MEETING OF DUN LAOGHAIRE RATHDOWN COUNTY COUNCIL

13 OCTOBER 2008

ITEM NO 15 

UPDATE ON SANDYFORD URBAN FRAMEWORK PLAN 
1. Background

In my report to the Council meeting on 11 February 2008 I advised the Council that establishing the quantum of development to be permitted in the Sandyford Business Estates area was critical to the preparation of an Urban Framework Plan for Sandyford. I also indicated that the Council would not be in a position to determine the appropriate quantum of development to be permitted until significant additional work was done in relation to infrastructure in particular in relation to foul drainage and transportation infrastructure. 

I advised the Council that because of the deficiencies that had been identified in the foul drainage system in the Sandyford/Stillorgan catchment area (which extends beyond the Sandyford Business Estates area) it would not be appropriate to grant permission for any further significant development in the area. The ‘moratorium’ on significant new development would remain in place until the foul drainage infrastructure requirements are determined and the Council is satisfied that the necessary measures to provide the required additional capacity can be implemented. 

I now wish to update Members on developments since February 2008.

2. Review of Current Planning Situation

The up to date planning situation in the Sandyford Business Estates area is summarised in the Table on the next page. While some progress has been made in completing and occupying developments under construction in November 2007 very little new development has commenced.

Since February 2008, An Board Pleneala has made 10 decisions on major applications in Sandyford Business Estates area. All applications have been refused permission with the exception of a modest development of 682 sq.mt. – which formed half of what was applied for. An Board Pleanala have cited significant constraints on the road network, deficiencies in the provision of public transport, inadequate provision of recreation/amenity facilities and existing deficiencies in the provision of water and foul drainage services as the reasons for refusal.

Sandyford Business Estates Area: Breakdown of Development at

November 2007 & October 2008


Commercial
Residential


m2
Units

Permitted Development which is
Nov. 2007
221,000
992

constructed and occupied
Oct. 2008
247,000
1,185

Permitted Development which is not

yet started, under construction or which is
Nov. 2007
237,000
2,620

completed and not occupied
Oct. 2008
196,000
2,451

Total Permitted Development
Nov. 2007
458,000
3,612

Oct. 2008
443,000
3,636

Development under Appeal to 
Nov 2007
108,000
651
An Bord Pleanala
Oct. 2008
136,000
864
Permitted Development not yet started
Oct. 2008
19,000
918

3. Transportation

The February 2008 report to the Council contained an update on the Sandyford LUTS study, which had been prepared by FABER MAUNSELL/AECOM. The updated projections for the Sandyford Business Estates area were based on a report titled “Assessment of Growth Potential” which was also prepared for the Council by FABER MAUNSELL/AECOM in January 2008. This report had two objectives as follow:

1. to identify what potential increase in traffic could be accommodated on an improved road network in the Sandyford Business Estates area and

2. to convert this level of increased traffic into an equivalent development quantum thus highlighting the residual development capacity within Sandyford. 

The ‘Assessment of Growth Potential’ report concluded that if all the identified transportation projects were provided, an additional quantum of development over and above that already built or given permission could be provided in the Sandyford Business Estates area. This additional quantum was deemed to be 100,000 sq.mt. of commercial space and 4,000 residential units. This equates roughly to an overall additional quantum of approx. 500,000 sq.mt. of new development. The proposed split between commercial and residential was deemed to be the optimum from a traffic movement perspective 

Eleven transportation projects were identified, which are required to support the proposed additional development quantum. Since February the Council has commenced planning work on all of these projects and a detailed listing of them, together with an update on progress to date is included in Appendix 1 attached to this report.

The Council is satisfied that all of the projects are technically feasible. The Council has discussed the projects with the NRA and we consider that their concerns in relation to potential traffic impacts and land use issues can be accommodated. The likely cost of the projects has been tentatively estimated at €160m. It is clear that there will be a serious funding issue to be resolved if all these planned projects are to be implemented. Levy schemes, such as the Council’s standard Section 48 Scheme will only provide about 25% of the required expenditure. A Section 49 Special Levy Scheme would be of limited benefit at this location, as it is not a green field development. Some mechanism will have to be devised whereby the implementation of development, in the context of a new Urban Framework Plan, will simultaneously deliver the recommended additional transport infrastructure.

In April 2008, the Sandyford Stakeholders Forum submitted a letter from FABER MAUNSELL/AECOM, which commented as follows on the conclusions reached in their ‘Assessment of Growth Potential’ report:

‘This work concluded that an additional quantum of development (4,000 residential units and 100,000 sq.mt. of commercial development) could be serviced if the transportation infrastructures proposed in the Sandyford Land Use and Transportation Study (LUTS) 2006 were provided and the various demand management policy measures were implemented. 

‘We would like to clarify that this quantum of development is neither definitive nor exhaustive, and should not be used as a limiting factor in determining the future development of Sandyford. The figures were derived from analysis carried out in respect of a very specific balance between living and working populations in the Sandyford area.’

In September 2008, the Sandyford Stakeholders Forum submitted a report to the Council, also prepared by FABER MAUNSELL/AECOM, indicating that 1,250,000 sq.mt. of development could be accommodated within the Sandyford Businesss Estates Area. It should be noted that this quantum is 750,000 sq.mt. more than that identified in the ‘Assessment of Growth Potential’ report. FABER MAUNSELL/AECOM have sought to justify this increased level of potential development on two grounds as follows:

1 Major new road projects, additional to those already identified, would be provided. These projects include three new grade separated junctions on the N11, a new Murphystown Link Rd and additional on/off slips to the M50. It is claimed that these projects would release an additional 400,000 sq.mt. of development and 

2 A significant increase in the use of public transport would improve the modal split thus releasing a further 350,000 sq.mt. of development quantum. The increase in public transport trips would be supported by various policy measures, a huge increase in bus services into the area and an upgraded LUAS line. Additional parking restrictions would also be introduced.

The Council has very significant concerns regarding the letter of 28 April 2008 and the new FABER MAUNSELL/AECOM report as follows:

1 Both the letter and the report appear to seriously undermine the validity of previous work FABER MAUNSELL/AECOM did for the Council and in particular they cast doubt on the conclusions in their January 2008 report.

2 Most of the additional road projects being proposed are considered totally unrealistic and cannot in the Council’s opinion be relied on. For example, the consent of the NRA would be required for the additional connectivity to the M50 and based on their current policy this consent is unlikely to be forthcoming. The NRA does not appear to have been approached in relation to these proposals. While there may be merit in a new Murphystown Road link the same cannot be said for the N11 proposals. Three grade-separated junctions on the N11 would be very expensive and the construction impact would be hugely disruptive to traffic in the entire south county area for a considerable period. In the very unlikely event that the Council were to pursue these projects there is no certainty that they be delivered successfully through the statutory consent processes 

3 The additional roads proposals have not been costed and it is not almost certain that they could not be funded. 

4 A significant amount of the additional development quantum (350,000 sq.mt.) is dependent on a significant switch to public transport and the introduction of policy measure to ensure this. The delivery of improved public transport services is not within the control of the Council. For example, the Council cannot deliver an upgraded LUAS line. 

For the reasons outlined above the Council cannot accept the suggestion that 1,250,000 sq.mt. of new development can be accommodated within the Sandyford Business Estates area. 

In view of the fact that the previous transportation planning report undertaken by FABER MAUNSELL/AECOM for the Council has now been undermined and the firm has refused to withdraw their letter of 28 April 2008 the Council has concluded that it would not be appropriate to place undue reliance on the work of this firm. 

The Council has commissioned an independent peer review of the transportation planning work done to date, which will be conducted by Mott McDonald. This review will be completed by the end of the year. It will examine the transportation projects proposed by FABER MAUNSELL/AECOM in their January 2008 report and consider the quantum of additional development that might be permitted assuming these projects are implemented. It will also consider if there is any scope for any increase on the additional quantum of development to be permitted (100,000 sq.mt. of commercial development and 4,000 residential units). Finally, it will examine the optimum balance between new commercial and residential development.

Work will continue on the development and analysis of all the transportation projects identified in both the LUTS report and the subsequent ‘Assessment of Growth Potential’ report. The delivery of these projects requires significant funding and various mechanisms for obtaining these funds will be explored.

4. Sandyford/Stillorgan Foul Drainage Study 

Good progress has been made to date on finding a solution to the predicted foul drainage flooding in the Sandyford/Stillorgan catchment area. Modelling of the drainage network has been ongoing utilising existing verified flows and anticipated flows from the quantum of development that has been granted planning permission. The Planning Department has provided several possible future development scenarios for the area and the development scenario generating the highest foul drainage flow has been included in the modelling.

Flow and rainfall monitoring in the study area has identified large volumes of rainwater entering the foul pipe network in areas where the system is designed as a separate system (i.e. where there is a separate network of foul and storm water pipes). In order to quantify the extent of ‘misconnected’ flows the Council’s Drainage Inspectors carried out a survey in the Sandyford Village area and identified large areas of roofs/hard surfacing which direct rainwater un-attenuated into the foul drainage network. The results of this survey have also been fed back into the network modelling.

Several meetings were held with a Consultant appointed by the Sandyford Stakeholders Forum and regular progress updates were provided to them. An offer of assistance in carrying out a misconnection survey in the Sandyford Business Estate area was accepted by the Council in July and the results, when received, will inform the process.

Various model exercises were carried out on the many route options for new/upgraded foul pipes always being mindful of the need to limit the impact of any civil engineering work, where possible, on private property, areas of traffic congestion, busy junctions and recently completed QBC.s.

To date the modelling has shown that a significant amount of new and upgraded foul and combined sewer infrastructure will be required in the area. The total combined new/upgraded pipe work length required in the sub-catchment is likely to be the order of 7km and pipe sizes will likely range from 375mm to 2,100mm. In addition to new/upgraded foul pipes additional detailed misconnection surveys will be required, particularly in the Sandyford Business Estates area, followed by a comprehensive programme of storm water separation from the foul network.

Final model sensitivity checks are currently being carried out and it is anticipated that a report, with practicable solutions, (as indicated above) to the predicted flooding, will be available early November.

5. Conclusions

The main conclusions are as follows:

· The Council is not and will not be in a position to complete a draft Sandyford Urban Framework Plan (SUFP) until the carrying capacity of various infrastructure serving the area has been determined, which in turn will influence the quantum of development to be permitted by way of the SUFP in the area. This in turn will depend, in particular, on identifying how and to what extent predicted foul drainage and transportation infrastructure deficiencies can be addressed.

· Very significant progress has been made, since February 2008, in relation to foul drainage infrastructure. I am advised that when the Council’s consultants present their report in November the Council will have a set of practicable and affordable measures to address the predicted deficiency in foul drainage infrastructure. Subject to receiving a report on this basis I am confident that the Council will be in a position to lift the moratorium on new development in the part Sandyford/Stillorgan foul drainage catchment area, which is outside the Sandyford Business Estates area.

· The moratorium on new development in the Sandyford Business Estates area must remain in place at least until the Council has had an opportunity to consider the transportation review currently being prepared by Mott McDonald. Assuming this report provides a satisfactory basis for establishing the capacity of existing and proposed transport infrastructure I intend to organise a Workshop for Councillors to decide on key issues relevant to finalising the draft Sandyford Urban Framework Plan including determining the quantum of development to be permitted.  The draft Plan will then be put out on public consultation.

· Finally, I am aware that there is at least one major social infrastructure project that could potentially be lost (or delayed) to Sandyford and the county as a consequence of the continued operation of the moratorium. Subject to the approval of the Council and assuming the foul drainage constraint is dealt with in November I intend to consider if it would be appropriate to facilitate the submission of planning applications in respect of major social infrastructure projects in the Sandyford Business Estates area in advance of the adoption of the Sandyford Urban Framework Plan and the basis on which this might be done. For example, the Council might require that the particular project is consistent with an agreed Master Plan for the landholding, that any adverse peak period traffic impacts associated with the proposed development are minimal and that the project will result in the delivery of required transport infrastructure. 

Owen P Keegan

County Manager

Appendix1

Transportation Proposals for the Sandyford Area

October 2008

The Sandyford Land Use and Transportation Study (Draft Final Report) dated December 2006 developed a Roads Strategy that proposed a number of key road improvements to facilitate the expected traffic growth that will result from the proposed developments in the area. The development of the Roads Strategy involved the testing of a number of alternatives using a SATURN model to establish the extent of the demand and the ability to address and relieve existing or future pressures on the road network. The testing effectively short-listed the proposals that are required to facilitate the growth in the Sandyford area over the coming years. The key proposals of the LUTS Road Strategy and subsequent Assessment of Growth Potential report are listed below.

1. The Sandyford to Drummartin Link Road 
This scheme provides a connection from the Drummartin Link Road at the Kilmacud LUAS station to Blackthorn Avenue in the Sandyford Business Park.  This scheme will provide an additional access and egress route to the Sandyford Business Park and also some relief to congestion at the Blackthorn Drive / Drummartin Link Road Junction.

Update:

· Tenders for the construction contract were received on 15th August 2008 and opened on the 18th August 2008. 

· Confirmation of the Compulsory Purchase Order for the scheme was published on 26th August 2008. 

It is currently expected that construction on site will commence during October 20

2. M50 Junction 13 diverge ramp access onto Heather Road. 

This scheme will provide an additional access route into the Sandyford Business Park from the M50 and provide relief to congestion at the ESB and Leopardstown Roundabouts. 

Update:
· J.B.Barry & Partners were commissioned to undertake a Geometrical Feasibility Study of this scheme. 

· The resultant report concluded that a viable and safe geometrical solution exists for delivery of the proposed access onto Heather Road.

· This report was issued to the National Roads Authority for comment and acceptance on 28th August 2008. 

· Preliminary comments from the NRA require that a Transport Assessment and traffic modelling is carried out and that the provision of the additional diverge should be in tandem with irrevocable assurances regarding accesses for future developments on Heather Road (e.g., a Protected Road Scheme for Heather Road with the effect of limiting and restricting accesses that might cause blocking back).

3. Relocated access route to South County Business Park, Leopardstown Racecourse, Leopardstown Park Hospital and Link Road to Central Park. 

This scheme is critical to the proposed reconfiguration of the Leopardstown Roundabout to a four arm signalised junction as it will enable the removal of the fifth arm from the existing Leopardtown Roundabout.

Update:

· Fee Proposals were received on 14th August 2008, from 7 of the 8no. firms of Consulting Engineers participating in the current framework agreement, for a Feasibility Study and Preliminary Design. An assessment board convened on 8th September 2008 to evaluate the submissions. It is proposed to immediately appoint the most economically advantageous tenderer.

Preliminary meetings have been held with the NRA, the RPA & affected landowners.

4. Bracken Road extension to the Drummartin Link Road. 

A link road connecting Bracken Road to the Drummartin Link Road would provide an additional and alternative left out route for traffic exiting from the Sandyford Industrial Estate and Business Park. This additional and alternative route would provide some relief to the traffic congestion at the existing neighbouring junctions.

Update:

· The preliminary design of this scheme has commenced. 

· Preliminary comments from the NRA require that a Transport Assessment and traffic modelling be carried out

5. Slip road from N31 Leopardstown Road onto the Southbound M50. 

A new slip road from the Leopardstown Road to the M50 southbound carriageway would provide an additional and alternative route for traffic wishing to exit from Central Park and the Sandyford Industrial Estate and Business Park and travel southbound on the M50. Currently traffic wishing to exit onto the southbound M50 from the Leopardstown Road has to negotiate through both the Leopardstown Interchange and the Sandyford interchange. Traffic following this current route contributes to the congestion at both of these interchanges. Therefore the proposed slip road, which provides a more direct route onto the southbound M50, would deliver some relief to this traffic congestion on Sandyford Interchange by providing an alternative route to/from the M50 south.

Update:

· Fee proposals have been invited from selected firms of Consultant Engineers to undertake a Feasibility Study and Preliminary Design of this scheme. It is proposed to appoint the Consultant and commence Feasibility/Design work shortly.

· Preliminary comments from the NRA require that a Transport Assessment and traffic modelling be carried out.

6. Burton Hall Road extension to Leopardstown Road

This scheme will provide an alternative and additional access and egress route to the Sandyford Business Park form the Leopardstown Road. It will provide for the turning movements that will be restricted as part of the reconfiguration of the Leopardstown Roundabout into a four arm signalised junction and will deliver an overall reduction to the current traffic congestion.

Update:

· It is presently anticipated that this scheme will progress in tandem with and be supported by any proposed development of this area.

7. ESB Link Road providing a connection between the ESB roundabout and Blackthorn Road.

It is proposed to develop a new Link Road from the ESB roundabout on Leopardstown Road to the Business Estate at Blackthorn Road. The purpose of this link would be to provide an additional bus only access route into the Business Estate and an additional outlet route for all vehicles. 

Update:

· It is presently anticipated that this scheme will progress in tandem with and be supported by any proposed development of this area.

· Preliminary comments from the NRA require that a Transport Assessment and traffic modelling be carried out.

8. Leopardstown Roundabout Reconfiguration

One of the key proposals of the LUTS Road Strategy is the reconfiguration of the Leopardstown Roundabout. It is suggested that the most appropriate solution is to close the current access to the South County Business Park thereby enabling the reconfiguration of the existing roundabout into a four-arm signal controlled junction. Some restriction of the turning movements at the reconfigured junction is also envisaged, however these turning movements will be accommodated at the Burton Hall Road extension to Leopardstown Road described in item 6 above.

Update

· The implementation of this scheme is dependent on the delivery and completion of Phase 1 of Entrance to IDA Business Park & Leopardstown Racecourse and Link Road to Central Park as in item 3 above.

9. Junction Upgrade at Blackthorn Drive / Drummartin Link Road (Beacon Court)

Developed as part of the M50, the Drummartin Link Road provides a main access route to/from the M50, but also a key access point into the Sandyford Business Park. During the design of this road and its junction with Blackthorn Drive, the increase in development density within the Business Park was not envisaged, and this junction is now insufficient in providing this dual role. Currently during the AM Peak almost 4000 vehicles pass through the junction leading to long queues. The Sandyford Land Use and Transportation Study (LUTS) therefore recommends some segregation of these two functions of this junction. It further recommends that this junction is upgraded to provide a grade-separated underpass along the Drummartin Link Road such that local traffic to/from Goatstown and Dundrum will not oppose traffic to/from Sandyford. It is expected that this can be achieved within the existing confines of the junction. Construction of this grade separated interchange would allow traffic to/from the M50 to continue unimpeded through the junction and would have a significant impact in reducing delays through this junction.

Update:

· A brief requesting the submission of Fee Proposals for a Feasibility Study and Preliminary Design of this scheme has been drafted and will shortly be issued to the 8no. Consultant Engineering firms participating in the current framework agreement. 

10. Pedestrian Bridge (M50)

This proposed bridge will provide pedestrian and cycle connectivity between the Leopardstown Road south of the M50 to the Sandyford Business Park area (Heather Road) and Leopardstown Road to the north of the M50. It is proposed to progress this scheme with the proposed M50 Junction 13 diverge ramp access to Heather Road as referred to in item 2 above.

Update:

· It is proposed to progress the preliminary design of this scheme with the proposed M50 Junction 13 diverge ramp access to Heather Road as referred to in item 2 above.

11. Quality Bus Corridors

The provision of bus priority routes in the Sandyford area including the orbital route of the Sandyford Business Estate is being progressed jointly by the Quality Bus Network Project Office and Dun Laoghaire Rathdown County Council.

Update:

· The preliminary design of the Sandyford Business Estate orbital route is currently being progressed by the Quality Bus Network Project Office in consultation with Dun Laoghaire Rathdown County Council.

OVERALL TOTAL ESTIMATED COSTS (excluding VAT)

	
	
	Design & Supervision
	Land Acquisition
	Construction
	TOTAL

	
	
	€
	€
	€
	€

	1
	Sandyford to Drummartin Link Road
	494,675
	7,000,000
	5,500,000
	12,994,675

	2
	M50 Junction 13 diverge ramp access to Heather Road
	269,822
	7,000,000
	3,000,000
	10,269,822

	3
	Entrance to IDA Business Park & Leopardstown Racecourse and Link Road to Central Park
	629,586
	7,000,000
	7,000,000
	14,629,586

	4
	Bracken Road to Drummartin Link Road
	359,763
	2,000,000
	4,000,000
	6,359,763

	5
	Slip from N31 Leopardstown Road to M50 Southbound
	179,882
	1,500,000
	2,000,000
	3,679,882

	6
	Burton Hall Road extension
	359,764
	2,000,000
	4,000,000
	6,359,764

	7
	ESB Link Road
	899,408
	20,000,000
	10,000,000
	30,899,408

	8
	Leopardstown Road Junction
	269,822
	0
	3,000,000
	3,269,822

	9
	Grade Separated Junction at Blackthorn Drive / Drummartin Link Road
	2,248,521
	0
	25,000,000
	27,248,521

	10
	Pedestrian Bridge (M50)
	539,645
	3,000,000
	6,000,000
	9,539,645

	11
	QBCs
	1,349,112
	0
	15,000,000
	16,349,112

	
	
	7,600,000
	49,500,000
	84,500,000
	141,600,000


TOTAL (including VAT at 13.5%) = € 160,716,000

