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1.0 INTRODUCTION

The aim of this report is to provide a comprehensive look at the issue of tenure diversity
and to relate national and local government policy to the aims and objectives of the
Ballymun Regeneration project. 

The first part of the report examines the issue of tenure diversity and its role in promoting
sustainable regeneration, in maintaining schools, shops, and community and sports
facilities. The drawbacks of mono-tenure social housing estates are looked at followed
by ways to help social interaction within mixed tenure estates.

This is followed by a brief review of national and local government policy in relation to
achieving socially and economically successful housing estates. Particular attention is
paid to the Planning and Development Acts 2000-2006 and the Dublin City Council
Housing Strategy, which promotes a mix of 10% social, 10% affordable and 80% private
units within new housing developments. 

The case study of Ballymun is put forward, looking first at the original development of
Ballymun in the 1960’s and 70’s which saw the construction of 4801 social housing units
in the area. Over the following years approximately 1000 residents in the area acquired
their houses under the tenant purchase scheme thus giving a tenure mix in 1998 of 80%
social and 20% private housing. This was in stark contrast to the national figure of 9.7%
social housing at that time. The adoption of the Ballymun Masterplan in 1998 aimed to
create a sustainable, socially cohesive community, and to regenerate not just the
physical environment of Ballymun but also to achieve the social and economic
regeneration of the area. The introduction of private housing into Ballymun was seen as
an important tool in achieving this.

Section six provides an update on the current tenure mix in Ballymun in June 2007.
While considerable progress has been made in attracting private, co-operative and
voluntary housing into the area, the level of local authority rented housing is still high at
61%, with owner-occupation at 25%. National comparable figures stand at 7% and 75%
respectively. 

To achieve a sustainable community it is vital that progress on achieving mixed tenure is
continued over the next few years and that efforts are made to bring Ballymun tenure
more in line with mainstream society. The completion of the regeneration project
provides opportunities to develop more affordable and private market owner-occupied
housing in the area, particularly following the demolition of the last flat blocks, and along
the Main Street. If these lands are developed solely for private sale (both market and
affordable units), the final tenure mix in the core Ballymun regeneration area will stand at
44% public and 56% private housing.   



5

2.0 WHY PROMOTE TENURE DIVERSITY?

2.1 Sustainable Regeneration 

In the Joseph Rowntree Publication (2005) "A Good Place for Children", the authors
state “…sustainable regeneration is more likely to be achieved by changing the mix of
people as well as the physical environment, and introducing some residents who are
financially better off.”1  

The concept of tenure diversity has long been promoted by sociologists and planners. In
1961, Gans, a prominent exponent of social diversity, suggested that there were four
major advantages resulting from social mix at the neighbourhood level. "First, that it
added demographic balance to an area that enriched people’s lives. Second, that it
promotes tolerance of social difference. Third, that social mix produces a broadening of
educational influences on children and finally that it provides exposure to alternative
ways of life while homogeneity locks people into their present ways of life.”2 

From the 1980s tenure diversity has been mainstreamed in the United Kingdom as
government policy and similarly it is has been linked to planning policy in Ireland since
2000. Organisations such as the Urban Task Force and the Joseph Rowntree
Foundation have embraced social diversity as a keystone in creating community
sustainability, reducing stigma and opening up choice. 

Invariable the research and debate to date on sustainability and tenure diversity has
focused on the disadvantages of mono-tenure social housing estates. While there are
some examples of private housing estates that have failed these are rare exceptions as
owner-occupation tends to give people a vested interest or stake in the success of their
neighbourhood. We shall look in more detail at the research into the drawbacks of such
mono-tenure social housing estates in the following section.  

There are essentially two methods to achieve tenure diversity within existing social
housing areas:
1. Moving people into the area who can afford to buy.
2. Moving people out of social housing areas.
Many regeneration projects across Europe and in the US have cleared problematic
estates by moving the existing tenants out of the area and moving in a new population
with a mix of tenure options. The project in Ballymun is almost unique in that it is
retaining the entire existing population throughout the regeneration project, thus
retaining existing social ties and communities. However to achieve sustainability the
area must be able to attract a population willing to buy into the area, and provide a mix
of house types and tenures.  

One the biggest challenges facing Dublin City Council is the need to reconcile the need
for affordable/public housing with the avoidance of single-class segregated estates.
While the easy answer may be to 'give in' to local pressure to provide additional social
housing in an area where land is relatively cheap and available, it is the responsibility of
the Council to take a long-term sustainable view. Rogers and Power believe that by

                                                
1 Silverman et al, A Good Place for Children, (2005), p.8.
2 Atkinson, Rowland, Neighbourhoods and the Impacts of Social Mix: Crime, Tenure
Diversification and Assisted Mobility,  (2005), p.6.
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3.0 NATIONAL AND LOCAL GOVERNMENT POLICY

3.1 National Policy 

"The core objective of housing policy in Ireland is to enable every household to have
available an affordable dwelling of good quality, suited to its needs, in a good
environment and, as far as possible, at the tenure of its choice."17 The Government's
housing policy is also committed to increasing options available for home ownership
recognising the benefits of home ownership in achieving more stable and socially and
economically successful housing estates. 

From the 1990s onwards the Government introduced a number of new measures to
counteract the problems associated with many of Ireland's unpopular social rented
housing estates. Among the first of these the Department of the Environment’s housing
policy statement (1991:11) – A Plan for Social Housing introduced measures to avoid
building large local authority housing estates.  In December 2005 the Government
published the Housing Policy Framework - Building Sustainable Communities to help
provide a 21st century vision for housing aimed at building sustainable communities and
meeting individual accommodation needs in a manner that facilitates and empowers
personal choice and autonomy. This approach has been endorsed and taken forward by
the Social Partners in the Towards 2016 partnership agreement. Key to this is to provide
more people with access to home ownership and to modernise the private rented sector. 

In February 2007 the Government advanced its housing policy with the publication of
Delivering Homes Sustainable Communities: Statement on Housing Policy. This policy
statement seeks the provision of sustainable communities and supports the delivery of
"high quality mixed tenure estates".18 Its sets out ways forward to enhance private
ownership among those who would otherwise struggle in the open market. Of particular
importance to Ballymun, this policy document states:

"higher levels of supply of homes for purchase should be encouraged in areas where
there is currently a high concentration of social housing.
In undertaking analysis of the neighbourhood, account should be taken of the numbers
being supported in private rented accommodation through rent supplement."19  

The National Development Plan 2007-2013: Transforming Ireland - A Better Quality of
Life for All, also points to the need for "mixed community settings with proper attention to
the planning and design of new housing to ensure that developments do not contribute
to or reinforce social segregation".20 

To help achieve this way forward, the Planning and Development Act (2000) enabled
Local Authorities to require up to a maximum of 20% of new residential developments for
social and/or affordable housing for sale at less than market value to low and moderate
income households. The approach was similar to that introduced in the UK (under

                                                
17 DOEHLG, Delivering homes: sustainable communities, (2007) p. 17 and Department of Social
and Family Affairs, National Action Plan for Social Inclusion, (2007) p.62.
18 DOEHLG, Delivering homes: sustainable communities, (2007), p.12.
19 ibid, p. 52. 
20 National Development Plan 2007-2013, p. 211
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section 106 agreements) which required a substantial proportion of affordable housing
on larger new private developments. It was to lead the way to a new generation of mixed
tenure and mixed income housing developments. 

3.2 Part V Planning and Development Acts 2000 and 2006

Part V of the Planning and Development Acts 2000 to 2006 requires each Planning
Authority to include in any Development Plan it makes “ a strategy for the purpose of
ensuring that the proper planning and sustainable development of the area of the
Development Plan provides for the housing of the existing and future population to the
area...” (Section 94 (1)(a)).  

The Act specifies that the housing strategy shall:
• Include an estimate of, and provision for, the existing and likely future need for housing
in the area covered by the Development Plan, taking account of the Regional Planning
Guidelines and the National Spatial Strategy.
• The Planning Authority shall ensure that sufficient and suitable land is zoned in its
Development Plan for residential use.
• Take into account the need to ensure that housing is available for persons who have
different levels of income, and in particular for those in need of social or affordable
housing in the area. A housing strategy shall therefore provide that as a general policy a
specified percentage, not being more than 20% of the land zoned in the Development
Plan for residential use, or for a mixture of residential and other uses, shall be reserved
for social and/or affordable housing.
• Ensure that a mixture of house types and sizes is developed to reasonably match the
requirements of the different categories of households, as may be determined by the
Planning Authority, including the special requirements of elderly persons and persons
with disabilities.
• Counteract undue segregation in housing between persons of different social
backgrounds. The Planning Authority may indicate in respect of any residential area that
there is no requirement for social/affordable housing in respect of that area, or that a
lower percentage than that specified in the housing strategy may instead be required.

3.3 Dublin City Council Housing Strategy 

Dublin City Council adopted its first Housing Strategy into the Development Plan in May
2001, as an amendment to the 1999 Dublin City Development Plan. The second strategy
was adopted under the 2005-2011 Dublin City Development Plan. Both of these
strategies require new residential schemes in the City to provide for social and
affordable housing. In general, within residentially zoned areas, 10% shall be reserved
for social housing and 10% for affordable, leaving 80% for private sale. 

As an exception to this rule, the 2001 Housing Strategy stated that the 20% quota would
not apply to electoral wards where social housing already exceeded 50% of the total
housing in the ward. By 2005 the only wards left in the entire City with such a
proliferation of social housing were the Ballymun wards B, C and D. To counteract this,
Section 2.2.4 of the 2005-2011 Dublin City Development Plan provides an exemption
from the 20% to the Ballymun Regeneration area:  

The tenure pattern in Ballymun before the commencement of the current regeneration
programme was that 80% of the housing was rented from the local authority and 20%
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was owner occupied which is the direct opposite to the pattern in the state generally.
The Masterplan for Ballymun identified increased tenure diversity within the area as an
important tool for social and economic regeneration. As the existing imbalance is in
favour of social housing in the area and the objective of the master plan is to provide for
a greater diversity in tenure the 20% social and affordable quota shall not apply to the
Ballymun Regeneration Ltd, (BRL) housing programme. Instead, it is an objective of this
housing  strategy to support the implementation of the Ballymun Master Plan in
achieving a more balanced range of house types and tenures in the area.

Social housing in the context of the Housing Strategy comprises rented housing
provided by Dublin City Council and the Voluntary and Co-operative Housing sector. It
also takes account of hostel accommodation and transition housing provision. An
amount to cater for households in receipt of Supplementary Welfare Rent Allowance has
also been factored into the numbers in determining social housing levels.

The rationale behind this policy is to help create sustainable communities and
recognises that large concentrations of social housing estates and with it low-income
neighbourhoods can lead to social, economic and community problems. 

3.4 Supplementary Welfare Allowance within Regeneration Areas.

In June 2007 the Government introduced new legislation in recognition of the fact that
residential units in receipt of supplementary welfare allowance have the potential to
become 'hidden social housing', and thus undermine strategies which strive to achieve
tenure mix. The Social Welfare and Pensions Act 2007 (Section 25(3B)), which came
into effect on the 6th June 2007 (under S.I. No. 256 of 2007), allows for the non-payment
of supplementary welfare allowance to persons residing in certain regeneration areas
"for the purpose of providing for greater social interaction".  This approach is being
applied to the Ballymun Regeneration area.
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4.0 BALLYMUN – BACKGROUND

4.1 Housing Composition 

When Ballymun was originally built in the 1960s it was built on a greenfield site on the
perimeter of the city. Throughout the 1960s and 1970s, 4801 no. units were constructed,
broken down as follows:

Table 1: Units Constructed in Ballymun during the 1960s - 1970s
7 no. 15-storey towers 630 flats
19 no. 8-storey slab blocks 1888 flats
10 no. 4-storey walk up
blocks

296 flats

Flats

Total Flats 2814
Timber-clad houses 417 houses
Courtyard houses 524 houses
Terrace/ semi-detached
houses

1046 houses

Houses

Total Houses 1987
Total Units 4801
(See appendix 1 for further breakdown.)

All of the residential accommodation provided during those years was public housing
with no private sector housing constructed save except perhaps for the three
presbyteries. In 1997 a Travellers’ halting site was added, developed by Dublin City
Council. It is located along St. Margaret’s Road and has 30 no. bays. 

Over the years leading up to 1998 the tenant purchase scheme was available to
residents of the two-storey housing (only) and it was estimated at the time that 50% of
residents had availed of this scheme. This resulted in approximately 1000 units in private
ownership and 3800 units remaining under the control of Dublin City Council, giving a
20%/80% split of private/ public housing. This was in total reverse to the state as a
whole, which had 80% private housing units and 20% made up of social, affordable,
voluntary and private rented housing. Also in comparison, in 1999 13.9% of the
population in Dublin was in local authority rented accommodation, while the national
figure was 9.7%.21 There was little or no voluntary or private rented market housing
available in Ballymun. 

Table 2: Tenure Mix in Ballymun, 1998
Total
Units

Social Housing:
Units in 36 High Rise Flat blocks 2814
Two-storey housing units 993 3814
Private Housing:
Two storey units purchased from Local Authority 994 1987

4801

                                                
21 Dublin City Council, Profile of Households Accommodated by DCC, Analysis of Socio-
Demographic, Income and Spatial Patterns, (2001).
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In 1997 following on from a number of expert reports, the Department of the
Environment recommended that the 15- and 8-storey blocks in Ballymun be demolished.
This was later expanded to include the 4-storey blocks on the basis of the Ballymun
Masterplan.

It should be noted at this point that not all of the 2814 flats were occupied by residents in
1998. Given the unpopularity of the estate in the late 1980s/ early 1990s there were a
number of voids and approximately 60 flats were occupied by various community and
support groups. 

4.2 Social Marginalisation 

The Council housing sector in Ireland has in general become homogeneous, catering for
the poorest sections of the community and is more closely identified with particular social
groups, notably the elderly, the unemployed, female headed households and those with
no choice in housing.22 

The high level of social housing constructed in Ballymun together with the fact that
tenants could not buy flats under the tenant purchase scheme led to the area suffering
from acute social marginalisation. The £5,000 surrender grant in the 1980s led to many
residents, who were more financially secure, leaving the area in order to buy houses
elsewhere. The knock-on effect of this on the local economy saw the closure of many
shops and services.

 A study undertaken by GAMMA Limited (1995), commissioned by ADM, highlighted
that, on a Mean Rank Factor Score on the level of deprivation, each of the four Ballymun
Wards scored the maximum 10. The study concluded:

“In this sense, Ballymun occupies one extreme of the spectrum of disadvantage covered
by all the Area Partnerships. The problems which arise from this are therefore more
severe and interrelated than is the case in other areas, and people residing in Ballymun
are clearly subjected to the highest levels of cumulative deprivation.” 

The 2002 Census of population showed the population of Ballymun D to contain the
highest proportion of social-renting households (67.1 per cent) of any electoral division in
the country, a fact compounded by the fact that it is located next to Ballymun wards A, B,
C which also have severely high concentrations. 

                                                
22 Lee & Muire, Poverty, Housing Tenure and Social Exclusion, (1997), p.14.
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5.0 MASTERPLAN FOR BALLYMUN

5.1 Ballymun Regeneration Ltd.

Ballymun Regeneration Limited was set up by Dublin City Council (then Dublin
Corporation) in 1997 to plan and implement the Government’s decision to demolish the
high rise flats in Ballymun and to replace them with new housing in the area. This
physical regeneration was to compliment the objective to secure the sustainable social
and economic regeneration of the area. The first task of the Company was the
preparation of the ‘Masterplan for the new Ballymun’ and an ‘Integrated Area Plan’.
These two documents were produced in March 1998 in partnership and consultation with
the local population. As well as providing the physical framework for regeneration, they
identified strategies for social and economic regeneration to ensure that issues of
marginalisation which had emerged in the past could be tackled in an integrated way. 

5.2 Masterplan for the new Ballymun 

The ‘Masterplan for the new Ballymun’ (1998) sets out the framework for the
regeneration of the area. Within the objectives set out for each neighbourhood was an
objective "to provide a range of different tenures". The Masterplan identified tenure
diversity as an important tool of social and economic regeneration to both increase the
range of options for existing tenants and to supplement the existing population – in some
cases by people with family and other ties to Ballymun, who previously had to leave the
area if they wished to purchase housing.
A range of tenure options was set out in the plan to be provided in the Ballymun of the
future, viz:
• private sale, including tenant purchase and shared ownership;
• local authority rented;
• housing co-operatives;
• private rented sector;
• voluntary housing associations including the provision of special needs housing.

Further provisions in the Masterplan included the commitment:-
• to provide for a variety of dwelling types to suit different accommodation needs;
• to provide for quality design and variety;
• to design and construct new homes to best practice environmental criteria including

the provision of innovative and experimental features; and
• to provide for the concept of lifetime homes, access for the disabled and visibility in

all houses and ground floor apartments. 

5.3 Integrated Area Plan (IAP)

The Integrated Area Plan sought and obtained residential tax incentives under the 1999
Urban Renewal Scheme for owner-occupiers to both buy new homes and refurbish
existing throughout the Ballymun area. Additionally, incentives for Section 23 investors
were also applied to a number of sites along Main Street to help entice private sector
developers into the area and provide a private rental market.

Under the heading of Housing and Community Development, the IAP specifically sought:
 To promote a greater social mix in Ballymun
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• To make further lands available for housing development
• To promote a mix of tenure in the housing development carried out by Ballymun

Regeneration Ltd.
• To address the needs of other groups, such as the homeless and the travellers
• To facilitate the continued development of the community/voluntary sector

The plan set out options for improving tenure mix in the area, including:-
• Private Ownership
• Voluntary Housing Associations
• Local Authority rented Housing
• Housing Co-operatives
• Private Rented Sector
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6.0 UPDATE ON TENURE MIX IN BALLYMUN, JUNE 2007

6.1 Re-housing tenants from the Flats

Considerable progress has been made on meeting the objective of re-housing the
resident population of the flat blocks into new housing in the area with 1,103 persons/
families already moved into their new accommodation, as of June 2007. This leaves
1110 households still to be re-housed. Catering for these households there are currently
521 units under construction, and a further 239 units with full planning permission
waiting to go on site, which together will cater for a further 760 households. The
remaining households (350 no.) can be accommodated for in the remaining Phase 4
housing schemes (419 no. units) which are at an advanced planning/ design stage and
scheduled to go on site in 2008. See Appendix 2 for a full breakdown of units provided in
the various public housing schemes. 

As a matter of clarity it should be noted that while there were originally 2814 flats, not all
units were occupied at the time the Regeneration process began, with a number of units
occupied by community/support groups and a number of others void. The principle
objective of Ballymun Regeneration Ltd. is to provide replacement accommodation for
the residents of the Ballymun flats. BRL is also actively engaged in providing suitable
accommodation for community and support groups also resident in the flat blocks. 

6.2 Achieving Tenure Mix

Private Market Housing 
The achievement of a more balanced tenure mix has to date focused on the Main Street
and the provision of private apartments. To date 858 private units have been constructed
along Main Street since the implementation of the Masterplan began, with the majority of
these units forming one- and two-bed apartments. 

Of the 858 units constructed, 109 no. were constructed as student accommodation.
Approximately 86 of the 858 units are occupied by owner -occupiers, with the balance of
663 made up of private rented dwellings. The provision of private rented housing is
considered essential for jobseekers, newcomers and households undergoing change, all
of whom need quick and easy access to housing.

A certain element of caution however must be exercised in examining the numbers living
in the private rented housing sector. According to the Health Service Executive, there
are currently 81 households within the private rented sector of Ballymun receiving
supplementary welfare allowances, the majority of whom are located in new apartments
along Main Street.23 To combat this an embargo was put on issuing rental supplements
in the Ballymun Regeneration area without the consent of the Local Authority.  This was
passed into legislation under the Social Welfare and Pensions Act 2007 (Section
25(3B)), which came into effect on the 6th June 2007 (under S.I. No. 256 of 2007). Under
this legislation it is intended to limit the level of Supplementary Welfare Allowances in the
Ballymun Regeneration area so as not to undermine national and local government
objectives of achieving tenure mix. 

                                                
23 Based on information from the HSE, April 2007.
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Private Affordable Schemes
In addition to the private units provided along Main Street, the neighbourhood centres at
Coultry, Shangan and Poppintree, were developed with private apartments located
above the commercial/retail ground floor elements. With the land owned by Dublin City
Council these one- and two-bed units were priced affordably and marketed at the local
community, e.g. one- and two-bed units in the Poppintree neighbourhood centre cost
between €190-195 and €220-225 respectively in 2006. Of the 87 no. units constructed,
72 are now sold/occupied, with 29 no. (33%) purchased by locals from within the
Ballymun Regeneration area and a further 12  no. (17%) purchased by people from the
surrounding communities. This latter figure gives an indication of the integration of
Ballymun with the surrounding communities. 

Co-operative Housing 
Progress has also been made in the provision of co-operative schemes as a mechanism
for encouraging home ownership among the existing local population.  Fifty-eight co-
operative houses have been built to date within three different sites. Three additional
sites are waiting to go on site which will provide a further 87 units, see Appendix 5.

Voluntary Housing 
The introduction of the voluntary housing sector provides for alternative social landlords
and enables tenancies to be supported and sustained, particularly in relation to the
special needs or different groupings, such as the elderly or people with disabilities. 53
no. voluntary housing units have been completed and a further 45 no. are under
construction. (see Appendix 6 for further details) 
It is assumed that 50% of Voluntary Housing Households will not be 'transfers', i.e. 50%
of the total voluntary household build will be extra additional households in Ballymun. 

Tenant Purchase Scheme 
The Tenant Purchase Scheme allows current tenants of Dublin City Council, who have
been tenants for at least one year, to purchase their home from Dublin City Council.
Tenants receive a deduction on the market value of the house at a rate of 3% of the
market value of the house for each year of tenancy subject to a maximum deduction of
30%, and also receive a grant of €3,810.  When residents move from the Ballymun flats
into their new houses provided by BRL, they carry their tenancy legacy with them.  
Due to City Council housing policy, residents of the Ballymun flats could never buy their
dwelling, however every effort has been made in the design of the new housing
schemes to provide own-door access to units and thus ensure that tenants have the
opportunity to buy their dwelling from the Council if they wish. To date 121 tenants of the
new BRL units have purchased their houses under the tenant purchase scheme.

Composition:
Both the new private units constructed along Main Street and the affordable units
provided in the neighbourhood centre have predominantly focused on one- and two-bed
units for starter homes or private rental. So far the co-operative housing section has
made the most impact in terms of introducing family-type home ownership into the area.  
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6.3 National Comparison 

While considerable progress has been made it is important to continually see the 'bigger
picture' and to recognise how skewed Ballymun remains in relation to the state as a
whole. Owner-occupation in Ballymun has crept up to 25% compared to 75% in the state
as a whole, while rentals from the Local Authority remain high at 61% compared to 7% in
the State.

Table 3: Tenure Diversity in Ballymun and Nationally, 2006/2007.
Owner occupier Rented from

local authority
Rented from
voluntary body

Private rented

State No. 1,091,945 105,509 50,480 167,018
State % 74.67% 7.22% 3.45% 11.42%
Ballymun No. 1342 3195 53 691
Ballymun % 25.42% 60.50% 1.00% 13.08%
State figures based on CSO 2006 (totals do not add up to 100% as some households
did not specify tenure type) 
Adjustments have been made to the Ballymun figures to represent private rented sector
receiving SWA allowance. 

6.4 Surrounding lands 

The focus of this report is on the tenure balance within the core of Ballymun, i.e. within
the existing neighbourhoods of Poppintree, Balcurris, Sillogue/Sandyhill, Coultry and
Shangan. However to get a better picture of the overall regeneration of the Ballymun
area it is important to also look at the significant development occurring on the lands to
the north of Ballymun, and in particular those lands included within the Ballymun
Masterplan area. 

To the north-west of Ballymun there is an area of 26 ha under private ownership, which
was included in the Masterplan. Over the past few years planning permission has been
granted to construct 1647 units on these lands. 697 no. units were granted within the
Fingal County Council administrative area with a requirement for 15% (91 units) social
and/or affordable units (exact breakdown not yet decided); while 1040 units were
granted within Dublin City Council, with a requirement for 190 affordable units. 

To the north of Ballymun a Local Area Plan was prepared and adopted by Fingal County
Council for the planned future development of the M50 lands. This plan predicts that
these lands can ultimately cater for between 456-912 new residential units. However
given that this plan was adopted before the announcement of Metro North it is feasible
that this figure could be higher again. It would be common practice that up to a
maximum of 15% of new residential development within Fingal County Council would be
assigned to affordable and/or social housing, based on need identification. 

In addition the considerable development on lands north of Santry Avenue and east of
Ballymun Road has provided for new private, affordable and social housing units.

The people of Ballymun have been in a unique position in Dublin to avail of so much new
development in the immediately surrounding environment, with opportunities for all
tenure options available. Indeed the DCC North-West Area as a whole has the lowest
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number of people on the affordable housing waiting list as a direct result of the large
quantum of affordable units provided in the area in the past five years. 
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7.0 FUTURE PROPOSALS

7.1 Projected Future Housing Numbers

Table 4 below shows the breakdown of all new units (post 1998) which are currently
complete, under construction, waiting to go on site and at the planning/design stage. It
brings us to the end of the Phase 4 BRL housing scheme. 

For ease of understanding the overall figures social housing is broken down into public
housing rented from the Local Authority and voluntary housing. Private housing is
broken down into private market housing, private affordable housing and private co-
operative housing. 

Table 4: Units complete and planned in Ballymun, 2007
Complete Under

Construction
Waiting to go
on site Planning/desi

gn stage

Total

Public
Housing 

1102 521 239 419 2281
50.95%

Voluntary
Housing

53 45 24 2 124
2.77%

Private
Market
housing

858 284 572 82 1796
40.12%

Private
Affordable
Housing

83 35 -- -- 118
2.63%

Private
Co-
operative
housing

58 -- 87 13 158
3.53%

Totals 2154 972 848 503 4477
100%

The public housing figure relates to the new units planned to accommodate residents of
the Ballymun flats. At the end of Phase 4 (housing units currently at planning stage) a
total of 2281 units will be constructed, giving a surplus of 68 units.24 Caution should
however be exercised as it may not always be possible in design terms to provide
enough 1, 2, 3, or 4 bed units within a particular scheme to meet the needs of residents
from the flats, in which case provision may be required to house tenants in a Phase 5
scheme. 

It is recommended that any excess units designed for Phase 4 housing (c.68 units) units
be provided as social housing units to people on Dublin City Council's Assessment of
Housing Need. This recommendation is made on the basis of the desire to cluster
housing groups together. As noted in Section 2 above clustering has the benefit of
providing mutual support amongst residents, protecting the marketability of new private
housing and allowing for easier maintenance arrangements for landlords. 
                                                
24 Exact numbers may change as schemes go through the formal planning process. 
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If we include the tenure of the existing housing in Ballymun, together with all new units
built, under construction and planned as of June 2007, the projected tenure mix at end of
construction will stand at 51% public housing and 43% private housing, see Table 5
below.  This is still in marked contrast to the 7% social rented housing in the state and if
left will continue to compound disadvantage in the area. In order to achieve a balanced
and sustainable community as recommended in national and local government policy
and as advocated in international literature it is essential that additional private units be
provided in the core Ballymun Regeneration area. 

Table 5: Existing units, plus new units complete and planned in Ballymun, 2007
Public Housing Voluntary

Housing
Private Market
Housing

Private
Affordable
Housing

Private Co-
operative
housing

3264
51.22%

124
1.94%

2709
42.51%

118
1.85%

158
2.48%

(Adjustments have been made for tenant purchases within the new units and
supplementary welfare allowances).

In addition to the sites earmarked for housing up to the end of Phase 4 there are a
number of additional sites which will become available in Ballymun in the future, the
majority of which becoming available when all of the residents who resided in the flats
are re-housed and the last of the flat blocks are demolished, see Fig 1 for the location of
these sites. Based on past experience and the location of these sites, Table 5 below
shows indicative figures for new housing units. 

Table 6: Future Sites 
Main Street Sites 680
Site A 380 units
Site B 140 units
Site C 120 units
Site D (Boiler House) 40 units

Neighbourhood Sites 894
Balcurris 408
Shangan 72
Sillogue 234
Poppintree 114
Coultry 66
Total 1574
These figures are indicative only, based on assumption of 100 units per ha for Main
Street sites and 60 units per ha for all other sites.

7.2 Recommended tenure breakdown of future housing units

As noted in 7.1 above there will be a surplus of approx. 68 units in the Phase 4 schemes
once constructed. It is recommended that any surplus in Phase 4 units be provided as
social housing units to applicants on the City Councils Assessment of Housing Need list.
While this is contrary to the objective to achieving tenure mix it is recommended on the
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basis of clustering tenure types together, whilst still grouping them within the five minute
walk.   

Section 7.1 above also shows that an additional c. 1574 units will be provided in future
housing sites in Ballymun.  It is recommended that these units be made available on the
following basis:
1. The Voluntary and Local Authority sector to provide accommodation to avoid

homelessness in Ballymun, and to provide provision for the elderly and other special
needs groups. 

2. Affordable private housing
3. Market private housing.

Proposed Voluntary / Local Authority Provision 

Homeless Provision:
The North West Area Homeless Forum formally supports the Ballymun Homelessness
Forum’s implementation plan which seeks to address the accommodation needs of
homeless persons. Included within this strategy is the need to provide an emergency
accommodation facility and the need to provide 'move-on' accommodation within the
North West Area. It is recommended that the outcome from this accommodation
implementation plan be assessed in light of the overall tenure mix in the area. 

Senior Citizen Provision:
When Ballymun was first constructed provision was made for 168 senior citizen
dwellings. Cluid Housing Association is providing an additional 39 units as part of the
new Sillogue Neighbourhood Centre currently under construction, which will bring the
total provision to 207.  In addition St. Pappin's Nursing Home which opened its doors in
February 2003 provides for 45 residents. 

In 2006 Ballymun had 2331 citizens aged 55 and over residing in the Ballymun Wards A,
B, C & D. This means that 8.8% of the existing population aged 55 and over can be
provided for in purpose built senior citizen accommodation (not counting the nursing
home). In order to facilitate the future ageing of the population and to free up 'empty-
nest' dwellings, it is considered that additional provision should be made for senior
citizen accommodation in the area as part of the regeneration process. To cater for this
demand it is suggested that an additional c. 100 units be made available within the
future housing sites. This would most likely involve replacing the existing 2-storey low-
density units currently located in Coultry Gardens. 

The provision of additional senior citizen dwellings could be provided for by the
Voluntary housing sector, the HSE or DCC, with the most advantageous option
implemented.  It is noted that it is government policy to increase the volume of housing
units provided by the voluntary sector. Dublin City Council’s Development Plan also
supports the voluntary housing sector with the proviso that 75% of residential units are
let to applicants on Dublin City Council’s Assessment of Housing Need. By re-
accommodating existing tenants from houses into purpose built accommodation for the
elderly there is the added benefit of freeing up family sized accommodation for those
who need it. In this way the existing community becomes capable of recycling
accommodation in a sustainable and beneficial manner.
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Private Housing

As noted in Section 2 above the majority of people who move house do so to move to a
larger family home. Section 2 also discussed the need to provide private family type
units which would attract families with children and thus provide the greatest opportunity
for social integration within a tenure mixed society. To achieve this it is proposed that the
neighbourhood sites identified in Table 6 above should target the provision of private
family-type housing. 

Recognising the importance of home ownership in "underpinning social stability and
promoting good civic values" the Government supports access to home ownership
through schemes including the shared ownership scheme, incremental purchase and
affordable homes scheme.  These schemes provide opportunities to first time buyers to
acquire homes at an affordable price, providing access to those who are discounted out
of the market. By providing an element of 'affordable' homes in Ballymun it can enable
the next generation of local Ballymun people to buy homes close to their families and
help build a sustainable community. 

Also important is the need to provide larger private market homes to allow both existing
home owners in Ballymun and those from outside to buy family homes in the area. As
noted in Section 2.4 above social interaction between groups tends to take place around
children, through schools, after-school activities, birthday parties etc. Children are
important in helping to bring people together and allowing mixing across different social
groupings, and can help give children access to working role models and peers. The
attraction of private market sector home owners is also vital to help sustain local
services and the local economy. 

To secure the right mix and balance in the area and to achieve a sustainable community
it is recommended that 20% of the units available in the future sites (minus the 100 units
for senior citizens), be provided as affordable housing. These units may be provided
under a number of mechanisms including the 1999 Affordable Housing Scheme, Part V
of the Planning and Development Acts 2000-2006, the Sustaining Progress Affordable
Housing Initiative and the Affordable Homes Partnership.

Affordable Housing:
The Affordable Housing Scheme is available to assist low to middle income earners who
cannot afford to purchase housing on the open market. The properties can be purchased
by first time buyers at prices that are significantly lower than the market value. This is
defined as:
"Housing provided for those who need accommodation and who otherwise would have
to pay more than 35% of their net annual income on mortgage payments for the
purchase of a suitable dwelling."
As a guideline, individuals who are earning €55,000 or above may not qualify for
inclusion on the panel. In addition, specific properties developed on Dublin City Council's
own land will be made available to those earning less than €40,000 (during the previous
tax year). Properties within Dublin City Council are currently ranging in price from
€165,000 to €235,000.25

To ensure that profiteering does not occur with affordable housing schemes, a
"clawback" process is included in the sale. In the event of an affordable dwelling being
                                                
25 Dublin City Council, Information Booklet, Affordable Housing. 
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re-sold within 20 years, a clawback allows for the payment of a proportion of the
proceeds to the local authority. The percentage of the proceeds to be repaid will be
equal to the percentage discount originally received from the local authority, but this
declines on a sliding scale after the 10th year. 

1999 Affordable Housing Scheme (Dublin City Council):
Under the 1999 affordable housing scheme, local authorities provide newly built houses
at a discounted price on their own lands. The scheme can finance an Affordable House
(for sale) to existing Social Housing tenants and those on the City Housing List. 

Part V of the Planning and Development Acts 2000-2006:
As noted in Section 3 above, Part V of the Planning and Development Acts 2000-2006,
requires the developer to provide the Local Authority with new housing units (or land or
money), at the existing use value rather than development value, to provide for
affordable housing. 

Affordable Housing Initiative
This initiative was introduced under the Sustaining Progress agreement to meet the
needs of those who would formerly have been able to purchase a house, but now find
themselves priced out of the market.   The aim is to increase the supply of affordable
housing through the release of a series of State lands. 

Affordable Homes Partnership
The Government established the Affordable Homes partnership to co-ordinate the
delivery of affordable housing in the Greater Dublin Area. The Partnership's remit
involves advancing affordable housing projects involving State lands. BRL has made
contact with the Partnership and would see further innovative schemes emerging from
this dialogue. 

Projected Future Mix:

Based on the above proposals, the outcome following the Regeneration programme, will
result in 44% social and 56% private housing in the area. While this may still be a long
way from the overall national balance it is hoped that other government schemes such
as tenant purchase and incremental purchase of tenant housing will eventually over the
years help this community to settle into a sustainable successful town.

Table 7: Projected Tenure Mix
Sector Overall housing numbers % of total
Public
(LA rented + Voluntary
Housing)

3488 43.90

Private
(Market + affordable + co-
operative)

4458 56.10

7946 100%

The figures in Table 7 above group all private housing together to help get an overall
picture of changes in the area. However it should be noted that this category includes
both owner-occupier private market housing, the private rental sector and units provided
as affordable housing. 
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To help get the balance right between owner-occupation and the private rental market it
is recommended that when the future private housing schemes are released, the
marketing policy should restrict the sale of more than one unit to each individual/
company, in order to encourage owner-occupation. 

It is also important the Dublin City Council monitors closely the social welfare allowance
lettings in the private sector, and that these lettings be restricted until the Regeneration
Project is complete. After this point it should be continually monitored to ensure that the
breakdown of social housing and SWA units does not exceed a maximum of 40% of
units in the area at any time. 

7.3 M50 lands located within Fingal County Council 
Located north of the existing St. Margaret's Road and south of the M50 is an area of 40
hectares to be developed under the Fingal North Area Action Plan. These lands
currently have permission for the development of a new Ikea Store. It is also proposed
that these lands will accommodate between 456-912 new residential units based on the
Area Action Plan. It is noted however that this plan was developed and adopted prior to
the announcement of Metro North, which may result in higher densities being achieved
on these lands. In terms of tenure mix in this area it is suggested that 15% of units are
made available for affordable housing. This is based on the high percentage (40%) of
social housing within the City Council lands in Ballymun and that social housing has
been provided for in Santry Demesne. 
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8.0 CONCLUSION:

The wide range of benefits put forward in rationales for mixed tenure have included
reduced turnover, reduced management and maintenance costs, increased popularity,
increased employment, more social cohesion, increased social capital or community
activity, better public and private services and other 'regeneration' effects. The provision
of mixed tenure has the benefit of increasing the money spent in the local economy and
thus enhancing local services and facilities (provided of course that investment is also
made in this area). Others have also suggested that owner occupiers may influence
neighbours' attitudes and behaviour towards their homes, the area, collective action, and
their employment or educational status.26

The housing element of the BRL programme is progressing satisfactorily with the
provision of a range of house types and tenures, and variety of design. The achievement
of the laudable objective to retain the existing population in situ, [which is in marked
contrast to regeneration programmes in other European countries] and the
understandable wish for those living in the flats to be rehoused as soon as possible has
meant however that the provision of private family type units has not been greatly
advanced to date. The result is that the level of social rented housing units in the area
remains high at 60.50% in 2007. This has consequences for social sustainability in that it
will not meet the objective of the Planning Act, “to counteract undue segregation in
housing between persons of different social backgrounds", or government policy to
provide mixed tenure estates. 

To ensure that the objectives of the Planning Act are met, and that the commitment of
the considerable investment of public money in the Ballymun programme is matched by
the achievement of the social and economic objectives of regeneration as identified by
the Government at the outset, it is imperative that policy makers understand the existing
and proposed tenure mix.  In order to create a balanced sustainable community a long
term view must be taken as to how the area will stand at the end of the regeneration
programme. In order to achieve a 44%/56% split of public to private housing this will
require that all units provided in the area after Phase 4, be provided as private housing
with an element of voluntary housing to cater for the needs of the elderly, the homeless
and other special needs. This balance is still far in excess of national levels and
government policy of 20% social and affordable however it does mark a vast
improvement on the situation in 1998 when there was 80% social housing. With
Government policy committed to helping local authority tenants to buy their dwellings
from the LA, and if the recommendations of this report are adhered to, it is considered
that over the coming years Ballymun will become a balanced and integrated area. 

                                                
26 Turnstall, R., Mixed Tenure Policy in the UK, (2003) P. 156
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APPENDIX 1
SOCIAL HOUSING ORIGINALL CONSTRUCTED IN BALLYMUN 

IN THE 1960'S AND 1970'S

Ballymun Flats:
The stock of flats in Ballymun comprised 7-fifteen storey tower blocks (630 flats), 19
eight storey slab blocks (1,888 flats) and 10 four-storey ‘walk-up’ blocks (296 flats),
broken down as follows:
Ref Address No Units
15-Storey Tower, 630 units:

McDermot Tower 90
McDonagh Tower 90
Pearse Tower 90
Ceannt Tower 90
Connolly Tower 90
Plunkett Tower 90
Clarke Tower 90

8-Storey Blocks, 1888 units:
CO_8A 1-93 Coultry Rd 96
CO_8B 94-186 Coultry Rd 96
CO_8C 187-282 Coultry Rd 96
CO_8D 283-378 Coultry Rd 96
SH_8A 1-93 Shangan Rd 96
SH_8B 94-186 Shangan Rd 96
SH_8C 187-310 Shangan Rd 128
BA_8E 1-96 Balcurris Rd 96
BA_8D 97-192 Balcurris Rd 96
BA_8C 193-288 Balcurris Rd 96
BA_8B 289-416 Balcurris Rd 128
BA_8A 417-512 Balcurris Rd 96
BA_8F 1-96 Balbutcher Rd 96
BA_8G 97-192 Balbutcher Rd 96
SL_8A 1-93 Sillogue Rd 96
SL_8B 94-186 Sillogue Rd 96
SL_8C 187-279 Sillogue Rd 96
SL_8D 280-372 Sillogue Rd 96
SL_8E 373-468 Sillogue Rd 96
4-Storey Blocks, 296 units:
SH_4A 1-32 Shangan Ave 32
SH_4B 33-56 Shangan Ave 24
SH_4C 57-88 Shangan Ave 32
SH_4D 89-120 Shangan Ave 32
SL_4D 1-48 Sillogue Ave 48
SL_4C 49-72 Sillogue Ave 24
SL_4B 73-96 Sillogue Ave 24
SL_4A 97-128 Sillogue Ave 32
SL_4E 1-24 Sandyhill Ave 24
SL_4F 25-48 Sandyhill Ave 24
TOTAL CONSTRUCTED 2814
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Housing:
In addition to the Ballymun flats a further 1987 social housing units were constructed in
Ballymun in the 1960s, 1970s. 

Timber Clad Houses:
Shangan Gardens
Coultry Gardens
Coultry S.C.Ds
Sillogue Gardens
Sandyhill Gardens
Balcurris Gardens

80
49
16
120
107
45 417

Courtyard Houses:
Poppintree
S.C.D.s in Poppintree

484
40 524

Terrace/Semi-detached houses:
Belclare
Coultry
Shangan
Ard na Meala (incl. S.C.Ds)
Sandyhill S.C.D.s
Poppintree
Crannogue

384
293
127
60
52
20
110 1046

TOTAL CONSTRUCTED 1987



31

APPENDIX 2
 PUBLIC HOUSING

Public Housing Completed
Location Architect No. of

Units
Poppintree 1: Belclare Drive Fionnula Rogerson Architects 9
Poppintree 2: Hollytree Terrace Cathal Crimmins Architects 71
Poppintree 4: Belclare View, Park &

Lawns
Cullen Payne Architects 25

Poppintree 5A: Carton Way, Drive &
Terrace

Downey 54

Poppintree 5b: Carton Court, Close,
Road & Terrace.

NBA Architects 90

Balcurris 1: Balcurris Pk East,
Balcurris Close & Gardens, Ard na
Meala.

O'Monony Pike 57

Balcurris 2:Marewood Crescent,
Sandyhill Court, Terrace & Way.

Burke Kennedy Doyle 74

Balcurris 3: Balcurris Park West O'Mahony Pike 33
Sillogue 1a: Gateway Mews,

Crescent, View
ARPL & A. Reddy Architects 40

Sillogue 2abc: Marewood Crescent,
Grove, Drive, Orchard Pk, Barnwall,
Belclare Crescent.

MV Cullinan & Gerry Cahill
Architects

104

Sillogue 3B, Owensilla Gardiner Architects 58
Coultry 1B: Woodhazel Terrace, Way

& Close, Longdale Terrace, Coultry
Way.

MJP 85

Coultry 2a/2b: Sallowood View GMcM/PTA 56
Coultry 3: Forestwood Avenue, Close BRL architects 87
Coultry 4/5: Coultry Terrace, Drive,

Crescent, Green & Place. 
Laing O'Rourke & OMP 38

Coultry 7: Shangan Green BRL Architects 1
Shangan  1a:  Shangan Crescent , &
Coultry Way

BRL 60

Shangan 1C: Shangan Rd/ Longdale
Terrace

Levitt Bernstein Architects 93

Shangan 2abc: Whiteacre Court &
Crescent

Derek Tynan, McCrossan
O’Rourke and McGarry Ni
Eanaigh Architects

67

Total Public Units Complete 1102
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Public Housing Under Construction 
Location Architect No. of

Units
Poppintree 12 Flanagan Fitzgerald Finlay 20
Sillogue 3a: Ownesilla Terrace Howley Harrington 30
Sillogue 4 ARP Lorimer 124
Sillogue 5 BKD Architcts 135
Sillogue 6 BRL Architects 58
Coultry 4/5 Laing O'Rourke & OMP 81
Shangan 4 CPA/ CSRL 69
Coultry 9 Shay Cleary Architects 4
Total 521

Public Housing Waiting to go on site:
Location Architect No. of

Units
Poppintree 1a Fionnuala Rogerson 1
Poppintree 3, Dolmen Court Fionnuala Rogerson 74
Balcurris 5 Newenham Mulligan 55
Balcurris 7a Duffy Mitchell O'Donoghue

Architects
61

Balcurris 7b Grafton Architects 48
Total 239

Public Housing at Design & Planning Stages:
Location Architect No. of

Units
Sillogue 1B ARP Lorimer 5
Sillogue 8 Howley Harrington Architects 61
Coultry 6 OMP Architects 39
Balcurris 6 Newman Mulligan  & Assoc. 50
Shangan 9 Proctor and Matthews 83
Shangan 5a Fagan Kelly Lysaght Architects 42
Shangan 5b Mitchell Associates 59
Sillogue 9 (ask Darragh) McGarry NiEanaigh Architects 80
Total 419



33

APPENDIX 3
 PRIVATE HOUSING

Housing Complete 
Location No. of Units
Civic Centre, Shangan Hall, Plot 30 Main Street (S. 23) 52
Gateway, Plot 32 Main Street (S. 23) 89
College View, Plot 24 119
Santry Cross, Plot 1 216
Santry Cross, Plot 2 119
Student Block, Plot 33 109
Hotel, Main Street, Plot 12-15 154
Total 858

Housing Under construction 
Location No. of Units
College View, Block C, Plot 24a 25
Plot 3, Santry Cross Extension, Santry Avenue 22
Coultry 2C, Shanlis Way 4
Poppintree 15 233 
Total 284

Housing Waiting to go on site:
Location No. of Units
Shopping Centre, Treasury Holdings 572 
Total 572

At Design & Planning Stages:
Location No. of Units
Infill Oldtown, BRL scheme 2
Aisling Site, Balcurris checked 38 
Balcurris Enterprise Centre checked 42
Total 82



34

APPENDIX 4
 AFFORDABLE HOUSING

Housing Complete:
Location Architect No. of

Units
Poppintree NC, Carrig Court David Whitehead & Rusland 33
Coultry NC Shay Cleary Architects 20
Shangan NC Duffy Mitchell Architects 30
Total 83

Housing Under construction:
Location Architect No. of

Units
Coultry 9, Santry Avenue Shay Cleary 9
Poppintree 15 O'Mahony Pike 26
Total 35
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APPENDIX 5
 CO-OPERATIVE HOUSING

Housing Complete:
Location Architect No. of

Units
Coultry 7: Habitat for Humanity BRL architects 4
Poppintree 14: Tigh Meitheal Peadar Nolan 26
Sillogue 7: New Horizon Co-op Peadar Nolan 28
Total 58

Waiting to go on site:
Location Architect No. of

Units
Poppintree 6 - Parkside Gerry Cahill 34
Poppintree 6 - Glor Na Gael Gerry Cahill 40
Sillogue 15, Emerald Co-op Solearth 13
Total 87

At Design & Planning Stages:
Location Architect No. of

Units
Poppintree 7  Quilligan Architects 13 
Total 13
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APPENDIX 6
VOLUNTARY HOUSING

Complete
Location Architect No. of

Units
Hail/ Linx MJP Architects 39
Hail, Poppintree NC David Whitehead & Rusland 2
Sonas Housing Association Levitt Bernstein Architects & MJP 3
Sonas, Poppintree NC David Whitehead & Rusland 2
Sophia Housing Association MJP 6
Sillogue 2ac, Aruppe Gerry Cahill Architects 1
Total 53

Under Construction 
Location Architect No. of

Units
Sillogue NC Fionnula Rogerson Architects 39
St. Michael's House, Santry Avenue BRL architects 6
Total 45

Waiting to go on site:
Location Architect No. of

Units
Sillogue 15, Cluid Housing

Association 
Solearth 24

Total 24

At Design & Planning Stages:
Location Architect No. of

Units
Boys Hostel Newman Mulligan  & Assoc 1
Girls Hostel Newman Mulligan  & Assoc 1
Total 2
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APPENDIX 6
NO. OF UNITS OCCUPIED IN THE BALLYMUN FLATS, JUNE 2007

Units Occupied June
2007 

SH_4A: 1-32 Shangan Avenue 12
SH 4B 33-56 Shangan Avenue 11
SG_8A 1-93 Shangan Road 28
SH_8B 94-186 Shangan Road 72
SH_8C 187-310 Shangan Road 95
CO_8A 1-93 Coultry Road 68
CO_8B 94-186 Coultry Road 70
CO_8C 187-282 Coultry Road 31
BA_8E 1-96 Balcurris Road 2
BA_8D 97-192 Balcurris Road 10
BA_8C 193-288 Balcurris Road 59
BA_8B 289-416 Balcurris Road 17
BA-8A 417-512 Balcurris Road 0
BA_8F 1-96 Balbutcher Lane 95
BA_8G 97-192 Balbutcher Lane 92
BA_Clarke Tower Clarke Tower 0
BA_Plunkett Plunkett Tower 89
SL_Connolly Connollly Tower 0
SL_8A 1-93 Sillogue Avenue 18
SL_8B 94-186 Sillogue Road 76
SL_8C 187-279 Sillogue Road 81
SL_8D 280-372 Sillogue Road 66
SL_8E 373-468 Sillogue Road 62
SL_4A 97-128 Sillogue Avenue 0
SL_4B 73-96 Sillogue Avenue 8
SL_4C 49-72 Sillogue Avenue 5
SL_4D 1-48 Sillogue Avenue 43
Total occupied 1110
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