Ballyboden Joint Residents Group 


Position Paper – Billy Devoy’s Site

We believe that no development should take place on the Moore Formal Garden site whether that be, private or public. 

However we believe that the proposed development on the Billy Devoy site should proceed without delay but strictly on the following basis:

· The units proposed are for family units (4 or 5 person units) whereas we were told that the Residents of the Pearse Brothers Flats would be re-housed here. We understand that the units in the existing Flats are one bedroom units. SDCC Housing Policy matches family units with families, not family units with couples or single residents. Is it really the intention of the Housing Dept to re-house the Residents in the Flats on the Billy Devoy site? This needs to be clarified as we would deem it to be most cynical of the Housing Dept to use the Residents in the Flats in this way that is, give promises/expectations to Residents in the Flats that will never be kept!

· We would prefer that these units be reserved for the Residents in Pearse Brothers Flats if they wish and that they would have two bedroom units rather than the one bedroom units they have now. This would allow for residents to have guests visit or perhaps a carer to stay-over. We maintain that one bedroom units restrict future lifestyle changes - getting older or a study area etc. In any new development we have commented on, we have always resisted one bedroom units for the aforementioned reasons and this new development should be no different. 

· We understand that some of the Residents from the Flats have expressed a wish for one storey units. We believe that the development on the Billy Devoy site should be one storey i.e. the new Taylor's Lane Cottages. As you know Billy Devoy's cottage was the last cottage, of the old row, of the Taylor's Lane Cottages - regrettably demolished to make way for the Green Route. There is no reason why SDCC can not create a new row of Taylor's Lane Cottages with addresses 1 Tayor's Lane, 2 Taylor's Lane etc., this way Ballyboden would get the Taylor's Lane Cottages back.

· We believe that the proposed design is 'cheap and nasty' and that absolutely no thought has gone into the proposed design. It is as if these designs have been copied and pasted from some third rate software program. With Whitechurch Cottages on one side, the Carnegie Library with Boden Villas on the other side and Newbrook House (with its industrial heritage) across the road from this site - one has to ask, did the SDCC Architect visit the site because these units do not compliment or enhance the surrounding area?  Did the SDCC Architect not see Ballyboden Road Cottages, Willbrook Cottages or even the cottages in Templeroan? If he did visit the site is this the best SDCC can do? This site is on the Green Route a highly visible site and therefore the design should be distinctive for Ballyboden not the uniformed, unoriginal approach. There is an abundance of exciting design influences (Whitechurch cottages, Carnegie Library etc). This site must have a high quality bespoke design specifically for this highly visible site. 

· This development is supposed to make a positive contribution to the character of a village, a village that has an industrial heritage and it will be located on a main road i.e. Taylor's Lane where there are a number of protected structures: Newbrook House, Carnegie Library and Whitechurch Cottages. We believe that this development is a small development and that there is no reason why SDCC cannot create a small jewel of a development e.g. stone /brick cottages/mill cottages. What they have presented to date is a very lazy and dull development. All the protected structures on Taylor's Lane are on the opposite side of the road to this site. Boden Villas Cottages are not protected structures but they certainly do contribute to the character of the Village area. This sense of village character is reinforced by the newly built stone boundary walls. The Billy Devoy site is a corner site and will be the site of the only, newly built, residential development on this side of Taylor's Lane. It is a fantastic opportunity for SDCC to set the tone for what they want for Ballyboden - a unique character, a distinct sense of place, an oasis of character in a sea of urban sprawl! This is why it is so critical that SDCC pays a lot of attention to this site - it may be small but it has an important function for the development of the Village area.

· We are concerned that the private amenity space (front and back-gardens) are small in comparison to existing neighbouring units and this needs to be addressed. As these units are fronting onto a very busy road - the back garden becomes more important. We are dismayed at the proposed size of the back-gardens! This development appears to be more in favour of packing them in as opposed to the provision of good quality homes.

· We welcome the introduction that one of the units fronts onto the 'bollard area' and as part of any redesign we would want this element retained. 

· We want the 'bollard area' to be landscaped. We do have ideas for this area which would be in keeping with the Ballyboden Nature Corridor. These ideas have already been discussed with the SDCC Parks Dept.

· We do want stone wall boundary treatments but would prefer that the boundary walls not be as high as those stone walls currently being rebuilt for Boden Villas Cottages as we would want passive surveillance of the Moore Garden – our village garden.

· Unfortunately, the Housing Dept. has a very poor record in terms of maintenance - an obvious example is Taylor's Court. What was once described as a flagship has deteriorated despite residents concerns. The grass was cut just once this year and is really an indication of what is to be expected of the Housing Dept's motivation to maintain their properties which is precisely why we want a natural stone/brick row of cottages - low maintenance!

If the above issues are not addressed in a satisfactory manner then we will resist this development as we don't believe we should accept an inferior development for Ballyboden when we know that SDCC can do much better. We don't believe that the Residents in the Flats should settle for anything less than a high quality, superior design and purpose, built development. The Housing Dept needs to understand that the Billy Devoy site is not just about housing provision but also about setting the tone of the Village area. Our concern would be; that because of its size, that, it would not receive the attention it deserves and clearly the embryonic designs do not provide us with any confidence. 

As you know The Joint Residents Groups requested that the following line be incorporated into the SLO93 Final Document as a design influence:

Signifiers of the social and industrial heritage of Ballyboden should be incorporated into new development through the retention of physical remnants of the milling industry and through the introduction of architectural style, features, scale and choice of materials associated with industrial heritage. 
Unfortunately, despite an apparent positive reception to this single sentence by Councillors and Michael Kenny of the Planning Dept at a TRAC meeting it never appeared in the final document - clearly it just fell through the cracks like a lot of other matters.

We believe that SDCC has a fantastic opportunity to create a lasting impression on Taylor's Lane - we just hope that it will be a positive one and we will approach this development as we have all previous ones demanding a high standard for residents thus protecting and improving residential amenity as the zoning for this site obliges.

