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1.0 GENERAL

1.1 The purpose of this report is to address the key issues regarding the provision
of neighbourhood and community facilities in Balcurris and Balbutcher.

1.2 The document is intended as a discussion document, to allow input from the
local community.

1.3 It is important to ensure that facilities are provided in conjunction with the
implementation of the housing programme.

1.4 As part of the regeneration of Ballymun, it is proposed to provide
neighbourhood centres and community facilities in each of the five
neighbourhoods in Ballymun.  The provision of new facilities will vary between
neighbourhoods in order to complement existing facilities in each area.

This report looks at the existing facilities in the Balcurris/Balbutcher area, the
needs of residents and local groups, and the future provision of services in
the area.

The need for neighbourhood centres is evident in Ballymun, with the retail
sector currently served by a network of 27 ‘van-shops’ and with roughly 100
community groups currently operating out of flats, basements and lift-shafts.

1.5 It is envisaged that a range of facilities will be provided geared specifically
towards the local needs of the population.  New shops, childcare and health
facilities, in addition to community, social and sporting facilities will all be
considered.

1.6 The urban setting and design context will ensure that each of the
neighbourhood centres has a distinctive character, thus providing a focus for
the neighbourhood while reflecting and complementing the surrounding
environment.
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2.0  PLANNING FOR NEIGHBOURHOOD CENTRES

2.1 Planning Background to the Neighbourhood Centre

2.1.1 A neighbourhood unit is a relatively self-contained, small-scale residential
unit, from which larger urban areas and whole towns are built up in a cellular
fashion.  The logic of the neighbourhood is partly sociological and partly
based on the efficient provision of services.  The relevant sociological belief is
the desirability of planning cities in accordance with the geographical scales
of space within which residents feel ‘at home’.  A neighbourhood unit,
therefore, should have community cohesion; with it, normal daily community
needs are supplied, notably a primary school and other low-order central-
place functions.

2.1.2 The first comprehensive enunciation of the neighbourhood unit can be traced
to Clarence Perry in 1929 in his ‘New York Regional Plan’.  Crossing the
Atlantic the neighbourhood concept was later enshrined in British Policy
through the Dudley Report of 1944, and was used extensively in the creation
of ‘New Towns’.  The Neighbourhood Unit, as applied in the UK, is essentially
a physically defined unit consisting of residential units of approx. 5,000
population and a range of facilities and services appropriate to this level.

2.1.3 In the Irish context the use of the neighbourhood concept was manifested in
the development of Dublin’s Western New Towns, i.e. Blanchardstown,
Lucan, Clondalkin and Tallaght.  Here neighbourhoods were planned in strict
accordance with the neighbourhood concept: i.e. neighbourhoods of 1,250
houses would each have a central facility containing a church, primary school,
a row of 6-10 local shops, community and other facilities.

2.1.4 However such strict adherence to any concept can be dangerous in the best
of circumstances.  The centres were not planned to adapt to the social and
economic context of the area, and many were mono-functional in that they
were confined to retail uses only.  Today the reality of the neighbourhood
concept is harsh in some areas, with vacant-floor-space in the local authority
estates of Jobstown and Killarden accounting for 73% and 29% respectively
in 1994.

2.1.5 Over the years changes in demographics, household formation, mobility,
female participation in the labour force, etc. have redefined the role of the
neighbourhood centre.  Local supermarkets can no longer compete at the
neighbourhood level.  Instead people travel to larger district centres (e.g.
Main Street) for their weekly shop, where leisure and entertainment facilities
also help to attract a greater catchment of people.

2.1.6 So what is the role of the neighbourhood centre in modern society?  The
mono-function provision of retail facilities of the old neighbourhood centre is
no longer appropriate.  While there is a recognised need to provide for a
certain amount of local retail uses, neighbourhoods also need community and
sporting uses as well as playgrounds and general ‘kick-about’ areas.  The
location of these services may be spread throughout the neighbourhood
providing a village like atmosphere.

2.1.7 In planning the Ballymun of the future we need to develop a new
neighbourhood concept – a concept that is sustainable in the widest sense,
encompassing both environmental benefit and social and economic
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sustainability.  To do this we need to consider all aspects of a neighbourhood;
existing facilities, requirements, community groups, residents and location.
To do this effectively the local groups and people who have formed the
backbone of the Ballymun community for the past twenty, thirty years need to
be involved.

2.1.8 The local community will also be invited to take part in the development of
local environmental plans, which will cover such areas as litter, waste
management and the improvement of the external environment including
landscaping.

2.2 The Masterplan

2.2.1 The Ballymun Masterplan is the overall plan for the regeneration of the
Ballymun area. It identified sites for the location of neighbourhood centres in
each of the five neighbourhoods.  The location of these centres was the
outcome of extensive consultation with local representatives at the Master-
planning stage.

2.2.2 The idea behind the centres is that everybody should be within 5-10 minutes
walk of local convenience shops. Possible facilities are listed as:

• Shops (newsagents, dry cleaning, video store, hairdresser, butcher etc.)
• Community meeting rooms (community groups, adult education)
• Local start-up business space, enterprise
• Offices
• Play and childcare facilities
• Healthcare facilities
• Pub

2.2.3 The Masterplan also highlighted the importance of the development of
amenity/play space, and the development of community facilities.  Parks were
designated on the basis of district parks, local parks and local greens, each
fulfilling important elements of active and passive leisure.  Balcurris Park was
planned to cater for both passive and active recreation.  The park would be
railed off, with housing overlooking so as to enclose the space, increase
supervision and provide residents with a good prospect.

2.2.4 A site north of St. Joseph’s school was earmarked in the Masterplan for the
purpose of locating small enterprise units to aid start up businesses.
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2.3 The Integrated Area Plan (IAP)

2.3.1 The Integrated Area Plan for Ballymun sought tax incentives to help achieve
the following objectives:

♦ To define further the five existing local neighbourhoods, enhancing their
identity and providing open spaces, shops and community facilities.

♦ To make provision for enterprise units for start-up businesses and for
retail and local services within the local communities.

♦ To promote and accommodate pre-school and childcare facilities.

2.3.2 Based on the Integrated Area Plan six different sites have been designated
for neighbourhood centre facilities.
Each of the six sites is designated for commercial uses (Ea) which allows for
office, retail and other related uses.
In addition two of the centres have adjacent lands designated for enterprise
and industry (Ca).  These lands will help support individual entrepreneurs and
local businesses.

The designated site for Balcurris lies north of St. Joseph’s National School
along Balcurris Road, and has both commercial and enterprise status.

2.3.3 The tax incentives available under the 1999 Urban Renewal Scheme for the
neighbourhood centres are as follows:

Commercial/Industrial Development
Owner-Occupier
Capital
Allowances:

50% initial allowance in Year 1 and a 4% annual
allowance up to a maximum of  100%
or
 free depreciation up to 50% in Year 1 and a 4% annual
allowance up to a maximum of 100%.

Investor/Lessor
Capital
Allowances:

50% initial allowance in Year 1 and a 4% annual
allowance up to a maximum of 100%.

These tax incentives will be available up to 31/12/2002.

2.3.4 The Urban Renewal Scheme also granted residential owner-occupier
incentives over the entire IAP area.  These incentives are as follows:

 Residential Development
Owner-Occupier New Construction:

50% of eligible construction costs allowed at the rate of
5% per annum over 10 years against total income.

Refurbishment:
100% of eligible construction costs allowed at the rate
of 10% per annum over 10 years against total income.

2.3.5 It is hoped that the availability of tax incentives for private sector investors will
provide a stream of income to help sustain the community facilities of the
neighbourhood.
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2.3.6 Following discussions with the Balcurris/Balbutcher Forum it was decided that
the designated site within Balcurris will not be the location of all the
neighbourhood facilities for the Balcurris/Balbutcher neighbourhood.  The site
will however still provide retail services for residents living in the northern half
of Balcurris.  Residents living in the southern section and in Balbutcher will be
served by retail facilities to the rear of the shopping centre.  It is also
proposed that an additional site should be located for the local forum and
estate offices in close proximity to the existing premises.  The enterprise
section of the designated centre will be developed as originally planned.
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2.4 Dublin City Development Plan 1999

Both the Masterplan and the Integrated Area Plan are in keeping with Dublin
Corporation Policy in its Dublin City Development Plan 1999:

♦ It is the policy of Dublin Corporation to encourage the location of small
business in the city centre, district and neighbourhood centres, and in
Zones Z10 and Z13 which are rejuvenation and development areas of the
city, e.g. Ballymun and Ballyfermot. (Policy E7).

♦ It is the policy of Dublin Corporation to encourage the provision of local
and/or corner shops in residential areas where there is an existing
deficiency of retail provision.  (Policy S13).

♦ It is the policy of Dublin Corporation to emphasise and promote the role of
district and neighbourhood centres as sustainable foci for residential
areas, through the promotion of higher residential densities and mixed
uses, while protecting amenities. (Policy OC6).
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3.0  RETAIL

3.1 Existing Provision
The need for proper retail facilities is evident in Ballymun, with
neighbourhoods currently serviced by a network of 27 ‘shops’ and ‘take-
aways’ set up in steel containers in car parks around the estates.
Existing provision in Balcurris/Balbutcher includes one chip van, 3 ‘container’
newsagents and one ‘container’ shop, which is no longer in use.

3.2 The proposals in the Masterplan and the Integrated Area Plan provide for
retail facilities on the designated neighbourhood centre sites.  The
Balcurris/Balbutcher site is located to the north of Balcurris Road opposite St.
Joseph’s National School.  This site is planned to attract trade from the
nearby industrial estate and enterprise centres while also serving people
attending the parish church and school, thus maximising passing trade and
enhancing the viability of local shops.  This site will provide retail facilities for
residents living in the northern half of Balcurris and the north of Poppintree.

Residents living in Balbutcher and in the southern half of Balcurris will be
served by the neighbourhood centre in Poppintree and the town centre, and
such additional facilities that will be provided as part of the revamp to the
Ballymun shopping centre.

Designated Neighbourhood Centre site from the Masterplan and the IAP.

3.3 Proposed retail provision in the Neighbourhood Centre will be primarily of a
convenience nature and will provide services such as newsagents, grocery
stores, chip-shops, hairdressers and video stores.

3.4 Questionnaires were sent out to the 27 van-shop traders to establish whether
or not they are interested in moving into a retail unit in a new neighbourhood
centre.   This information was taken on board in assessing future provision.
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3.5 Lisney Property consultants were engaged by BRL to ascertain the retail
requirement in each neighbourhood.

The recommendations for Balcurris/Balbutcher included:

� Retail space: 500 sq.m.

The retail element may include the following:

Small convenience stores/ newsagent 200 sq.m

Take-away restaurant, pharmacy, hairdresser, video, dry
cleaners/laundry, betting shop, coffee/bakery/
delicatessen shop, hardware, butcher, greengrocer.

100 sq.m.
per unit
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4.0  KEY DESIGN FEATURES

4.1 An important element in the design of local retail provision is to ensure:

i) That it is attractive and imposes a sense of place on the street, and
ii) That it is safe, with day and night time activity supervising the space.

To achieve these two aims it is proposed to develop apartments above the
retail units.  This will give Balcurris Road the vertical emphasis needed for
such an important distributor road while ensuring that the shops do not
become places of anti-social behaviour at night.

The pictures below show examples of old neighbourhood centres provided in
Blakestown and Mountview in Blanchardstown.  These two examples show a
row of shops set amid car-parking with no overlooking, making them places
likely to encourage anti-social behaviour.
The two other pictures show examples of an urban street in Phibsboro
illustrating how the variety in height can help to create a sense of place and
importance along the street.

4.2 The design of the building should have regard to:

 i. Relationship to adjoining buildings.  To the north and south of the site is the
Ballymun Industrial Estate and St. Joseph’s National School respectively.
To the east and west of the designated site are residential lands which will
be developed as part of the regeneration programme.

 ii. Urban context.  The new centre should have an urban character and help
provide a focus point for the neighbourhood.

 iii. Elevational treatment.  The proposed building will have a mixture of public
and private space, which should be reflected in the design and materials
used.

 iv. Height/size/massing.  The proposed building should be no more than five-
storeys in height, and no less than three-storeys fronting onto Balcurris
Road.

4.3 The retail units should have rear access with a small yard of say 20-25 sq.m.
This space should be alterable to increase unit sizes, if required to provide
scope for expansion.
Ideally, parking would be available to the rear for delivery cans and staff (1
car parking space).  This space may also be shared with parking for the
apartments above the shop units.

4.4 Provision for customer car parking will be required to the front of the units so
that there is no on-street congestion.
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Blakestown

      Mountview

           Phibsboro




