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4/9/07,

Observation

Statement of observation under the Part 8 Consultation Process in relation to a housing project on Taylor’s Lane, Rathfarnham described as: “Taylor’s Lane Infill Housing, Rathfarnham, Dublin 16”. 
This submission is being made in the name of the "Ballyboden & District Group of Residents Associations". The Ballyboden & District Group of Residents Associations is made up of the following Residents Associations:
Boden Park Residents Association, Glendoher & District Residents Association, Palmer Park & Pearse Park Residents Association, Kingston Court Residents, Moyville Lawn Residents Association, Brookwood Residents Association, Ballyboden Road Cottages Residents Association, Boden Villas Residents Association, Willbrook & Willbrook Downs Residents Association, Priory Residents Association, Willbrook Lawn Residents Association, Scholarstown Road & Stocking Lane Residents Association, Moyville Residents Association.
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1
Introduction
My clients, the Ballyboden & District Group of Residents Associations, wish to object to the proposed infill housing project of nine houses on Taylor’s Lane. This objection is submitted as part of the Part 8 Consultation Process for development carried out by a local authority.  
The project contains two separate sites, one to the south of Taylor’s Lane (referred to as ‘five units on lands at Kingston Court’) and one to the north (referred to as ‘four units on lands at junction of Taylor’s Lane and Glendoher Drive’). My clients’ concerns are set out in sections 2-5 of this submission. An overall summary is provided in section 6. 
Kingston Court is a small private housing development of two storey houses set back from Taylor’s Lane by an area of public open space. This area is adjoined to the west by the Palmer Park entrance road and to the east by the Newbrook House protected structure. Originally, planning permission was granted in 1978 for 12 terraced townhouses (pl. ref. RA18). However only 5 units were constructed and the development was not completed. 

The area of land between Taylor’s Lane and the Kingston Court housing development is in use as public open space. South Dublin County Council Parks Department have confirmed that they maintain this public open space as open space. It is understood that this area had been taken over under the Derelict Sites Act and that since then the Council has maintained it as open space - maintaining the grass and hedgerow. It is also understood that in the 1990s, a water main (wayleave) was installed by the Local Authority where the foundations of the seven unfinished houses had previously been located which resulted in the situation that the development for which planning permission was originally granted, could no longer be implemented. 
In preparing this submission, regard was given to the provisions of the County Development Plan, in particular the policies for infill development (section 12.2.5) and to the Ballyboden Village Plan
. 

2
 Impact on Protected Structure
The proposed townhouses are located in front of the building line of Newbrook House which is immediately adjoining to the east. Newbrook House is a protected structure. The rear of the houses and rear gardens would face the area to the front of the protected structure and the boundary wall of the protected structure would in fact become the rear garden boundary of the proposed houses. An existing gate feature in this boundary wall would be obscured from public view. 
This would be an inappropriate form of development immediately adjacent to the protected structure. It would detract from the setting of the protected structure by blocking the views from Taylor’s Lane as one approaches the protected structure travelling eastwards. It would also detract from the setting of the protected structure when standing in front of Newbrook House, as the views of the open area would be combined with views of rear gardens, shed structures, and rear bedroom windows of the proposed houses. 
3
Loss of Public Open Space
The site is currently in use as an area of public open space. While it is acknowledged that part of this open space will be retained in the proposed development, it is submitted that the amenity value will be much reduced while, arguably, it also conflicts with the condition attached to the existing planning permission for the Kingston Court Development. 

Part of the site was contained as public open space as part of the original planning permission for the Kingston Court development. The proposed footprint of the terrace of houses is situated on this area of public open space. The remaining area of open space consists of a green space that accommodates a wayleave. Contrary to what is stated by the Architectural Services Department, the local residents understand that the area has been maintained by the County Council and the description of this part of the site as ‘un-maintained left over space’ appears to be incorrect. It is suggested that this area should not be used in the calculation of open space for the proposed development because it is incapable of proper landscaping as it cannot be planted. As the published documents relating to this Part 8 Public Consultation also acknowledge that this reduced open space cannot be planted, therefore it would appear that the use of this area as a public open space area would not be acceptable by the Council’s own planning standards.
Local residents groups and associations have proposed to develop the land as an area of public open space, the so-called ‘Moore Garden’ as part of the Ballyboden Nature Corridor. As part of this proposal the gate in the wall to Newbrook House would become a feature. The development as proposed would prevent the implementation of this project which received the support from the Office of Public Works (National Botanic Gardens) and the Irish Wildlife Trust.
The proposed layout would leave a section of open space ‘landlocked’. This is the section located east of no 8, Kingston Court and containing a river, a tributary of the Owendoher. As a result this area could become a focus of anti-social behaviour. 

The proposed lay-out would also result in the removal of an established hedgerow and would block off access for wildlife to the Owendoher Tributary. This public open space is identified in Fig.6 of the Village Plan as a linkage between green spaces and a watercourse and would therefore have a greater value in biodiversity terms because of its proximity to the watercourse and the existence of the vibrant hedgerow  

The proposed development would also prevent the opportunity to create continuity of open space between the river that runs along the rear of Newbrook House and the open space to the front of Kingston Court. It would thus reduce the potential for the creation of a biodiversity network in the area in the form of a ‘green lung’ alongside the Green Route as part of the Village Plan. 

4
Conflict with Ballyboden Village Plan
The Ballyboden Village Plan identified potential walkway routes through the site and along the rear of Newbrook House (see fig. 5, page 16). The proposed development would close off the potential for the creation of these walkways. 
While the site is clearly identified as a potential development site in the Village Plan, the relevant figure in the Village Plan suggests the front of the houses facing Newbrook House, rather than the rear of houses as currently proposed (see fig. 7). 
The development appears to be in conflict with a number of Manager’s recommendations that were made following public consultation process of the Ballyboden Area Plan:

· That an objective of the Draft Village Plan be included to promote the use of streams and watercourses for public open space amenity. (B10, Appendix C)
· That the Draft Village Plan includes open spaces, particularly in the vicinity of Newbrook House, subject to compliance with its status as a Protected Structure (B21, Appendix C)
· That the Draft Village Plan identifies significant green spaces and that objectives be included, which ensure that high quality open space/public realm amenity is provided where development occurs. (B22, Appendix C)

5
Height and Design
In relation to the proposed houses on the site at the corner of Taylor’s Lane and Glendoher Drive, it is suggested that a single storey design would be better for two reasons. Firstly, it would provide more suitable accommodation for the elderly for whom it is understood, the dwelling units are intended. Secondly, it would provide an opportunity to recreate Taylor’s Lane cottages as a form of housing that used to exist here. In this regard the Ballyboden & District Group of Residents Associations would question the design quality of the proposed houses on this important site opposite the protected structure. On Taylor’s Lane there are a number of protected structures Whitechurch Cottages, Carnegie Library and Newbrook House all within a sightline of this proposed development. This proposed development would not be sympathetic to these protected structures and their character. Great emphasis was placed in the Village Plan that “Conservation practices should be included to protect and enhance the character of the area” section 2.5.1.
6
Summary of Observation

In conclusion, the concerns in relation to the proposed five units on lands at Kingston Court can be summarised as follows:

· The proposed development would detract from Newbrook House as a protected structure because the terrace of houses would be set in front of the building line of the protected structure and thus reduce the quality of the visual setting of Newbrook House. This represents a major lost opportunity to create an appropriate visual setting for this protected structure as part of the Ballyboden Village Plan. 

· The proposed development would detract from Newbrook House as a protected structure because the rear windows and walls of the proposed houses would be directly in the views of the protected structure. 

· The proposed development would significantly reduce the existing and potential value of the open space area in terms of visual, residential and biodiversity amenity value. The proposed terrace of houses would block the potential for integrating the open space surrounding the stream with the open space to the front of the Kingston Court houses. It would leave the area of open space surrounding the stream effectively ‘landlocked’ and a focus for anti-social behaviour. 

· The proposed development conflicts with the Ballyboden Village Plan in that it 

· fails to achieve the potential walkway routes through the site and along the rear of Newbrook House, 

· would create the rear instead of front of houses facing Newbrook House, 

· and would conflict with Manager’s recommendations made following the public consultation process of the plan. 

· The proposed development conflicts with a condition in an existing planning permission which provides for an area of public open space.

· The area designed public open space should not be used in the calculation of open space for the proposed development because it is incapable of proper landscaping as it cannot be planted. The use of this area as a public open space area would not be acceptable by the Council’s own planning standards.
The concerns in relation to the proposed four units on lands at the junction of Taylor’s Lane and Glendoher Drive can be summarised as follows

· The proposed development on the lands at the junction of Taylor’s Lane and Glendoher Drive fails to respect the quality of design required at this important corner site and fails to address the need of future residents to have single storey accommodation. 

· The proposed development would not be sympathetic to the protected structures that are located in the vicinity of the site on Taylor’s Lane.

Please direct all future correspondence to the undersigned. 

Yours sincerely, 

_____________________

Hendrik W van der Kamp. 

� Ballyboden Village Plan, South Dublin County Council, November 2005.
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