providing further relief to existing junctions, in particular the junction of Blackthorn Drive/Blackthorn Road. A number of other minor junction improvements have been identified which will relieve future traffic pressures,

· With these additional road improvements, spare capacity is released during the AM Peak Period, although there remains limited spare capacity on the road network during the PM Peak Period,

· Examining the AM Peak Period, there is potential for an additional 100,000 m2 of commercial development. The construction of the Bracken Road link relieves a significant bottleneck during the PM peak, and would potentially allow this 100,000 m2 of commercial development to be accommodated during that period;

The assessment noted that residential development generates a traffic flow pattern that is opposite to employment related trips. As such, there is potential for the development of additional residential development within the Sandyford Business Estates area. The assessment suggests that an increase in the local population of some 10,000 persons could be accommodated. Such an increase would provide a more balanced population/employment mix in the area. Furthermore, such an increase in population would increase the potential for walk-in trips to local employment, thereby marginally reducing employment trips. 

The assessment also concluded that the provision of a further enhancement to the Public Transport Strategy could achieve a further reduction of about 15% in the level of car trips.  This could release capacity for a further 3,000 to 5,000 jobs in the study area.

In summary, the assessment suggests that with a series of new transport investment measures there is potential for total development in the Sandyford Business Estates Area of about 846,000m2 of commercial development and 7,600 residential units. A comparison between the previous LUTS quantum and the revised quantum of development is set out in the table below:

Sandyford Business Estates Area: Comparison between Total Quantum of Potential Development LUTS Study and Revised Estimate


Commercial
Residential


m2
Units

Previous LUTS Potential Development Quantum
746,000
3,600

Revised LUTS Potential Development Quantum
846,000
7,600

The Council is currently assessing the feasibility of delivering these measures and the likely costs involved. It is also examining the potential to reduce the peak period traffic associated with different types of development.

SUFP Working Paper No 3: Review of Water Supply in the Sandyford Urban Framework Plan Area

This paper examines the water supply position in the Sandyford Business Estates area. The water capacity throughout the Woodtown/Sanyford supply area, including the Sandyford Urban Framework Plan (SUFP) area, is currently beyond normal design parameters with a consequent reduction in security of supply. This has arisen due to delays in delivery of the Sandyford High Level Scheme. There are some amelioration measures, which can reduce the risk but satisfactory supply security must await commissioning of the new scheme.

Augmentation of the Sandyford reservoir supply area from the new High Level Scheme will provide sufficient storage to supply all permitted and appealed development in the SUFP area. Provision has been made in the Sandyford High Level Scheme for reservoir capacity to secure some dense development parcels beyond assigned capacity within the Scheme’s supply area.

Significant enlargement of watermains linking reservoirs and supply zones, including a motorway crossing, are planned to facilitate permitted development levels in the SUFP area. While it is probable that standard development levies will be adequate to fund these alterations, further investigation is required to determine cost and required programme.

While reservoir capacity is sufficient to permit considerable additional development in the SUFP area, other supply considerations may prove limiting incl. regional water availability in the medium term and the need to reserve discretionary capacity for other areas in the Sandyford High Level Scheme in the longer term. The Paper notes that alteration of the development mix towards residential would increase water demand for similar plot ratios.

Finally, the paper states that the overall water supply situation in the Dublin region is critical and will become more so in the short term. Water shortages and a curtailment of development will be unavoidable unless a major new water source is in place for the Greater Dublin region by 2016. This report, and evaluation of water supply capability in any part of the county, is predicated on timely delivery of that new source.

SUFP Working Paper No 4: Briefing Note on Surface Water Drainage in the Sandyford Industrial Estate Environs

This Paper examines the capacity of the surface water drainage system to accommodate additional development in the Sandyford Business Estates Area. The Greater Dublin Strategic Drainage Study (GDSDS) - a strategic study of foul and surface water drainage in the Greater Dublin Area - was carried out between 2001 and 2005 with the final reports received in September 2006. The Study predicted flooding downstream of Sandyford of both the Carysfort Maretimo stream and the Deansgrange stream. Improvement measures are already planned to deal with this and are due to start in 2008. 

The Paper states that surface water drainage is not a constraining factor on future development in the Sandyford Business Estates area. However, given the findings in the GDSDS, it is recommended that SuDS (Sustainable Drainage Measures) be fully implemented on all development sites in the area through a range of measures including green roofs, permeable paving, etc., that limits be placed on storm water runoff rates and that the preparation of independent Storm Water audits be required in respect of all major new developments. 
SUFP Working Paper No 5: Foul Water Drainage in the Sandyford Industrial Estate Environs

This Paper examines the capacity of the foul water drainage system in the area. The GDSDS identified various deficiencies in the catchment covering the Sandyford/Stillorgan environs. Given the strategic nature of the GDSDS findings and the unprecedented quantum of development currently taking place in the area the Council decided to commission a more detailed sub-catchment study in December 2006. 

The early findings of the sub-catchment study have identified significant lengths of foul sewer pipe of inadequate capacity between the Sandyford/Stillorgan catchment area and the West Pier pumping station. These pipes will need to be upgraded. The Council is proceeding to plan the necessary upgrade work. The Study has also recommended the construction of foul water storage facilities at different locations in the catchment area with a possible new overflow to the surface water system during significant rainfall events. 

The Paper notes that the recommendation for a storage tank (or tanks) in the study area with a possible overflow to a surface water system will require to be studied in detail, as there are likely to be very significant constrains associated with this recommendation, including environmental issues, licensing by the EPA, public acceptability issues and maintenance issues. 

The paper recommends that no further significant development (in excess of 2 residential units, or equivalent commercial loading) should be permitted in the sub-catchment area until foul drainage infrastructure requirements are clarified and the Council is satisfied that the required infrastructure can be put in place or alternative means are identified to limit flow downstream into the West Pier foul/combined sewer system. 

Conclusions

It is clear from the Working Papers that the Council is not and will not be in a position to determine the appropriate quantum of development to be permitted in the Sandyford Business Estates area until significant additional work is done in relation to foul drainage infrastructure, water supply and transportation infrastructure. Establishing the quantum of development to be permitted is critical to the preparation of an Urban Framework Plan for Sandyford. Work is continuing in relation to these infrastructure services and on other aspects of the Plan.

In my report of 5 October 2007 I indicated that given the uncertainty about infrastructure capacity and the appropriate quantum of development that should be permitted I considered that it was unlikely that any permissions would be granted by the Council for major new developments in the Sandyford area in the short term. The recent work undertaken by the Council has identified major deficiencies in the foul drainage system in the Sandyford/Stillorgan catchment area (which extends beyond the Sandyford Business Estates area). Given these deficiencies I have to advise the Council that it is considered it would not be appropriate to grant permission for any further significant development in the area (i.e. in excess of 2 residential units, or equivalent commercial loading) until the foul drainage infrastructure requirements are determined and the Council is satisfied that the required measures can be implemented. 

I will keep Members advised of progress.

Owen P Keegan

County Manager

11 February 2008

