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EDITORIAL

Planming in the market place requires that it he strongly justified and
well defined in order that it gains public respect and acceptance in a
free society. To date this has not heen adequately accomplished. Itis
now conventional wisdom thatthereis a crisisin planning. As planners
we are inclined to believe that we are always at some new turning
point, at which our initiative and wisdom is needed to help a city, a rural
area or the planning system to escape disaster and find a new future.
This impasse and disappointment may be ascribed to excessive
expectations of planners and their frustration at government failure.

The very notion of planning carries palitical avertones. His a sensitive
subject on which professional and political inferests are at stake. Itis
therefore important to understand the separation between 'plan’ and
‘powers’ and why the practice of planmng has evolved in response fo
the demands made on it, without any major political discussion and
commitmenfs having taken place. Nl is also important fo assess the
achievements and limutations of plans in terms of the direct and
fndirect effects en public and private management agencies, social
groups and on the environment rather than only on plans and
procedures in themselves.

Any consequent perspeclive will enable essential reforms io be
formulated to close the gap between ‘plans’ and ‘powers’ and link
together more directly and effectively the preparation of ‘plans’on the
one hand and the ‘powers’ on the other. Such an understanding is an
indispensable guide to compefent planning practice. A perspectiveon
planning mustinciude a view of the future polifical attitudes to planning
and of change in local gavernment.

The whole physical, social and economic environment of Local
Government is subject to changes which are dynamic and progressive.
The rate of change is no Jonger incremental, but fundamental in is
imphcations. Yet little change has taken place in the way local
gavernment thinks plans and operates, commensurate with the
degree of change in the living environment. Fundamenial change is
required if local government is to be accepted as being what it must
aim to be if it is fo retain credibility and influence.

What isimpartant far planning is the way in which planning regimes are
conceived at both the stategic and local level which can be schooled by
organisational means. Substantial change must be introduced fo bring
planning back into the corporate overview situation, treating it as part
of the central policy plan of the autharity (with insfrumenis, pawers &
resources), rather than as a separafely conceived and managed
professional actwvity almost external to the authority.



Local Government reorgamisation must ensure a more enabhng role
with an implementation orentated statutory planning system
designed to breed imtiative, flair and design. We must hope and
advocate that the present planming process of ‘plans’ and ‘power’ is
capable of responding to the rate of change in the environment it
presumed to service and that the ‘powers’ are not constraned in their
hitherto attitudes that public land use management can only proceed
when the ‘powers’ hide behind a set of regulations.

JOAN CAFFREY

President.



Urban Renewal and its Success or
Otherwise in Relation to
Galway City

J.W. Regan

Urhan Renewal 1s merely a new name in the planner s language for a
process which has heen in existence since man stapped his nomadic way of
Iife and hegan to hive n settlements The extension of a dwelling, the
addition of dermer windows the laying down of new footpaths are aspects
of Urhan Renewal as well as the buillding of an office block or multi storey
hotel There has always been a constant process of change and renewal,
precemeal If you like

As a result of extensive war damage to some European Cities in the last war
Uran Renewal took on a new meaning

in the UK n 1962 the Mimistry of Housing and Local Government and
Mimistry of Transport‘praduced Bulletins for the guidance of Planners and
Local Authorities

Bulletin No 1 nad utle Town Centres approachto Renewal BulletinNo 2
in 1963 had title Town Centres Cost and Control af Development
Bulleun Ne 4 10 1963 Town Centres Current Practice '

These Bulletins gave guwdelines for preparation of comprehensive
redevelopment of Town Centres and showed how private enterprise could
ne yot to carry out mast of the commercial development on a partnership
basis with the Local Authanity

In 1962 n ttus Country, Mimister Neil Blaney introducing the Local
Government (Planning & Development) Bill to the Dail said

These prowisions of the Bill will enahie Planning Authorities to undertake
Urhan Renewal Hitherta plannming had been hampered especially in the
Central Areas of towns by the fact that land 1s spiit up Into a great many
parcels in different ownership As a result, private redevelopment tends to
he piecemeal freezing for generabrons ahead the existing street pattern
which 15 hecoming increasingly outmoded by the mounting volume of car
traffic and the needs of a devetopment ecenomy Replanning and rehutlding
on modern hnes requires the assembly of siles and this can often be
achieved only if the Planming Authority acquire the area

He referred in s speech to what he had seen on his visit to the United
States and to contemporary plannming practice in the UK which had
developed from the need to repair war damaged cities

The Bill hecame the 1963 Planning and Development Act and hecame
operative on 1,10+ 1964

Under this Act each Plannming Authornity was required to make a plan
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indicating development objectives for its area In the case of County
Boroughs, Borough, Urban Distnicts and Scheduled towns a development
plan must consist of a written statement and plan and must contan
objectives for zoning, roads/parking, development and renewal of ohsolete
areas, preserving improving and extending amenities

Section 77 gave turther powers to Planning Autharities amongst them
being

(1} (d) Provide areas of convenient shape for development

{1} {e) Secure or carry out as respact obsolete areas, the development or
renewal thereof and the provision therein of open spaces

It further pointed out 1n this Section the powers of Compulsory Acquisition
under local Gavernment (No 2) Act 1960 apphed n relation to any
necessary Compulsory Acquisition of land 1o secure development
scheduled under Sectian 77

Except in a few cases these powers were not availled of by the Planming
Authorities, the principal reason being lack of financial resources

Urban Renewal, perhaps understandably, 15 seen as having a low priornty in
national investment rankings

The simultaneous redevelopment of all the derelict areas of our cities and
towns would of course require a massive injection of resources thatwe asa
society would be unable to sustain

Comprehensive Redevelopment

in the Seventies there was a nig change of thougnt with regard 1o Urban
Renewal all over Europe

This reversal of opmion ceme anout from expenence yaned from
comprehensive redevelopmeni carried out, the numner of large scale plans
which failled to get off the ground e 1974 ail crisis and steck taking of
European Hernaye in 1875

Since 1975 the philosophy with town centres 1s Conservation, Renovation
and Rehaoditation

There necame an INGreasing appreclation that street p4dtterns are a
historical and cultural hertage as well s neing econormuically and socially
important to the life of a city

Causes of Derelicition

Buildings and areas can become run down and derelict for a varniety of
reasons

Changing transport technology has resulted 1in warehouses and some
industries moving out from town centres

The RBeni Restrictions Act which caused a transfer of rent resources from
landlord to tenant so that the houses to which the control applied did not
generate sufficient revenue {o yield an equitahie return on the capital
invested i them nor to pay for their upkeep and maintenance This led to
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decay of a consideranie amount of housing stock In cinies
Designation of areas as obsolete areas 10 Development Plans

Freeany development inareastor o future proposed road which may take 20
yedrs to implement and may never ne constructed

Ditficulty o getung a vianle economut alternate use for old puildings
formerly used for indusiries or warehouses

Renlef of rates for derelict sites and nuildings

Holding undeveloped property with full remission of rates 1s a gilt edge
security W neage aganst inflaton

Urban Renewal in Galway

As g result of a query in 1973 from the Department of Local Government the
Planming Department of Galway Corporation carrned out g survey of derelict
sites in the Galway Central Area

That survey revealed thdt there were at the time 61 derehlct or underutilized
sites 1in Galway Central Ared mvelving 48 different owners

A further analysis showed that the

10 largest snes accounted for 66 o of total area of derelict sites
15 targest sites accounted for 75% of 1otal area of derelict sites,
20 laryest sites accounted for 80 of total area of derelict sines
30 laryest sites accounted tor 83" of total area of derelict sites

A break dawn of ownership inrelation to percentage of the total derelict area
showed that the

Single laryest owner accounted for 40% of total area,
5 laryest owners dccounted tor 64 s of total areq

10 largest owners accounted for 70 2% of total area
20 largest owners accounted for 87% of total area

The next stage of analysis nvolved investigation the Poor Law Valuations of
the derelict sites since 1955 This revealed some unexpected results

Poor Law Valuauons of the 61 derebct sites
1955

£2 153 00p

1966

£1216-50p

1973

£541 25p

Atthattime in 1973 the rate in the £ was £7-44p whichmeantthatat 1955
valuation the income from rates 1o the Corporation for these sites would be
£16 018.32p at 1966 valuations incame would he £9,050-00p andat 1973
valuations imgome was £4 026 79p

Having realised that there was a gross under-utilization of property in the
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centrat area 27 sites were selected and an estmate made of the potential
income n rates to the Corporation (f the sites were developed applying the
critenia of the development plan 1 e zomng site coverage plot ratio etc
The potential income in rates from the 27 sites f deveioped for shops offices
and flats wauld have neen £86 000 nased on the rate level in 1973 which
was £7-44p 1nthe pound The actual ncome inrates inthatyearfrom same
sites was £2 554-00p

As a result of the above exercise we suggested that a possible solution to
dereliction would be achange in legistiation sothat sites or unused husddings
i an urban area would he valued ai 2% per cent of potenual value This we
felt weutd encourage owners to develop ar sell the property to developers

i such a valuation was placed on the 27 sites already menuoned the income
in rates v 1373 would have heen £21 500 against £2,554 which was the
rates on these properties in that year

1981 Galway Borough Development Plan

The Central Area inthe 1981 Development Plan s defined as being hounded
by the Eglinton Canal on the west the site of Galway Chifden railwayline on
the north Lough Atalha Inlet on the east and the docks on the south

This has an area of 264 acres approx and the various land uses are as
follows

Commercial 51 64 acres,
Residenhal 25 66 acres,
Industrial 967 acres,
Community facihties 37 78 acres
Vacant sites or sites with

under utilised buildings 1059 acres
Public roads rncluding harbour roads 3050 acres
Carparks 946 acres
Ratl Transpaort 11 55 acres
Harbour Water Area 9 84 acres,
Harbour Dock Area excluding roads 18 29 acres,
Public Open Space 12 59 acres,
Fresh Water Area 36 52 acres

This Central Area 1s broken up into 6O street blocks and the Planning
Authorrty s policy 1s set out in respect of each block In the case of vacant
property, proposed accepiahle uses are suggested

The recommended policies for the Central Area are
(1} Retention and enhancement of the character of the Central Area by

{a} mimimal road improvements except
(1] connection on south ring from Loeugh Atahia Road to O'Briens Bridge
(2) connection of Bridge Street to Woondquay wvia Bowling Green, Mary
Street and Daly 5 Place
{3) connection of Eyre Street carpark to Prospect Hill
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14y connectian of Prospect Hill to Froster Street

whaimproving environmental quality ny discouragrng traffic wiich has no
pUSINeSs 1IN the drea Yiving prionty to the pedestrian in mam shappiny
streets

(£} encouraginy selective redevelopment only 1n key dreas of putworn
praperty

id) ensuring, vy o frontage desiyn policy, that new consiruction in suct:
localions 15 sympathetically related to the scale, detathng and maleriats of
athotning propertes

t2) Retenuon of ewshing residential use as far as possible and
encouragement of residential element in all new commercial deveiopment

13y Compulsory acquisition by Corporation of all buildings and sites which
are N o derelict condition

i4) Re development of sites and (3} above by either Corporation or private
enterpnse ds soan as possible after dcquisiion

i5) Encouragement to shop owners of preparabon of schemes for each
street nctuding removdl of unnecessary adverhising signs provision ot
Lanapes painting of premises eic

1B Encouragement to Central Ares motor garage users, huilders yards
Local Authonty yards feruhiser industry to maove to maore attracuve sites
elsewnere necause of hmitations on velnucte access n the central area and
1 eir damaging affect to 1he environment of the area in which they are
located

171 Creation of niverside walks and amenity space alony the river from Wolte
Tane Bridye 10 Salmon Weir Bridge

181 Provision of pedestrian brudge from Cathedral carpark 10 Bowling Green

(9 Acquisition iy Galway Corporaton of all waterways  removal of all
runiish from same repamrs o trarning walls and restoration of weirs and
slhuices where necessary  laying out 45 passive recreatieon spaces allpanks
uy yrass seeding planting of shrurs and flowers seating etc

{10y Refusal of permissian for canversion of ground floor retad outlets to
office use on the fellowing areas Eyre Sguare Witham Street Eylinton
Streel Wikhamsyate Street Shop Street and Manguard Street

Thie following dre extracts from specific objectives in the Development Plan
deahing with ohsolete areas

The Planning Authgrity will take vigerous acuon (o eradicate derelict
oildings and derehict sites firstly Iy seeking the co operation of the owner
dand failling to do so w usmg the powers vested in them to acquire the sites
or recover cos1s In making the site or structure non derehict

its anonjective af the Planning Authonity 10 seek renewal of thase areas of
the city which are obsclete hy direct redeveiopment by the Plannmng



Authorily Or 1N O operation with grivate owners
The aims of the Planning Autrority 5 Renewal Onpeclhives are

11 Ta secure netler ubhisation of lands

1111 To mdke sites availanle tor Central Area uses

11111 Ta provide for tire needs of modern traffic and pedestnan circulation
and dceess together wilh (e mignest arclutecturg! and civic desiyn
standdrds to provide o ¢ood enviranment far e future
There dare 8 dcres histed s oosolete areas and proposed uses are
suygested far all of the 8 acres

Measures necessary to achieve Urban Renewal

If we are to aclueve a4 mare rapid progress in uriah reneweal changes in
legislation and ncentives are needed | would suyyest the following das
Necessdry

{A) A Natonal Policy 1s requiredfor uriian renewal and funds mode davailasle
for 1ts aclhievement

(B] Change in leqgisiation so that the owner of an unused or derelict vulding
or site would have to pay rates nased on petentidl value of site or nuilding
after o period of 2 years vacant or underuse

{C) Each Local Authority should have &« Revolving Fund  for the acquisition
of properties which they conssder require renewdl rehauilitation or
restoration The Local Authority should then prepare o brief of the
development whuch they consider proper for each property and invite
tenders from private developers through pubhe odvertisements with o
stpulation as to commencement and completion of wark In this way the
money for the renewai would ne coming from the private sector ardd the
Locdl Authority could then put the monies receved from sale nack into the
revolving fund for the dcguisition of further property

(D) Lineral Reconstruction grants should ne introduced for renovation of
existing housing stock or conversion of other nundings or portion of them
into flats 1in central areas

{E) Financial assistance should e made available 1o priviate owners tor the
maintenance of buildings of architectural or historic interest where the
tisting of such a puilding imposes a oigger burden on the owner thanif itwas
nat hsted (Preservation of thatched cottages in Galway 15 an example of
what | mean Itis much cheaper for the owner of a thatched cottaye to renew
the raof with sletes ar tifes or an underlay of felt that to provide o new
thatched root )

{F) Retaxation of building regulations for new uses in old puilldings

James Regan is the Galway City Planning Officer.




Integrated Rural Development :
Reflections On A Magic Phrase

John V Greer

The vopcabulary of planners has always been peppered with words or
phrases which seem 10 encapsulate the central tenets of the profession
Balance, co-ordination comprehensiveness, rationality have all been in
commgen usage and would certainly feature strongly in a word accguntaf the
Iiterature on planmng  Very often however the wards have been used
simply because they sound gaod rather than as a result of their underlying
meanings and connatatians Wildavsky (11has pointed up the way inwhich
co-ordination has been embraced as a fundamental element of the planning
credo without there ever having been dany serious effort to analyse the term
To tell someone to achieve co-ordinatian may Agpear 1o be unguestionably
sensihle hut it does nottell im her precisely what todooar howtodgit The
yolden waords are also serzed upon as f therr very invocation endowed the
user with an irrefutable stance manensuring arguement The very mentian
of ratonal brings with 11 the unmistakable inference that any counter
position taken s grrational  ang by definiton inferior

The temptation 1s always present to exploit the charisma of the word forits
own sake In the end i hecomes a tired and empty slogan, deverd of
substance and ultimately discarded  In the fashion conscicus world of
planning however the search for a new totem term s never ending The
word of the mament s integration Seme feeling for the sheer power of the
expression may be gained by merely saying it aloud and then uttenng s
converse disintegraticn with all the overtones of anarchy or the more
sinister sounding segregation  The mtegrated approach 1in planming has
replaced rational comprehensiveness  which became easy prey to
theorenical and methodeloyical attack once the glossy but binitle outer cover
of the expression itself was pierced Sgmehow integrated plannming seems
to lay claim 1o the same territory as rational-comprehensiveness while not
sounding so brash and without coming under the spothight of critical
analysis to date

The adjective inteyrated has been closely allied to rural development in
particutar, a surprising feature 1n tself as events in the rural realm usually
follow rather than precede trends in the urban sphere The aims of this
paper are to trace the origins and evelutron of the phrase (ntegrated rural
development to authne what:s imphed inthe use of the term, and to warn
of the cansequences of 11s abuse as an expedient expression, brought into
play when an impressive sound:ng comment seems to be called for
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Integrated Rural Development {IRD) was first coined as a term by agencies
working i Third World countries where 1n the ncipient stages of
development the differences :n fiving standards between the urban centres
and the rural penphery are at their starkest While there are many facetsto
IRD n these circumstances the heart of the matter 8 exposed In
Yudelman s {2) defimition of IRD as

a process intended to raise the output and incomes of the rural poor It
extends beyond agr:culture, and it has the purpose of bringing the benefits
of development to the rural areas with emphasis once more onaiding low-
income groups or those who have been passed by 1n the growth process

The thrust of IRD in the Third Warld context may be subdivided into a
number of strands all of which have had an impact, though Interpreted
somewhat differently when the term was introduced into the European
setting These are -

{1} A concern that agency funds for development were being used
efficiently, and were mutually reinforcrng in therr impact on problems rather
than being fragmented

(2} A mult-sectoral approach to development While improvements to
agriculture are a critical element in the overall process, measures to
promaote the expansion of other economic activities particularly
manufactunng industry are inherent tn the concepl

(3] An attempt to concentrate effort on ading poor areas and more
specifically poor people hwving 1n such areas As a corollary development
inputs are to be matched with the specific needs and aspirations of the
target graups to which develgpment pregrammes are addressed

(4} A requrrement that local people hecome actively involved, not only 1n
identifying needs and opportunities far development, but also in the working
through of projects

{5 A demand for institunonal and struciural reforms particularly at
Natonal Goverament levet so that development programmes are
intreduced on a broad and umified front rather than be left in the hands of
ministries and departments with single functional interests

These components of IRD when taken together amount ta nothing less
than a manifesto which calls for radical changes in the whole approach to
rura! development McNab (3) puts it succinctly when 1in answering the
question VYhat 1s to he integrated with what in [RD? he asserts that
integration is pervasive Agricultural devefopment 1s to he integrated with
other sectors 1o increase incomes and create employment apportumtes
Soctal development 15 to be integrated with economic development to
increase the attracuen of rural areas and to lessen gutrmigration  Policies
are to he integrated to realise the aspirations of local commurities Finally
the local scale or bottom up approach te development 1s 1o be integrated
with the natonal level or top-down perspective
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It 15 a tall order indeed not least in Third World countries where the ideas
were first advanced Major cifficulties arose particularly as a result of the
widemrng of the mnterpreiation of IRD to nclude socio-polimcal and
admimistrative dimensions which argued for the devolution of pohitical
power frem the natuonal 1o regicnal levels and the exphcit paliticisation of
thie plight of the rural poor in contrast to the privileged mimorities of the rural
and urban rich Thus feature together with the faillure to define or even
approximate an gptimum terntorial uni for the application of IRD 0 practice
has led to the emergence of a sceptical view of the concept in general, as
expressed by Ruttan (4] The basic guestion mark has been the observed
failure to translate a number of relatively successful small scale or pilotrural
develogpment projects 1into successful long term rural development
programmes  Again whatever the admitiedly huge obstacles to be
avercome n applying IRD concepts 1n Third World countries 1 could be
argued that the approach enjoys at least the advantage of being set in
conditions where regionat autonomy 15 relatively well represented |t
should also be recorded that in arecent report (51 by Third World experts on
JIRD made as a result of a visit to study rural develepment programmes in
Britain there was strong comment or the observed lack of any integration in
the very sphere which had been so forcefully advocated in underdeveloped
countries

The European expenence of Integrated Rural Development 1n contrast to
that of the Third Werld 15 both recent and mited  The first express use of
the term may he traced to the work of the Agricultural Directorate of the
European Commission and accurread less than a decade ayo  In the intenm,
however the term integration has come to dominate the phraseoctogy of
the Comimussion 1n general  takng  over freim its predecessor
harmamsaton  The shift 1n usage between the two words may he
interpreted as a concern on the part of the Commission to achieve stronger
and more visihle inks between community and national level measures in
promoting andimplementing projerts rather than the earlier pre-occupation
with bringing the pohcies of individuel Member States closer together an
any J1ssue

The basic spur to this change of atttude was the growing conviction within
the Commission that the impact of community financial instruments and
mechamisms in such spheres as the regional and somal funds was being
disrupted because they had heen designed to reahise different palicies an
the basis of different cnitenia  Integration was therefere viewed as an
appreach whichinconceptual and pratical terms made foramimprovement

in the efficiency of community measures te promote develppment The main
tenets of the integrated approach as put forwarded by the Commission
have been expressed {6) as

{1} The bringing together of efforts by commuruty institutiens and national
authorities to elhminate bottlenecks of a financial techmical and
administrative character so as to produce results significantly greater and
mare palpable than the impact of various aid measures apphed individually
N any area
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{2}  The cancentration of aids n geoyraphical areas with conftinuing
problems of a particularly serious nature and where the appropriate
conditions exist for cembining communmty natienal regional and local
development measures

{3} The enabling of faster implementation of planned projecisand measures
through an increase in the flow of financial resources in the form of loans
and grants emanaung from a mare thorough understanding of the means
availlakle at community and natconal level

In the sphere of Integrated Rural Development the seminal influence inthe
E £ C context was a conference held in Bayreuth :n 1979 which led to the
miiation of twelve research projecls spannming the range from the
philosophy of IRD 1o detatled aspects of s possible implementatvon Three
of the projects were to belocated in France aswasaisothe case in Germany
and the Unied Kingdom while ltaly Belguim and Ireland accounted for the
remainder The Insh project was undertaken by An Foras Taluntais and was
set in County Mayo In parallel with the research projects the Commission
sponsored three Integrated Rural Development Programmes inthe Western
tsles af Scotland Scouth-East Belyuwm and the Department of Lozere 1n
France The combiration of research studies and action programmes thus
provided the oppeortunity 10 gam mmsights auickly into hoth the theoretical
and practical dimensions of IRD m 4 Western European setting

The results of the research projects are now com:ng to hand and a recent
review by Sayce{7) would suggest that hasic differences in interpretanon
and detimmions of IRD are to be found in the studies These may he
summarised as

{1y Integrated development 15 & process whereby individual and secioral
pohgies are co-ordinated wn purswt of commaon community objectives In
thus anterpretation integrated development 15 a concept applicable 1n a
vanety of differemt enviranments such as urtran areas the urban frinye
rowlands and uplands  its precise nature will be influenced by the nationat
and internavonal designations prevalent in the area defined

12} Integrated Rural Development 's a mode of bringing co-erdination intg
opubhic pehoies{existing and propased)to alleviate rural social malaise in less
favgured areas and relating to the iocal community

One explanation for the differences ininterpretaton and defimtion of IRD 0
the studies)s that projects undertaken in Germany and the United Kingdom
were set 1in a very drfferent arena of rural urban relationships to those
carried out 10 France and freland Thus the former group of studies have
tended to deal with (opics such as the balance between town and country
and the related i1ssues of landscape conservabon and community
development while the latter group were much more concerned with the
improvement of socio-economic conditions in marginal rural areas where
the problems of the small farm economy and population decline are
uppermost However while 1t s obwious that the rural periphery of Europe
demands a different approach in terms of strategees for future development
thanrural areasclose tothe major urhan complexesof Britainand Germany
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there s a very real danger 1in applying the umbrella term IRD 1n all
rircumstances If the integrity of the term 18 to be preserved, 1t 15 arqued
nere that «t should be restricted to usage within the context of peripheral
rural regions where the developmental needs hark back to some degree to
Third World conditions in which the phrase IRD was first introduced, and in
any event are of a fundamentally different arder 1o those of rural areas
facing pressure for residentral or recreational development from adjacent
cohurbations Inthelatter case the term Adapted Regronal Development as
mooted by Zurek {8) s much more appropriate  The central concern of
Adapted Regional Development 1s the stabilisation of conditions of Iife In
rural areas and the preservation of therwr rural character, which inter alia
entails rejection of industrialization of the countryside since this would
meregly extend the wave of urbamazaton

However even i IRD is peygged back to describing a method of drawing
policies together to reduce the social and economic problems of the
peripheral rural regians of Europe there are many difficult obstacles to be
overcome In the first instance while a mulnu-sectoral approach to rural
development mdy now command widespread agreement in principle there
15 hittle material available on how it 1s1o be actueved inpractice The crunch
1Issues reman those of the contriuten to be made in terms of employment
of wedith creation by invesiment 1N aci:vities such ascraft industry tourism
ar forestry and ther relatonstup with agrniculture A recent study(9) of
regional development in the West of Ireland drawing upon IRD principies,
concluded that manufaciuring indusiry mMust remain as the man engine of
growth for such areas :n the future with develepments 1n cther sectors
offering but modest scope 1N emplovment generation

Again the mutually reinforcing or synergy efforts of E E C national and
regronal scale measures warking in concert remamns 4 dream rather than a
reality Too often the promise of E E C fevel intervention or support seems
10 provide an excuse for Nationa! Governments tc become less invoelved in
any ared or 1ssye Inaddivon the direct interest of the community in specific
problems at regiondl and local scales can exacerbate rather than reduce
tensions between ggencies and authoritiies working at these levels and the
respective Central Government Departments VWhat was previously a two
sided discussion can easly hecome a three sided affasr with a
corresponding increase in bhureaucratic wrangling In any event it may well
be thatregional economies in any part of Europe dre fartocapen Lo respond
1o mjections of investment in the dramauc fashion implied by synergy
Ttere are doubts too about the capacity of local commurities to become
actively involved in the development process The main problems are that
mamy potential cormmunity leaders will have already nmgrated from the
areas most in need of support together with marked reluctance of local
people in rural areas to accept outsiders as advisers or advocates of change,
as noted by Curry(10) 1 his analysis of the IRD programme 1in South-East
Belg:um  The bottem up approach to development mplied in IRD, must
also face the difficuiuies of achieving any degree of devolution of powers to
the reglanat and lepcal scales in an era of increasing centralisation of
functicns
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Alt this 15 not to cast a cloud onthe patential of IRD as a means of addressing
the very real problems ol peripheral ruralregions Policies and proposals for
such areas must be drawn up In a more cohesive manner than previously if
they are to have any chance of success The purpose of this paper hasrather
been to warn against the gratuitous use of the term which could so easily
lead to its preostituuon and eventual abandonment Integrated Rural
Development deserves & better fate than that

References

1 Wildavsky, A {1376) | planning s Everytinng, Maybeits Nothing , Policy
Sciences, Vol 4, pp 127-153

2  Yudelman M (1976} Integrated Rural Pevelopment Projects The
Bank s Experience XVl linternavonal Cenference of Agricultural
Economists Nairobi, Vol 26 No 7

3 McNabk A (1984) Integrated Rural Development 10 Britain,
Gloucestershire Papers in Local and Rural Planmming, Issue No 22

4 Ruttan V (1975} Integrated Rural Development Programs A skeptical
Perspective Internatonal Development Review No 4

5 Arkleton Trust (1980) ‘Rural Decline in the UK A Third World View

<] Commissian of the European Community (1980) Integrated
Cevelopment Operations General Principles and Experience Naples
Belfast XV 222 80 Brussels

7 Savce BB (1984} Rural Development and Caonservation The UK
Approach Paper delivered at a seminar on Integrated Rural Development,
Losehilt Hall Derbhyshire

8 Zurek E C (1983) Adapted Regional Development An Approach for the
stabilisation of conditions of Iife in rural areas

9 Brady Shipman Martn (1984) West Region Study Development
Strateyy to 2004 2 vols Dubhn

10 Curry N {1982) Community-led Rural Development The Planner

Val 68 No 6

John Greer is a Senior Lecturer in the Department
of Town and Country Planning, Queen’s
University, Belfast.

15



Information Technology and
Development Planning

R. Tobin

The purpase of thus article 1s threefold:

Firstly 1 describes some of the developments which have occured in
Limerick Corporation over the past number of years and outlines some of
our aspiranions for future develooments

Secondly it outlinegs a broad Philosophical position on the application of
Information Technology to the preparation of Developrent Plans, a position
wiuch has evalved from aur experiences over the past years

Thirdly 1t speculates about future developments, n particular the
development of inter-Authonty Networks

Historical Development
In preparation for the Development Pian Review which took piace in 1981,
the Planming Department made use of the Corporationss ICL 2804
computer for the preparaton of Population Projections Land-Use Models
{Lowry Model) and Land-Use and Empleyment Survey based on the
Valuation Lists However the ICL machine proved very slow and
unfriendly for these purposes and (he work was Iransferred to the VAX
11 780 at the NIHE Campus by arrangement with the Computer Services

Division
This moave enabled development inta other areas such as Statistcal

Mapping by Computer and the analysis of surveys by the SPSS package It
also permitted the on line staraye of much larger velumes of data as for
example a datahase containing details of all planning permissions granted
in the Corporation since 1976

Durning 1983 the Plann:ing Depariment became involved with the Gas
Division of the Corporation in estimating the potential Energy market in
Limenck City and Suburbs and a Database an all major energy users was
established preparatory to a major Study

At thus time & Smius 1 Micro computer and faur basic software systems
were abtained by the Planning Department to assist specifically (n the
Infermation  Management cannected with the preparaton of a
comprehensive Development program for the conversion of the Gas
Chwision to Natural Gas  The Software Systems were,

{1} Wardstar a wordprocessing system for Micros

{2) Supercalc a spreadsheet Calculator system

{3) dBase Il a relational database system

(4} VIO & system which emulates a DEC VT 100 Termunal

Many of our current developments and 1deas, recounted In this article have

16



grown directly out of experiences 1n applying what s essentally avalable
commercial technology 1o the preparation of The Natural Gas Project and
the ease with which it has facilitated the concurrent maintainance of other
normal Development Plan activities
Far example during thms penod beth Corporation and County Council
carried out a jo:nt survey of retailing patterns in the City and Hinterland in
order 1o assess the effects of proposed new Suburban Shopping
Developments The Simulation of alternative future snepping patterns
hased on Interpretations of the survey data was carned out using the
Spreadsheet system which also enahled sensitivity testing of varous
alternative policies
Similarly durmng this ume traffic consuitants employed by the County
Councit requested estimates of future Land-Use and popufation data by
Zone This time the SPSS package at the NIHE was accessed remaotefy and
used to prepare the Regression Equanons and the Spreadsheet systemwas
used to prepare alternative projections for vanous dates on request
All reports and memaos emanating from these studies were prepared on the
Micro-Computer using the Wardprocessing system {just as this article 1S 50
prepared) Thus had the advantage of speeding up the producvon of such
reports by a significant margin gince drafts are entered directly by the
Planner and corrected by lum The Word Processing, Calculation Sheetand
Database systems have the tremendous advaniage that information and
data once entered and checked remains consistertly the same throughout
and Aare not sulect to the annoving typograpical errors which arise from a
manual slystem Of course f errors do creep 1IN one cannot blame the
typist
The major emphasis throughout the Corporation s developments has been
ta minimize expenditure an areas which would invoive re inventing the
wheel thus where commerical packayes were available these have heen
employed 1o the full extent of thizwr capaciny and itis intended thatany major
expenditure should be moved for the developmentof unique systems not
commerciaily available and aimed at problems that are specifically of
relevance te Development Planning Also very hittie rme was spent in what
one systems analyst has described as  selecting the best mousetrap
tevaluating micros agaimnst some set of academic standards for speed,
performance etc) In aur view once the arganization s requirements have
been clearly speciired there are only two critical hardware considerations-
the abihity to run commercratly avarlahle packages and the abiity to
communicate with ather micros or mainframes
Present Paosition
Databases on Planming Permrssions granted since 1878 and on major
Employers, Employment Lacations bave now been transferred to the Micro-
Computer and are accessed interactively by dbBase If  Since ths system
uses an  Englsh-hke Query Language which 1s programmahle spectal
applications can be written indBase |l to process files and produce standard
reports to permit additional and modification of records
A recent development using these programmable features for example has
beeen the production of a system which makes local population estimates
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far non-standard staust:cal areas (Eg Drainage Districts)

"he Cohort-Survival populaton prejection techmgue has heen
«mmplemented on the Spreadsheet system for ease and speed of use and
he standard input data can be copied frem one model ' te another and

updated as required Population data by age-group is stored in the Databass
ystem and aggregauans by any selection of Wards can be immediately
retrieved and transferred to the Projection model in the Spreadsheet

\Work 1s also in progress in compiling databases on Amenity and recreation
ireas and builldings and sites histed for conservation and protection The
nformation contained therein will be used in Development Plan reviews,
noth s a seurce of statistical material and as the basis of a Register of
Jwners and Qccupiers for the purposes of notification under the Act
Future Developments

The most intergsting potential developments however are hikely to be in the
area of applcaton of Artificial Intelligence languages such as PROLOG to
the creation of expert systems Tweg areas have been selected for
development, mainly because they are reasonably welldocumentedandare
of direct relevance to the Development Plan Review

These are (1) ntegrated Population, Employment and Housing Projectians
based on the AFAF Manuals and {2) the classification of Rateable
Hereditaments according to the AFF Land use codes Bnefly, the objective s
10 develop in the first case an Intelligent projection system which can
combine quantitative estmates with Quahtative impressions thus leading
10 a machine based system which can simulate that mast quintessential of
planning sensiilites  local knowledge

Inthe second case the objective 15 to deveiop 2 system capable of deducing
from the 60-character text description of each rateable Hereditament what
15 the mast probable Land Use category of that site  Itis intended immally
that the system would ask an operator to define words and context as they
Are encountered but eventually would learn to emulate the operator s
lagical thought process in deducing probable Use-Category

The effects of these systems :f they canbe successfully developed, w:ll be to
relieve Flanners of much of the tedium and expense associated with the
Survey and Analysis part of planming and provide more trme for
consileration and development of alternative strategies and ideas
Giobal View (Information Technology as a Resource)

Infarmatien Technology can be seen as aresaurce facilitating Development
Flanmng in {we major wdys

First 1n manipulatng information and

Secendyin cammunicaking Infermation

The first area may be divided into two further sub-area which are,

¢1) Technical Aids e

Wordprocessing

Spreadsheets

Database Software

Computer Aided Design Systems
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{2y Decision Ads e

Systems which analyse and manipulate

data relauonships and other information

50 @5 to guide pelicy development and ensure
consistency in advice

The second area.Communication has hardly been developed at ail to date
except foar a modern link 1o NIHE but our aspirations include such aspects as
Netwarking Electronic Publishing {Programs and Methodology) and Pubihic
{Shared} Datahases It 1snthis area in partigular that the great potentiai for
Inter Authority cooperation exists

For example with the assistance of the Local Government Camputer
Services Board a Nationwide netwerk of warkstations could be developed
all capahle of communicating with one-another and with a central
computer Assuming that sppropriate orgarnizational arrangements were te
be put in place each particpating authority could call directly upon
speciafist expertise in any ather Authonity Thes would enahle the full time
depleymemnt of Development Plan siaff 1n many of the betler organized
Authantes to the advantage of the poorer Authorities Work on Papulation
Projects for Kerry could easily be carned out by someone in Managhan and
the report transmitted “mmediately over the network 1o he printed out n
Kerry on a Wordprocessing quality printer

Similarly desrgn work for a siten Louth could he dane hy some specialistin
Galway and agam transmitted to it s destination to be drawn an a Plotting
device or viewed and perhaps edited by a Computer Aided Design package
Obwigusly  such  developments are as yel highiy speculative
orgamzatignal lerms but certainly do not exceed the hmits imposed by
currently proven lechnolcagy

In order to enal:le such developments (inthe authors apinion) Information
Techincioyy and it s application te Development Planning must he seenn a
consistent gverall philosoptical context rather than as ad hoc apphication
ot Technelogical Fix tosome current prablem Otherwise the benefits to
the Local Authornity Orgamization as a whoele will be missed

Thus the view chinsen in Limernick s the somewhal naive one that Planming
15 essentially @ search for the unintended consequenges of public and
privale decrgrons ahout development with the exphicit purpose of preventing
or ameliorating ddverse consequences and promating effects hetieved to he
good or heneficial 1o the cammunity at large

This view may be considered naive because it does not espouse any
particular social or pohitical ptulosophy but accepis the imphicit values and
aspratiens of the corporate body that s the Local Authority 1t1s therefore
dehberately wvalue-neutral

The view perceives the world as a set of interacting systems very much as
described by McLoughlin and thus the role of Information Technotogy can
be seen at three distinct levels

{0 wn facilitating rautine tasks such as Report Wniting, Computation, and
Drawing Production

(2] in the simulation of Economic and Physical systems and interactions,
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(3) hut especially at a higher level in faciitating the commurecation and
coordinaten of the views and expertise of specialisis on different aspects of
Planning Problems

Aspirations for the Future

If Planring n Ireland 1s to fulfill the dream that gave 1t Genesis - each Local
Authonty a Development Corporation  then 1115 my opinion that Planners
must (ntegrate themseives totally with the policy-making activities of their
respective authorities

Ingeed  Planming itself 1s to survive the onslaught of Pubhe Spending Cuts
and swaff recrutment filibustering, the planners must apply therr
professional knowledge more productively to the Corporate objectives of
their employers to become a wvital force in the promotion of Development
Micro computers are about to revolutionize business administration in the
same way that telephones did in the early years of this Century and 1t 15 my
ggnnion that Planners should seize the opportunity presented by the
imtroduction of new technology to establish sophisticated methods of
communication and inter authority cooperation on a technical level
Failure to master the new technology and 1t s attendant changes well result
in the further weakening andisolation of Planning and It s reduction to mere
Development Contral functions

Dick Tobin is a Senior Executive Planner with
Limerick Corporation.
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Review of the LGCSB Document SS
14.02 - with particular reference
to Cork Corporation Town
Planning Department

S. Taheny

In September 1981 the LGCSB produced a preliminary report oui-hining the
requirments of a planning system and the various optians availlable One of
the ma:n conculsions of the report was that planming applications
admimistration should be grven priority for the application of computer
techniques The recent report Planning Systern Quthne Specification,
Planming Administration describes a detailed plannming system operating
on a Honeywell DPS6 computer which 1s designed to bring greater
efficiency to the adminmistration of planrming applications  In meeting the
ohiectives as defined the system can be said to have only a small number of
drawbacks However the greatest criticism that can be rmade 15 of the
narrowness of these abjectives and the false assumptions on which they are
hased

Planning has been defined as the activities carried out by designated public
agencies whase main purpose 15 to form poelicies and programmes of action
and to take and implement decisions for requlating change 1n the physical
environment of rural and urban area These activities rely strongly on the
availabihty of information and the quaiity of decision making is directly
related to the quahty of information available Development ¢control 15
primartly a negative activity with Lttle scope for planners to induce
development to take place or grow n accordance with development plans
Nevertheless Planning as itis practised n Ireland to date has been largely
concerned with the negative function of development control  This
concentration on development control to the detnment of physical planning
proper 1s attributed by the LGCSB to  a combination of staff shortages and
pressure of work on the administrative side and the nabiity of local
authorinies to cope with the laryge volume of disaggregated data necessary
for local analysis The computerisation of planming administration as a
prionity will, they say, release staff to work on management of the Physical
Planning function In addition this aspect of the planning function poses a
much more simple probiem for the application of computer techniques
than that of providing an information system for actual forward planning as
well as providing the most cost effective results
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ibe underlying fallacy 1n this thinking 15, the helief that staff involved In
slanming administration are directly iInterchangable with staff in the forward
alanning section  The rauo of administraters to techrical staff invalved in
Aevelapment contrel 18 much higher thanun forward planming The release
of staff from development contret with camputensation witl be therelease of
idmiristrative staff - primarnly clencal assistants and typists The same
~umber of technical persons will be raquired so there can he no transfer of
staff from devetopment control to forward planning  If costeffective results
are ta be produced then one gcan only assume that surplus staff will
gracdually he diverted to other areas of administratien and overall numbers
~ill e reduced by a process of natural wastage and imited recruntement
nalicy  Furthermare the buge cut acks in the public sector necessitated by
he present econoimic situation are bikefy tocontinue well into the future and
Wil prevent any increase 1n technical staff in Planning Departments
Another factor which warrants mentron hut which s too complex to even
hegin to decipher 15 the inter and intra union relations and professional
nvatries which would present obstacles all the way to the notion of
subistitetion of Administrators by Planners

s far as physical planning 1s concerned and planners waorking n local
suthonities the syslem proposed by the L G €S B wili make no difference
~hatsoever  This is not to suygest that the computerisation of the
admimistrative function should not go ahead On the contrary 1t s
imperative that any system which reduces monotenous and tme
~ensuming work be implemented but fet us have no false illusions about
altomatic henefits to the state of physical planming

The LG CSB have given prioriy 1o the computernsation of pfanning
adrmimistration saymg that the development of a system in the area of
physicai planming should be considered as a long term exercise One could
dargue that at least planming administration 1s heing carried out hrowever
efficiently 1n every Local Authority without the aid of computer technoloyy
whereas forward planning, other than the production of a development plan
and maps s nat carned aut i1 most locdt authornties and where it 15, 1t 18
usually hdsed on ntuitive thanksng rather than empncal informatian

Hence forward plann.ng should he given prionty over planning
administratiorn  However a mare readily acceptable argument might be

that 4 system for terward plannmyg and develgpment contral need nat and
shiguld not be telally separate  If the proposed system s adopted now by
locat dauthonities ot will he many yedrs before ancther system will be
introduced to provide infarmation for farward planning needs or hefore the
Honeywell DPSH computer 15 replaced to provide 8 computer with larger
capacity to serve 3ll the requirements of a Local Authornity Planning
Department The system introduced now should have a wider s¢cope than

simply that of development control
This leads us to ask what are tne intormation needs of tarward planning

The GISP repart puhhshed by the Department of Enviranment in Britarn in
1972 concluded 1ts review of the data requirements for development
planning as foliows
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What stood out from this study was that all the data requirements we had
identified fell inta three groups

Papulation, 1e 1ts characternistics
Activities, 1e peaple s activities

Land and structures on land, 1ie on, within or between which people carry
out actvities

We found that data about population were generally related 1o location as
indeed was information ahoutactivities This meant thatthe bulk of the data
could be related to geographic space

Further analysis of the information requirements which could be related
to geographic space suggested that they could be grouped within two
concepts aereal data and network data, inking areas or points and relating
ta various forms of mavement Both are two-dimensional shapes towhicha
third dimension may be added eg height in relation to a topographic or
quantity 1n relation to a statstical surface

Any nformauen system for develepment planning must include some
spatial referencing and there must be some spatral unit which is capable of
heinyg aggregated nto huerarchically arranged larger units for the purpose of
analysis or presentation

Census information on the first two groups 1e population and activities eg
employment 1s presently avaiiabie and at the levels of dissaggregation that
are necessary to Planners for the preparation of plans for natienal regionat
sub regional county city urban district and local level There 15 no
immediate need for tocal autharity planning offices ta have population
information on computer as the amount of calculations that are carried out
on the data can usually be done manuaily and almaost as quickly when one
considers the amount of ime taken 1o put tha data an computer inihiatly In
any case such population analysis does not pose a very ditficult task

for computerization and the preparation of @ sofiware package suitable to
most micre computers te do thrs analysis 1s a relatively simple task and not

a Iong term exercise

Inthe secand area of activities much information comes from the Census
on Employment at various levels of dissagygregation by area Greater
dissaggregatien of activities 15 desirable for smaller areas instead of such
bread categories as manufaciuring with no breakdown available on type of
manufacturtng Problems of confidentiality will probably prevent such data
being widely availahle but it should be availahle to local authonty planning
departmenis  As with populatuon analysis much of the analysis of
employment can also he done manually from avallable census data The
great disadvantage from & planming perspective 1S however that
empioyment 1n the census is linked with the place of residence of the
employee and not the place of employment  Analysis of employment from
the census 15 not a very useful tool  The information an employment
bringing inthe locational dimension and with more detailed classification s
necessary and f this information s to be collected and analysed by the local
authorrty then computer assisted techniques are essential The colilectian
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of the data and its input into the computer 1s by far the biggest task,
pragramme writing and analysis being relatively simple  Admittedly it
would be difficult to produce a standard software package for employment
infarmation untl such time as a standard employment survey 1s designed
and an employment classification or detailed coding system  Given the
different technical resources of local authortty planning departments the
level of sophistication of employment surveys would vary encrmously and
would make the task of producing a system to suit all employment
analyses quite difficu!t  Since information would be gathered by indrvidual
planning departments 1t 1§ important to reach agreement on sgme common
frarewerk of classification so that meaningful comparisons can be
made hetween different planming areas and information from different
planning areas can be aggregated Such an employment survey has been
carried out by Cork Corporation Planning Department on a quinquenmal
basis using computer facihities n U C C

Perhaps the greatest shortage of wnformation occurs in the third area
mentioned by the GISP report that of land and structures on land on,
within or between which people carry out activities  Apart from a small
amount of information provided in the census on age of dwelling and
infrastructure of dwelling all cther informauon on land use structures and
hunding condition must be coliected by the local Planmng Department
Because of the volume of data that s involved in a landuse survey for any
urhan area ar even small town the application of computer technmigques 1s
essential As with employment data the biggest task s in standardesing the
landLse survey and redching agreement an the classification of uses The
design of the system however 15 relatively simple 1in comparison to the
actua' fieldwork nvetved coilecuny the information and putung 1 en
computer  Thus relies on manpower and not sophusticated computer
technology and the provisien of any romputer package 15 meaningiess
without providing the necessary manpower  in 1981 Cork Cerporation
Flanning Depasiment carnied out a comprehensive landuse survey for the
whole city and data was analysed using computer faciines ind CC Some
aspects of thhs survey will be discussed in greater detall later

Finally forward planning requires datd on the varicus forms of movement
between land use This 1s an area where the application of computer
techniques s absolutely essential Potential exists to move away from mere
analysis of data on 1raffic movement inte the realm of models and
forecasting  This obwviously 15 a taghly technical area and may not lend
itseif readily to any form of standardizaton each urban area requiring a
different mode!

Summansing an miormation system for farward planming 1s not nearly as
camplex as the LGCSB would lead one to beheve Apart from traffic
movement all other data en population employment and landuse can
readily be computerised with great benefit for its analysis and especially
analysis of change over tme Cork Corporation Planning Department, with
their landuse and employment surveys can be said to have already
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developed their own information system for forward planning using cutside
computer facilities There 1s no great obstacle to develeping such a system
for all urban ptanning authorities and producing seme standard programs
for data analysis similar to the SPSS (Statistical Package for the Social
Sciences) package

The computerization of planning administration as proposed by the LGCSB
will now be ecritically examined on the basis of s ability te meet
development control requirements and suggestions are made as tohow the
scope of the proposed system could be widened to link up with 2 forward
planning information system or simply to provide same infarmation useful
for forward planning

In the system proposed details of each live Plannrng Application wiil be
stored 1n the computer - completed applications files will be transferred to
an archive file on a quarterly hasis Access to infermation on a file, 1e the
key 15 by file number or surname The failure to have a key with a locational
basis 1s a great shortfalt of the system from the point of view of day to day
enquiries and for the purpose of carryingoutanalysis of change by location

The majority of enquines at the public counter will first quote the location of
aproposeddevelopment Awould be objector orinchwiddual doing aplanming
search wauld not automatically know the plannmg reference number or the
name of the applicant but would certainly know the locabon of the
development Since a planning permission pertairts to a site and not an
individual 1t seems more logical that location should be a key

Ideally each planning application should be linked to a public spatial umit, e
plot parcel or hereditament which 15 described by secme spatial reference
such as address, property reference or geographic co-ordinates 1his spatial
urit would alse be a hasis for all information on employment, landuse
bulding changes could then be revised regularly by reference to the
planming Register Cork Corporation s landuse and employment data
already uses such a spatial referencing system called the Property
Reference System The property reference number (s a ten digit number
the first five digits referring to Ward Number enumeration block or sub-
ward parcel which 1§ a subdivision of the enumeration block and finally
street blocks The additional five figures specify the exact location of the
property within the street block and a complete set of reference maps of
scale 1 to a 1000 were made with each property numbered Allowance 1S
made n this system for the future subdiwision or amalgamation of
properties  Two additionat digits are added to the ten digit property
reference number to represent the business or businesses which occupy
the particular property

The full potential of the planning Register as a source of information for
forward planning 1s not realised ' the system as proposed by the LGCSB

Even if the spatial referencing system were to be incorparated 1t would be of
httle real benefit unless there was a record of whether or not the
development had been carried cut  Writh such infarmation on the planning
register and with a property reference system similar to that operated by
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Cork Corporation the amaunt of ficor space devoted to any ianduse could be
assessed for the city or any subdivision of the city, at any time

Anather shortfall of the LGCSB system 1s that op top of not having a record of
whether the development has taken place neither does 1t have a record of
complance with conditions Much admimistrative and technical time 18
currentty expended on replying to {egal enquiries abhout compliance with
conditians These letters could be standardised and automatically printed (f
this infarmation was on file The same problem also apphes tgenquineson
those estates taken in charge

Anather major shortfall in the proposed system 15 the lack of cross-
referencing between planming applicanons  Tihis would be a very simple
additional function 1f there was a spatial referencing system One could
immediatety call forth all previous planning applications with the same
property reference number Since many applications, particularly on
previgusly wundeveloped land, have no numbered address this cross
referencing would be impossible to achieve with the praposed system

In conclusion there s a tendency for Planners to be either intimidated or
fascinated by the idea of computernzation Both positions are equally
potentially dangerous Computerization can provide better information and
at greater speed thereby facilitating better decision making On the other
hand planners may get lost in a sea of iInformation where the end hecomes
obscure and the means becomes an end n itself The bottom hne for
planners should always be-what information do | need and how can itbe
used in policy formation and decision making? Allthat can be said about the
L CS CB propesed system s that it makes anadminustrative systemwhich
operates quite well at the moment run even smeother The number of
planning decisions that go by default at present 1s practically il The
propased system provides an automatic reminder or alarm system which
will ensure that no planning applications are lost track of in the works and
reduces risk even maore of planming decisions by default It also reducesthe
amount of typing 1n deahing with the planning applications The LGC S B
have surely started at the wrong end!

1. Department of the environment (19728B)
General information sysiem for planning.
{(G.L.S.P.) (H.M.5.0.}

Stephanie Taheny is a Planner with Cork Corporation Town Planning
geparlment and is presently on sabbaticalleave to work in the Private
ector,
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Planning the Dynamic City - the
failure of the Architectural
approach

1. ). Reid & P. L. Braniff

Early in the twentieth century, with the pressures for rapid urbanization, 1t
was recogrised that some new professional approach was needed to the
task of planning human settlements It became ewvident that the
uncaordinated efforts of architects, engineers, surveyors, and lawyers were
proving inadequate In the context of urban problems which are becoming
increastngly complex Recagnition of this situation stimulated the
establishment and growth of the planning profession a profession which
was created by architects, engineers, surveyors and lawyers When the
Town Planning Institute was estabhished in 1914, 1ts creators came from all
of these development - onentated professions

The persons who crealed the planning profession were united in a great
cooperative venture Today this umty has been lost  Inter professional
distrust has damaged us all but perhaps the deepest disirust exists between
architects and planners

The distrust between the two professions has s roots 1n their differing
perspectives of the urban system The planner must take a view which s
large scale long term and camprehensive He must take account of all the
land use systems of the city both the profit making systems and the
infrastructure of nan profit making systems which sustains them He must
grapple with the complex interactions between these systems and he must
do so over a time scale which spans manydecades Histools arerationabty,
and comprehensiveness - he works within a system whichis designed tobe
equitable but which 15 often seen as heing bureaucratsc

The architect, on the other hand, has a vastly different approach His
interest 1s at the level of the individual building or group of buildings  Even at
this micro scale, he s often tempted to view builldings as artistic artifacts
rather than as functional components of extensive systems Thearchitect s
commurment 1s to an individual, ar company, client rathar than ta society at
large His attention span 1s shorter and there 15 very little perception of a
social or political aspect to his work There 1s a well estahlished public
participation dimension to plannmg but this dimension s largely missing
fram architecture

The differing perspectives of the two professions spring not only from the
differing scales at which they work but also from the educational systems
which produce architects and planners Since most planners take a degree
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tn planning after the completion of a relevant primary degree, therr
intellectual formation s not completely dominated by thewr planning studies
The architectural student, on the other hand, commences his prefessional
studies when he comes fresh out of secondary education His long and
highty speciglised education sets him apart from the mainstream of
university Ife  Emphasis 1s placed upon the artistic, creative and non
rational aspects of self development - with the consequent dangers of
egotism, narcissism and inarbiculateness The difference between good
and bad architecture lies in this heuristic element while the difference
between good and bad planning hes in 115 rational element

Little wonder, then, that the two professions find it difficull to see eye 1o eye
Tne difficulties are exacerbated by the claims which certain architectural
institutions make regarding the proper relationship between the two
professions Some architectural bodies claim that their members are
unmguely quahfied to determine planning policies at the highest level They
claim that planners are not adequately educated to perform the planning
function witheut architectural supervision

Such pretensions are bound to generate resentment, particularly when
planners note the scarcity of architect/planners n development control
sactions {(where they could manifestlty prove useful} and their enthusiastic
pursuit of top semi-administrative posts In which architectural tralﬁmg
would appear to be almast irrelevant

This training tends to cause a concentration on the 1ssue of the single
bullding or small groups of bwldings to the exclusion of a more
comprehensive perspective of the city A wider perspective might show that
a building, satsfactory in isetf, becomes a mistake when looked at in this
wider context

Architects like anyone efse, make many mustakes but this 15 not a new
problem It 1s an eternal phenomeneon and indeed a natural phenomenon
man learns by trial and error or, to put it mare positively, he builds success
upon success What 1s new, however, 15 that so many architectural
mistakes are being made that they are developing from being simple errors
into crimes because thase suffering the consequences are no longer the
few, the occupants of a poorly designed house for example, they are the
many, the inhabrtants of whote eighbourhoods or even entire cities
Furthermore, the suffering 1s no longer iimited to a few months or even
yedrs, but will continue for nenerations to come

What are these crimes, or at least the principal ones?

THE FIRST CRIME - THE HIGH RISE BUILDING

This s 3 major erime because such buildings work aganst nature by spoibng
the scale ofthe landscape The mostvisua lly pleasing citres of the past have
been the ones where man and his constructions have been in a certain
balance with nature - Athens, Florence, Amsterdam, Salzburg
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The high nise buildings work aganst man hrmself especralty the most
vulnerable groups the very young and the very old wha lase their direct
contacts with nature

These buildings waork against society because they do not help the units of
social importance the famuly the extended family, the neighbourhood
graup and so an, to function as normally and as naturally 2s hefore
These buldings work against man s networks since they ingrease densities
overmuch, they overlpad roads, they make servicing mare difficult and
expensive and what s more impaortant they create vertical netwarks, high
In energy consumptian

The canciusign s that high rise huildings work against the other elements of
human settlements andtfus s true also from the economic point of view {the
city 15 overloaded with pecpie and costs) from the secial and political points
of view (the few, the awners of this land benefit against the imterests of the
mary} and fram the technological and cultural - aesthetic points of view

SECOND CRIME - THE DISPERSED BUILDINGS

This s also a very great crrme because f dwellings and other structures are
dispersed and find themselves at great distances from each other, people
cannot communicate easily amongst themselves or with therr facilities, and
the coummunity dees nat function properly This 1s dangerous and
smhuman  the very antithesis of proper planning and development

THIRD CRIME - THE UNCONNECTED BUILDINGS

When man bailt his first settiements the buldings quite often were
separate and unconnected Gradudlly he hecame aware of the need to
connect them into cantinuaus systems finally arnving at the successful
formula (street square arcade)of the great cities of the past Now for the
first tme 1n urban history, we are breaking the continuty, first in the
horizontal synthesis and now more recently n the vertical These
buildings destray the balance with Nature, go against the interest of man

and society by not facihitating their needs and against networks by breaking
their continuity

FOURTH CRIME - THE MONUMENTAL BUILDINGS

There s no doubt that we do need some monumental buildings but onky for
the sole purpose of justified monumentahty Now there 1s an attempt to
wrn every office block every company headquarters into 8 monument, to
whom or o what we do not know

It s generally acceptable to erect monuments to human achievements - to
great statesmen to great mehtary leaders, to great musiciansg, to great
saints togreat scholars - butto great insurance companies? or great public
utihty offices? Parhaps the \ntention 1s to rmpress or intimidate the member
of the public using the facility, the person whao, n the last analysis, I1s
normally paying for the ego trip
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Their monurrental character 1solates these bwidings frem their natural and
human envircnment and as a consequence, the city itself rather than just
the buildings becomes a discontinuous system  This 1s made mare evident
when we remember these bulldings generally close their dooors at six
o clock thereby freezing Ife arcund them And even durng working hours
many of these huwldings function as isolated fortresses

FIFTH CRIME - THE LOSS OF HUMAN SCALE

As a result of the previous erimes, but afso because we have relinguished
our control of the streets and squares to the machmes, mostly to the ¢car, the
human scale has been lost in most parts of the city

This 1s harmful to man particularly the child, nature to the functioning of
society and it does not facilitate the development of reasonable networks
The city has lostits value Thisdanger wasrecogrnised over 2,000 years ago
After he had conguered a city in Asiz NMinor, Alexander's architect
suggested that a nearby cliff should be carved into a hkeness of Alexander s
face - a sort of 3 4th Century BC MountRushmore - hut Alexander said "No -
it would not be human

SIXTH CRIME - THE ANTI-HUMAN CITY

If we consider these crimes and the numergus other ones that we have

not mentioned weé wiil reabse that the greatest crime af all 1s that we are
designing buitdings which both as single units and as systems create a cily
working against the maost impoertant human interest  1he balance of man
with nature the hatance of man and society with the man made
environment

If such crimes can be committed with the indwvidual building arethere im:s
to the crimes that could be committed through the use of the same
approaches ateven greater scales of operation the neighbourhood thecity

the city region?

And what are the causes of the crimes? Qne crime at a unit or a sernies of
small crimes in one locality may be the result of normal causes ndividual
mistakes even bad luck This cannot be the case now for we have many
great crimes occurring everywhere and all of the time

One possible cause 1s the big increase indimensions  City popufations in
general have grown from 50 000 which 1t was for thousands of years, 1o
hundreds of thousands some three centuries agoto miliens just one
century ago to over ten milhon a mere generation ago

Another possible cause 15 the unbelevable increase in alternatives - an
increase o bulding material choices 1t technolegy cheoices, 1nthe number
of building types which we need 11 the number of solutions we know and

let us not ferget n the number of expernts and schools of thought - an
explosion of choices in which we have been hlinded and have lost our way

Another possible cause 1s the loss of cultural continuity  Invasions of new
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people, be they Dorians, Goths or Narmans have often caused such a lass
It seems now that the invasion of the new forces of numbers and
aliernatives has caused a similar wnterruption of cultural continusty
Another possible cause 15 that we lack the people who understand the
subject matter Never before have we had so many experts, experts in
transportatron, 10 economics, 10 struciures, In aesthetics but perhaps we
are over speclahsing This explosion of knowledge has enabled us ta
become experts in narrew fields but it has also blown us tar apart so we find
it dfficult to communicate and we find 1t difficult 1o understand the whole
subrect, .the aity of man  In the words of Alexis Carrell - Where (s the
wisdom that we have last in knowledge where i1s the knowledge that we
have lost 1n information?

And have there been men wha did not commit crimes? We can discover
these men hack 1in time, the men who buillt success upon success, and
learned They did not face prablems of similar dimensions to us, and they
had a great deal more time attheir disposal But, of we look carefully we can
find these men They were not always good men often they were war lords
often great comman cnminals but they gracually learned not to commit

architectural crimes

Aristotle said that the purpose of the ¢ty 15 1o provide for the cihizens twao
things and twa things only - safety and happrness EveninAristotle sday it
wasrecougnised thatthe rick and stone the plaster and wood are notman s
city They are merely the physical manifestation of a system a system
infinitely {arger and more complex than in Aristotle s day and one that s
changing at an ever accellerating rate

There are many elements that comprise this system of the city of man
There 15 the enveiope of nature within which the system must function
There s the wndividual person with all tus physielegical and sprntual needs
There 15 society at large with all sts complex, and often confhcting needs
There are the buildings and the structures within which man carries out his
activities  And there are the newwarks by which he connects these
structures and activities together  This 1s a complex, interacting system,
changing at an accellerating rate the change fuelied by forces social,
cultural pohtical, economic techrmeal  And yet  a system that many
architects claim o ke ahle to guide by adjusting just one elerment the
baldings

All of the foregoing 15 set cut not ta belittle the skitls of the architect hut
rather 1o enhance them to enhance them by placing them within the wider
range of skills required for tne preper planning of the city of man if thecare
af the entire city of man 1s entrusted 10 the architect along he will almost
certainly give primacy to certain aspects anly of the system in hus charge,
and may even goasfarastormagine thathy taking care of aesthetics and the
individual bulding or group of buildings he 1s taking care of the whole city of
man

There appears te be no evidence that architect/planers have been more
effective than sociofogist planness ecanomist planners or

geographer  planners in grappling with modern urban complexity

Indeed with the recognition of the urban system as a very complex inter
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action between political social, economie, physical and aesthetic
elements, it might well appear that the architect planner 1s less fitted
than mast other planners for the guiding of the system In today s
urban sizuanan the skills of rational analysis are more valuable than the
insptrational hunches which sufficed 1n the past

Despite all this there 1s, and must be a way forward Both professions share
a vital interestin tackling the physical social and economic problems of the
city The things which umite us are uiumaltely more mpartant than the
things which divide us If we are to tackle the urgent tasks confranting us all
then we must adopt 3 new approachletusthink aboutthe peoples problems
rather than our own pretentions Let us consider the important work rather
than the prestigious Above all let each of us do the work far which he s
best fitted rather than engage n the pursuit of power for its own sake,

John Reid lectures in the Department of Regional
and Urban Planning U.C.D. Pat Braniff lecturesin
the Department of Town and Country Planning
Q.U.B.

At the Annual Conference Reception [left ta rnight) Nicholas
Mansergh, John O Donnell, Joan Caffrey, The Lord Mayor of Cork
{Mr Dennehy), Stephanme Taheny, Joe McHugh (City Manager)
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Divis: The Production of a
Dreadful Enclosure

M. McWilliams and M. Morrissey
Introduction - the Dreadful Enclosure

Every major urban area has its problem estates Belfast 1s no exception
with probably a fairly tugh proporton of its total of public sector housing
estates falling into this category For those outside them they represent
something that should be kept separate the locale of all kinds of socially
unacceptanle characteristics like wiglence, abused children,
unemployment filth and debt Those who nhabitthem constantly confront
the stigma of doing so and respond by either internalising the blame that s
lawd on them or by defiantly wearing their label hke a badge of courage and
rejecting the moral representat:ons which construct therr status Walter
{1977} has described such places as

The Divis Flats Compiex, with Cave Hill in the background
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Certain mihieux gather reputations for moral inferiority, squalor, violence
and sotial pathology, and conseguently, they objectify the fantasy af the
dreadfuf enclosure (P 155)

Damer (1979)s scathing about Walter s approach indicting it far failing to
recognise the degree to which the dreadful enclosure 15 a product of aclass
spCiety representing mare than just an areawhich hasreceiveda hadpress
and therefore needs 1ts image rehabilitated Instead Damer suyygests

We are concerned to demonstrate that the 1mage of one such place does
indeed constitute an offensive weapon in the class struggle, a potent toxin,
which insofar as it paisonsiocals and outsiders consciousness of the area,
disorgamses and demoralises the working class people who live there and
binders their ability to fight hack (P 6)

In Damer s view the praduction of a dreadful enclosure {in fact he rejects
the term completeiv)1s nenher accidental nor arbitrary At the mostgeneral
level itis determined by ruling class strategies which are designed to divide
and idealogically hegemonise the warking class Sections of the working
class are maralised by slightly better standards and by inculcating into them
that their respectabulity s maintained through responsible behaviour and
hard woark while others are demorabsed and become the symbol of the
consequences of fallure Within 1hdt general determination  specific
paolicies of redevelcpment heousing allocation dand estate manaygement
reproduce the concrete enclosures wihich hitter the urban $pace

Further Damer contends that the ways in which such places are theorised
andrepresented in the media act io mawntain and reinforce the rmages they
evoke and thus are inteyral etements in the processes which produce them
Indeed he describes one such attempt as

the most disgusting and prurnient attack on the working cfass of Glasgow
that | have ever seen on the media (Ch 2P 1)

He characterises these representations as hemng

Firstly Laissez-Faire where emphasis s placed on the existence of a core
of problem families whose activities czuse substantial numbers of more
respectable families to leave and inhibit athers accepling allocatians to
them Conseguently the core increases in size unrtil 1t determines the image
of the entire estate Linked to thisis a theory of envirgnmental determinism
where the design of the estate 1s said to disrupt the previously solidary social
relations of the slum dwellers The subsequent anomie generates all kinds
of anti-social behaviour

Secondly The GState represeniation where the existence of socially
deviant problem families 1s taken as geven, and the policy objectives are

1o prevent housing estates hecoming populated with too many problem
families (Wofinden 1950, P 41)



Of caurse given that the numbers of problem families are unhikely to
diminish then an aliernative strategy to achieve similar results 15 the
concentration of such families tn a few estates so asto insulate the majonty
from their iInfluence,

Finally, Social Democratic Accounts’ which he argues has tended to
predominate 1in attempts to theorise the phenomenon iIn these whatever
the causes the focus ts on treatment

Eacn of these s rejected in favour of a class analysis in which the
designation of problem famihes and problem estates 1s part of an ongoing
ideclogical offensive Thus,

anideological representation like problem famaly by focusing atiention on

alleged charactenstics of dirt and noise and fecklessness , the symptoms of
poverty camouflages 1ts origins and diveris attention away from the
historical determinants of social practice among the very poor of tihus
country (Ch 3 P 34)

In such terms the function of these areas s threefold, first to misrepresent
and confuse the nature of the processes which generate poverty, second Lo
manage at least cost the most poor sections of the working class third to
mhibit sohdary class action through the creation of divisions

in the gyes of other councit tenants who telieve that public housing 1s a
scarce resource awarded according to ment 1t 1s quite appropriate that
there should be purishment paths for the falures The existence of such
paths reinforces the hehef of the respectables that they are worthy, that
they are the successes m an unequdl society {(Ch 3 P 79)

What of the Dreadful Enclosures in Belfast?

There are many examples to choose from TurfLodye, Ballymurphy, Moyard
or to move outside VWest Belfast and introduce the nation of a sub
enclosure a disreputable ared within o larger estate such as sections of
Rathcoole However perhaps the prime example 15 Divis Flats a
redevelopment complex begun in the late 60 5 10 the lower Falls area of
Beliast It has a considerable reputatien for paverty and vialence, (at one
stage 1t hore the title Planet of the IRSP s) 1t was seen as the centre for
spate of car hi jackings and had all the concentrated social problems of high
nse hving |If Damer s cantention 1s carrect then an examination of the
history and charactensucs of Divis should demonstrate how this dreadful
enclosure was produced

The Origins of Divis

in the 1900 Poor Law Valuation the Divis area of Belfast was descrihed as

high density housing close to the Farset industrnial complex inhabited by
the lowest socio-ecanomic group {(Dempsey 1981)
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Irgnicatly the progress of the 20th Century has left the housing and the
people the same, only the job situation has changed The linen mulls alony
the Farset are closed and the jobs have lony since disappeared

The Divis area had rts onigins and growth directly from the industrial hoam in
textutes The majonty of housing was butlt in the late 19th Century 10
accomrnodate the workers of the factory mills, which were situated nearhy
an the Falis RBoad These mill houses of kitchen houses as they were
commgnly known were sturdily enaugh ouitt, but lacked sanitation and
suffered from senous overcrowding with the practice fairly common of two
families hoth inhaiwling a two bedroom house

Housing pohcy was slow to develop in the Narthern Ireland State Some
commentators (Wiener 1975} attnilrute this ta the disproportianate pohtical
power of an urban bourgearsie in the Unionist Party at Stormont and in the
Belfast Corporation The lattern particular was reluctant to introduce wide
scale pubhc sector housing realising the competition it would provide to the
private landlords monopoly 1N the working class housing market

Conditrons had hardly changed on the Falls Read up to the 1960 5 when
redevelopment was mooted 1n the shape of a proposed new motorway
scheme and high rise flats

The Minister (for hieusing) referred to the recently announced increased
subsigy for hugh flats and expressed the hope that they weould be used inthe
City scheme  first clusters of old worn out houses must be swept away 1o
pravide hetter accommadatiaon and a freer flow for the 1ncreasing tratfic
(Northern Ireland Housing Trust Statement Annual Report 62)

A stop line was placed around the city as the planners recoynised

the necessity to curtall as much as possible the encreachment on the
countryside (Northern ireland Hous:ng Trust 62}

Accommaodetion should then be provided upwards (high rise ftats) rather
than outwards {low density housing}

In Divis these objecuives were fulfilled The Northern Ireland Housing Trust
was commssioned by the Belfast Corporation to underiake the
redevelopment The old worn out houses did indeed come dovwn and in
their place went first a 20 storey tower block - the main accommeodation for
old aye pensioners

Up to this poemnt housing agencees had been enthusiasuc ahou! the
possitnhities of tigh nise hiving The Northern Iretand Housing Trust had
declared

Some of these people must he willing to live 1n old flats and others
prepared for the adventure of living in hugh flats

The adventure for these penstoners began i mid 1968 when thas first stage
of the redevelopment known as Divis Tower was completed The media
echoed the enthusiasm of the planners
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'0ld neighbours are back together in Divis Tower
Modern homes and safety in new Divis Tower flats, says Minister

Seventy year olds took delight in having a bathroom for the first ime and
felt 1twas everything we cauld ever wishfor’ (Belfast Telegraph 25/7/68)

Attenticn was focused on the ways 1n which the communrty spirit which
supposedly prevalled tn the area would nevertheless he reconstituted
within the new environment

Shortly there will nat be a single corner leftto rermind them of the past But
the hiygest machineg in the world cannot ¢rush the community spirit which
exists inthe area And the erection of the Divis Street flats has done an even
greater job of strengthening this spnit as ife-long friends now live together
in the same bullding, (Belfast Telegraph 1hid}

The Church also participated in the process of legitimating the project A
statement wasread at the Sunday massesin St Peter sparnishimplaring the
people 1o take a pride in their new flats and praistng the housing authority
for

praviding an intengr which 1s fresh and clean and healthy in every way

A further important part of the plan worthy of the Chureh s attention was
that

the whele area surrounding the Hats will be pleasant to look at decorated
with trees and shrulis and even a public yarden with flowers (Irish News
21 5 68)

Other residents of high flats were showing their appreciation of these
features and the Divis Flat dwellers should do the same Indeed 1t was
asserted that they would be Judyed by outsiders on ihe upkeep of theur flats
even the worth of their rehgion would be evaluated interms of the ways in
which the new property was treated Parents were admomshed to

respect and preserve the good conditions made available to them to
impress on thesr children, even the youngest, this kind of property must be
respected (Irish News 21/5/68)
The moral imperatives contained 1n the Church s statement reflect an
already prevailing ideclogical configuration The historic distinction in the
Belfast area between Corporation and Trust accommodation i terms of
quality, lay-out and inhabitant status had already createdthe chimate for the
designation of the dreadful enclosure Indeed, one minister has defended
Narthern Iretand Housing Trust allocation policies which were alleged to be
biased against the low income applicant, in terms of the need to secured
tenants who would not default on rent and who would keep their garden tidy
(Birrell/Hillyard/Murre /roche 1975 The exhortatians of the church were
based on the notion that the enclasure 1s entirely the result of the action of
its Inhabitants whose improvement could forestall the process
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The Tower Block was eventually fallowed by 12 deck access blocks between
6 to 8 storeys high, inked together at levels and comprising a totat of 700
dwelling units The Dsvis complex had a total of 795 flats containing a
population of 2,700 persons When 1t was finally completed in 1971,
existing housing agencies had been dissolved and replaced by the Narthern
Ireland Hous:ng Executive

The Social Characteristics of Divis

Ouring 1982 the Divis Residents Associauon canducted a census of the
development 1o determine the number of families inhaliting 1t Ther
intentian wds to contest figures provided by the Northern Ireland Housing
Executive about rates of overcrowding Subsequent to the census a smaf!
systematic random  sample of 94 households was drawn and 2
questignndire concernad with SQCio econoinic items was adiministered tont
The Association was given advice and support by gne of the authors {M
McWhlhams) and the results were analysed via SPSSa Althcugh the
sample 15 & relabvely small one {though larger than that used hy the
Narthern lreland Housing Executive in the 1978 Beffast Household Survey)
it represents the mest up to date and comprehensive ddta an the area and
provides a profile of 11s social charactenstcs

Household Size Just under half of the sample (47 7% consisted of small to
medium families of 4 persons or tess The nextHigyest concentration wasm
the intermediate range of b 8 persons (45 9%) Large farmihies of 9 or more
persons censtituted 4 small proportion of the sampte (6 4°)

Terms of Residency Maost of the sample were lang term residents 48 9% of
household had eccupied their currentresidence for more than 10 yedarswith
d further 20% in the cdtegory of 6 10 years Less thdan a third of the sample
had been in occupabon far & years orless A surprisingiy large number had
dlso a previous residence 1in Divis (317} perhaps reflecting a desire 1o

move to more apprepriate or more desiralile accommeoedation within the
development though the majoerity had come from the Lawer Falls area
There was overwhelming dissatisfaction with current residence 93 6% of
the sample expressed a desire to move principally because they wanted a
house 1in the immediate area 14 4% of households had a transfer pending
50% had applied for transfer and 33% were considering transfer There
were very few households who were squatting despite the external
reputation of the development in that respect 93 6% thad legal rent books

Occupations and Empleyment The heads of household in the sample were
asked to descrihe their oecupation This question was asked of the
unemployed as well as the employed to provide a rough indicator of ¢class
charactenstics The answers provide a purely subjectve assessment
Although there was a farge proportion of heads of househeld not infull ime
work {86 2%) only a small number were completely unable to relate to an
occupational category Thus can be seen from Tahle 1
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x* A computer programme availabte at The University of Ulster
Table 1 - Qccupatians of Heads of Households

Non Manual 2 1%
Skilled Manual 21 3%
Unskilled 13 8%
Pensioner 12 8%
Housewife 21 3%
Others 8 5%

Very few were able to place themselves in the non-manualcategory Amony
the manual groups, however, relatively high propartions were in the upper
categories While the placing s subyjective andthis may induce upward drift,
the prafile 15 not lumpenproletanan Moreaver even amang the
unemployed participation in the Black economy may provide a hase from
which to judge cccupatronal status

Income and Benefits The income distrbution of the sample was
excessively low Households gave their net weekly tncome figures as laid
out In the following table

Tahle 2 Net weekly Household Income

£0 39 20 4%
£40-59 28 0%
£60-79 26 9%
£80 99 12 9%
£100 plus 9 7%

At the time the survey was undertaken the average household weekly
income 1n Narthern Jretand was £104 Thiss a grass figure and needstohe
adjusted downwards 1o make comparison with Diwis Even if the adjustment
downwards 15 to £80 than over 3/4 of the Divis households were living
below the average Correspondinglythere was a high rate of dependency on
benefiis of allkinds Because indrviduals may be in receipt of more than one
benefit, the parcentages receiving different kinds of benefits aggregate to
more than 100% v

Table 3 Receipt of Benefits by Heads of Household

Retrement Widows Pension 351%
Unemployment Benefil 6 4%
Supplementary Benefit 81 1%
FIS 00
Sickness Invahdity Benefit 55 3%

The numbers recesving unemployment benefit were very small despite the
very igh level of unemployment within the sample This suggests a high
proportion of long term unemployed who have run out of enfitlement to
national insurance benefits Because the question only referred to heads of
househalds young people in receipt of Supplementary Benefits because
they have never worked, could not account for the high rates of dependency
on that benefit
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Dent and Deductions There was considerable yncidence of arrears for rent
and electriuily withinthe sampie Neary half were inrentarrearsand 35 1%
were having deductons made from henefits to cover arrears Although the
oppartunity for Direct Deducnion under social securnity legislation had been
n existence since 1980 the majarity of deductions (81 2%:) were sull by
means of the Payments for Deht Act 40% of the sample had electricity
arrears and again these were predomimantly tackled through the PDA The
reputation of Divis 1s such that 1 s unhkely that electricity disconnectons
would be attempted there Since these tend to he the bludgeon which
enforce voluntary ayreements there was also a low incidence of these
within the sample {15 6% of those with arrears had made voluntary
dyreements) However there 1s ample scope within social security to make
the necessdry deductions so the widesprezd use of the Payments for Deht
Act needstohe explained One possible explanationisto dowith imagesand
a kind of mistorical inertia The early use of the Payments for Debt Actwas as
a prece of emergency legislation against a political rent strike Participation
in the rent strike in Civis was almost 100% and so the Act was applied to its
residents 1n 4 widespread fashion Since then the imaye of Divis as
Repubican and anti statist has been sustained The conunuity of image
might he assaciated with the continuity of the use aof the Act

Dampness Disputes about dampness have been a constant feature of the
mistory of Oivis The Northern Ireland Housing Executive has insisted that
the problem s principally one of condensation the residents have claimed
thdt the cause lies in structural faults 1n the hlocks themselves Without
by able to resoive that techmical question the survey provided some
evidence abaut the effects of dampness In44 1% of the residences some of
the rooms were unuseable as the result of dampness 60% of households
had drucles damaged and 26 6% of the sample claimed problems of il
hedith reldated to dampness

The profile of the sample 1s that of the paorer section of the working class
with high level unemployment and henefit dependency and low tevels of
mrome Associated with these was a pattern of deht and the mohilisation of
afarrly repressive piece of legislation against debtor households Discontent
with Dhvis wds almost universal The majonty of households wanted out of
Divis but did not wish to ieave the general area Finally there was a high
incidence of dampness related prohlems which no doubt contrinuted to
household attitudes to theirr conditions

A Plurality of Social Problems

By 1971 Dnwvis had become known as Europe s Youngest Stum  and
Belfast s Eyesore The prohlems were similar ta many Briish inner city
ingh rise complexes but with Divis like West Belfast in general they were
on dn exasgygerated and concentrated scale  As already indicaled
unemployment was at exceptional levels (67% in 1978 before the massive
rises of e early BO g} public sectors debs were correspondingly large,
{£207 000 was owed Inrents rates and heating in 1378} and the atlocation
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of nign flats to large famihes created pronlems of excessive population
density Dampness rapdly necame evident as a cesult of inefficient neating
systems  nadeguate nsulation and low household income  which
determined low fuel consumpuon it wasreported that tne Northern lreland
Housing Executive 5 positign wag that it was no mere than condensation
and famihes snould turn up the heat and open all the windows

Health care problems abounded with frequent cases of nrenchitis and
influenzz out also rat hites and hepautis {1980) chuldren falling to ther
deaths off haiconies (1982} or drowning in sewerage systems leftopen near
play areas {1983}

The pohuical military crisis in Northern Ireland has had a particularimpdct
on West Belfast not just in terms of violence and ¢ high level of state
interventien hut thousands of Cawnchcs either intimidated or fearing
mumidation fled there This created excess demand for accommeodabion
and conglant pressure on exist:ing public sector stock 1t severely inhibited
apportumities of Thvis residents to move out 85 was the solution 10 spmildar
high rise 1in the Lawer Shankill the Weetatnx Dlocks For the residents
there wdas a feeling of bemny trapped 0 a fartress of prison whieh was
reinforced by 1ts dour appearance the wviriual aivsence of shopping or
recreational facihbies and the army post located an the roof of Divis Tower 1o
abserve all kinds of activity 1n the area The last did hitle 1 innint violence
with a whole range of incidents occurring 1in or nedr the flats Gne stairwel|
was reportedly haunted ny 1the ghost of a soldier killed there Since most of
the stairvwells were unht and nad frequent hroken steps a haunting wdas
perhaps the least of the dangers associated with using them In 1982 two
yvoung children were kilied along with two soldiers ina bobby trap explosion
The atmasphere of containment was exdggerated by the constant breaking
down of Ifts winch for high nse dwellers make visits to the outside world
exhausting expediticns One newspaper repart suggested that some old
people nad not heen outside their flats in & years (Beffast Teleyraph
September 1974) Finally maintenance was at best a sporadic actrity with
the Housing Executive claiming that labour would not come into the darea to
do repairs

[t has been already indicated 1hdt high proportions of Divis residents have
sought transfers but for a vanety of reasons transfersare difficult to obitain
The demand for publhic sector accommadation in West Belfast rs very hugnh
and thwvis s an area to be avoirded f one has any other choige se that those
desperate for agccommodation tend ta find themselves there The incigence
of arrears will also prevent tenants being placed on the transfer 1151 as will
the dechine in public sector new huilding and the sale of public secior nauses
both of which have heen features of Conservative housing pohcy in
Northern Ireland

A smail book of poems was recently produced It was written by cnudren
hving m Divis about life In the area as they perceived it The title was No
Place For A Doy
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Responses to the Problems

The Divis residents have mounted a succession of campaigns In the first
instance these were concerned to effect improvement more recentty the
demand has been for demolishing the development and rehousing the
inhabitanis The campaiyns occurred in several phases and emploved a
variety of tactics rangmg from ghtaiming time on the Open Door television
programme 1o physically wrecking flats as apece meateffort atdemalition

As far back as 1976 the Norihern lreland Housing Executive accepted the
seriousness of the problems in Diwis and appointed consultants to make
recommendations onamprovement The consultants report sugyested the
demolishing of 2 of the 12 blocks and the rehabditation of the rest at a costof
£7 5 milhions an average of £8 750foreachflat ltwas ackrnowledgedinthe
report that many people were 10 fdvour of demolition of the entire
development but declared that 1t was not practrcal on grounds of cost and
the absence of swtable alternauve accommodation In any case it was
suggested that canditions in Divis were stll better than for many hving in
areas vet to be redeveloped and who were without hathrooms and internal
W C s While this fast contention contained an appropriately techmical
rationabty 1t simply failed to come 1o 1erms with the nature of Divis as a
dreadful enclosure Life in Divis was emhedded in a matrix not just of
physical difficulues caused by the state and structure of the development,
hut of concentrated social problems and of toxic images which the term
Divis 1imposed on 115 residents After the Divis debacle, the rest of Lower
Falls redevelopment was changed to (ow rise with a hwgb proporton of
houses Those awaningredevelopmentdidnotexpectitobeincarceratedina
Divis-type structure wrth all that 1t entailed The costs of hving in therr
existing accammoddtion were ta that extent reduced

The approach by the Northern lreland Housing Executive and the
Department of the Enviranment {all very much inte the category of state
representation described by Damer The difficulties anise more out of tenant
hehaviour than a failure of social policy and the cbjecuve remains the
pratection of these properues from the anti-social hehaviour of their
inhabitants It was even claimed by ane Minmister that the onwunal design of
Dwis was :n direct response 1o communal demands

We mustnot forgetthat the ariginaldecision tobuwld Divis upwards indeck
access flats was inresponse to keep the local community together and at
the same time to provide modern conveniences, which had been missed
fram the original streets (P Goodhart Under Secretary of State, statement
1o Divis Residenis Association, 17.1 80)

In the same year, Charles Brett, chairman of the Northern Ireland Housing
Executive 1ISsued a statement descnbing the causes of the problem

Conditions 1n Dwvis at present are, as | acknowledge, highly unsatisfactory
for the tenants This 15 not due to one single cause In part, the original
design, which seemed right 1in the sixties has proved unsuccessful in the
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hgnt of tne expenences of tire eigrlies In part 1N a tme of troundles 1115
difficult to provide o maintenance and regarir service equal to tenant needs
Inpart the oresent problems are due to generatvandahsmand lawlessness
amongst some 1y no means all of the tenants and their fanuhies  shared
services (Lights ruhiush shutes) have been the constant prey of people with
little regard for the peace or comfort of their neighhours  {Narthern Ireland
Housing Executive Press Statement 17 1 80)

The extent to which the state representation s pervasive s reflected in the
statements of the Church which contunuing i1ts theme of the late 60 s into
the 8C 5 appealed once more to the residents sense of property In August
1982 a cean up campaign was immiated Young and old were exhorted to
lend a hangaclean upthe complexinone week Graffitti wastobe painted
over and all the rublnsh collected after which there was o he a music
festival which a local priast clarmed would show the other side of Divis The
iRA also gave 1ts suppart and called for no one tointerfere with the clean up
campaign Loter in the week they went further and knee capped 2 men
whom they accused of #nh socral activities

Last night, we took stern action agamnst two well known criminals, Smith
and McCann, from the Divis flats complex Both were shot for theirrepeated
cnminal activities against the nationalist population Commencing
tomorrow for one week there 1s a Dwis Festival orgamsed within the
complex Anyone who disrupts the festival through their criminal actwities
or who spouls the enjoyment of the people by misbehaving in any way, will
answer to the IRA (Statement, Belfast 8rigade, IRA 30/B/82)

The intentran here 1s not (o dismuss imimatives which are clearly designed to
ameliorate Iife in the dreadful enclosure but to Indicate on one hand the
strength of the state representation and on the other the centraldilemma
of community action 1n such areas As regards the first not only dees the
lacal housing state represent the nature of the problems incertain ways but
local powerful organrsations even when militantly anti-statist in character
are i some sense hegemeonisedto the same view Inthe latter community
activists are confronted by two hnked sets of contradictions The first
cancerns the scope of the demands made on the local state should they be
fundamentalist 1n thts case calling far demolition as the only realistic loang
term solution, or should they be amelorative specifying particular
impravements which are deemed practical by the state and are therefore
likely to be conceded The second 1s about the appropriateness of tactics,
should they be disruptive designed to impose costs on the agency which will
nol accede to demands, or exemplary where the purpose 15 to provide
suppert, induce responsible behaviour and ultimately detoxify the images
evoked by the area Divis has sean these contradictions tn action, where for
example the extreme actions of the Demoehsh Divis Committee even where
it was able 1o exploit the refative autonomy of the judicial system (2 of 1ts
members who admitted in court 1o demolishing vacant flats were
nevertheless let off by a sympathetic judge), in the end alienated residents
who found themselves unable to condone such actigns  The relevance of
such contradictions for a theory of community action have been discussed
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elsewhere (Dearlove 1974}, the purpose here s rather todentify them and
to assert the practical difficulties for the residents of the enclosure in
developing a resistance  Action choices in relation to hoth demands and
strategies invalve costs either of engaging in perfarmances which reinforce
the disreputable feature of the enclosure and so divide the residents or of
failing te tackle the root causes which generate the problems n the first
place

The Production of the Dreadful Enclosure

The suggestion here 1s that the development of a dreadful enclosure 1s not
an accidental nor arbstrary process MNor is it simply the product of a
conspiracy enacted agamnst certain populations at ¢ertain times Ratheritis
an over-determined phenomenon the result of a structure of causes
Primary among these 1s the constant accommodation ¢f pubhic hausing
policy to big construction caital - hence animperative towards large scale,
nigh rise engineered projects - and to means of restructuring the urban
space n favour of capual accumutation Of considerable signifcance 1s the
level of poverty of the inhabitants of such projects

It 1s this rather than the disruption of supposed sohdary communal
relationships which accaunts for the run down state and general decay of
the garea  The latter s reinforced by architectural and physical defects with
inefficient rubbish chutes, nen working hifts etc  Allocation and housing
management policies add to rather than resolve the problems Again the
specific problems of West Belfast resulting from 15 years of political ¢risis
are embedded in the sooal hife of Divis Frnally the imagery of the dreadful
enclosure added to by each new incident and report, imposes a powerful
stigma on residents one that impedes the possibilities of cotlective action to
reduce the problems All of these causes are interrlated and are manifestin
the symptoms of squalor apathy and violence

Areas such as Divis are the Gordian Knot of Secial Pohcy and perhaps
reguire correspondingly drastic satutions
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S.A.A.Q.s

M. Gough

On November 6th 1981 Mr Peter Barry Minister for the Environment,
refused to confirm the Dublin Bay Special Amenity Area Order Three days
later tus Department wrote a six page letter of Dublin Corporation explaining
why This letter s important as It provides guidelnes for planners in
prepanng S A A O s The Department nselt sees this letter as being of wide
importance and has wrtten that it 1s not considered that any model order
that might be prepared for the benefit of plannming authorities generally
would be of greater assistance in the particular and special case of Dublin
Bay than the detailed advice and suggestions conveyed to the authority in
the Department s letter of 9th November 1981  Unfortunately, the
Department s letter has not received the attention it deserves outside of
Dublin Corporation and Dun Laoghaire Corporation | propose to set out
below the main contents of the Department of the Envireanment s letter but
hefore doing so | will deal with the background to the Dubhin Bay Special
Amenity Area Order which will help te clarify some of the points raised in
1he letter

The Dubhin City Develepment Plan, 1871 contained objectives to examine
Howih and areas of the foreshore in Qubhin Bay with a viewtothe making of
a Special Amenity Area Order Following the appointments of the City
Commssioners on the 1s1 May 1973, a resolution proposed by rine
Commssioners was adopted on the 10th June1973 requinng that Dubhn
Bay he declared a Special Amenity Area with a view to making a Specal
Amenity Area Order as soon as possible  As a necessary preliminary toths
eperatton  Dublin Ceorporatron s Planning and Development Committee
approved the appointment of consultants 10 carry cut a detailed study prior
1o the making of a Special Amenmty Area Order and consultants were duly
appointed  The Dublin Bay Amenmity Study was prepared by Planning
Censultants  Brady Shipman & Martin in December 1974 far boath Dublhin
Corporation and Dun Laoghaire Corporation  The report of the consultants
was presented to the Planming Committee in March 1975 and the City
Councii adopted a resolution declaning part of Dublin Bay to be an area of
Special Amenity in June 1975  (Ohjections to the Order were lodged by
Cauncillor Sean D Dublin Bay Loftus and the Dublin Port and Docks Board

The Qrder was then sent to the Minister for Local Government for
confirmavon  However on 9th June 1976 the Department of Local
Government wrote to the Carporation stating that n view of the new
planning legislation then imminent on the likely changes affecting the
criterta for a Special Amenity Area Order 1ts form and content and to some
extant its effects 1t was not proposed to hold a public Inquiry as the result
would be likely to be rendered nugatory by the proposed new planning”
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legislation Section 40 of the Local Gavernment (Planming and
Deveigpment) Act 1978 applicable to areas of Special Amenity became
operative on 1st August 1976 Hawving regard to the revised critena for the
making of Special Amenity Area Orders therein specified it was necessary
10 prepare a new Special Amenmity Area Order for Dublin Bay and this was
approved by the City Council on 4th Aprii 1977 Objections to the Qrder
were subsequently recewved from Councillor Sean D Dubhbn Bay
Loftus,Dublin Port and Bocks Board and the Electricity Supply Board

The Crder was transmitied to the fMinister for Local Government for
canfirmatron and a Public Local Inauiry was started on 23rd June 7378

concludingon 30th June 1978 but was suspended on 15th June 1978
fotlowing an announcement that an interim inpunction had been granted by
the High Court ta Councillor Sean 0 Dublin Bay Rockall Loftus restraining
the Local Gowvernment Inspectors the Minister for the Enviroment and
Dublin Corporation from terminating the lnquiry befare the 15th September
1978 or until a further Order of Court The case waseventually heard by the
futl Supreme Court on Thursday 22nd June 1978 and it was unanimously
held by the Supreme Court that the Dublin Bay Special Amenity Order was
not a variation of the Develapment Plan and consequently the provisions of
Section 21 of the 1963 Planning Actdid not apply [t wasfurther stated that
the Act contemplated the co-existence of a Development Plan and an
Amenity Order under Saction 26 of the Act and made 1t clear that the
Plann:ng Code envisaged such co-existence Following the pubhc enguiry
in 1978 the Mimister refused to confirm the S 4 A O 1n November, 1981

The Main reasons onwhich the Minister based his decision are setout inthe
now famous tetter of 9th November 1981

{a} Hawving regard to the provisions of Section 42 of the 1963 Act as
amended by Section 40 of the 1876 Act a Specral Amernity Area QOrder
would reasanably be expected to set out particular objectives Iinappropriate
detal! ir relation to the preservatian or enhancement of the character or
special features of the area including objechves for the prevention or
hmitation of development  The Qrder submitted does not do this it would
add little to the powers of control or protection atready inherent in the
development plan and the Local Gavernment {Planming and Development)
Acts, 1963 and 1976

{b} The Qrder contains provisions which are ambiguous or conflicing This
apphes for example to the reasons grven for including particular areas, to
Inconsisiency, 1N certain respects, between provisions in the Order ang
provisions 1n the development plan to the intentions of the planning
authority in relation to port and industrial development and to the provision
an exempted development {(whrch 15 open to canflicting interpretation)

(e} The Order is based on a development plan made 1n 1371 and which has
since been superceded by a new plan The provisians of the Crder would
appear 1o envisage that ts effect could be altered by future amendments or
revisions of the development plan rather than by the revoking or varying of
the Order rtself by a further Order in accordance with the provisions of
Section 42 of the 1963 Act

47



{d} The QOrder provides for the locatian of potentially incompatible uses
within parts of the area without making provision for the separation of uses
or the management of these paris

e} The Order includes housing areas within an area designated as of
outstanding natural beauty It 1s not considered, having regard to the
statutery provisions, that such areas are appropriate for incfusion under thig
designation The north eastern beundry of Area No 1 (Howth Head) would,
for practical purpeses, be difficutt or impossible to [ocate on the ground, or to
adrmimister

(f} The Order s insufficiently detailed to provide the protecton for amenity
which would be expecied from 1t

The Department s letter goes on ta s1ate that The Minister considers thata
Special Amemty Area Order (or Orders) can be suitable means by which
solutions to conflicting interests might he pursued and appropriate planning
ohjectives defined [in sufficient detail) and implemented for the ditferent
parts of the area An Order (or Orders) to serve these purposes would need
to bhe based ancareful and thorough preparation inregard to both policy and
technical content and an meanngiu) consultation with the rnterests to be
affected The Minuster cons:ders that the entre area within the Bay which
meets the prescribed cnteria should be dealt with on a Co-ordinated
planning basis as regards the making of ane or more Special Amemity Area
Orders, and that the question should be pursued 1n association with the
other local authorittes concerned and n consultation with the other
interests involved

The letter also stated that an Order for the Bull Island and its environs might
be given priofity consideratron

In the hope that 1t may be of ass:stance, the following further comments and
advice are offered in the letter

A S AAQO should follow from the development plan which should not
contain matters to confhict with the making of an Order Itshould emerge as
a more getailed type of plan applied to a special area and should provide for
appropriately detailled objectives and for more stringent management and
control of development than would be teasible In the wider context of a
development pian  An QOrder would be expected, on the basis of the
legqislative provisions to have three main components -

{1} adeclaration of the reason {Section42{1){a}. (b)and{c)of the 1963 Actas
amended) why the area should be declared an area of special amenity

{n} The objectives of the planning authority inrelation to the preservation or
enhancement of the character or special features of the area

{m) objectives for the prevention or hmitation of development in the area



No (1) above 15 self explanatory No (i) 1s wide-ranging and envisages a
programme of management, protection and enhancement for the area and
its special features In relation to No () it could reasonably be expected
that provision would be made for the stringent control of development inthe
area and, where appropriate, the prevention of development

In regard 0 categories of development permitted 1n an area of special
amenity the lerter went on to state that development for recreational or
amenity purposes might be rncompatible when combined in certain parts
of a special amenity area The letter strongly hints that development for
recreationa) purposes should he separated from development for amenny
purposes The fletter also states that it 1s not necessary fora S AAQ ta
cantaimn statements that certain developments wili be allowed i1 the area
which are developments net at varniance with the use zoning and cther
provisions of the development plan or existing planning permissions ar
approvals These add nothing to the Order which are not already covered
elsewhere

On page 4 of the letter criticism 1s made of the Dublin Bay S A A O inthat
one of the permitted categories of development was any future essential
part development necessary for the functioning of the Port of Dublin The
letter states It seems inappropriate that essential port development
should be permitted in all parts of the area of special amenity asseemstobe
the effect of this provision Moreover the phrase essential port
development i1s not used in the devetopment plan and 1s not defined In the
Order as submuitted Lack of defirition can lead to difficuttres and disputesin
implementafion The probiems of the mantime boundary was also raised
especially in regard to developments taking place on reciaimed land outside
the 1953 houndary where development would be taking place outside the
planning autharity boundary

The letter comments an the nine sub areas of the S A A and nter alia

stated that (ai  the more urban housing development, at least, might have
been omitted (b} that :n view of the extraordinary recreational value of
(sands on the seutheast side of Narth Bull Island} and the pressuresonit the
lack of any detailed olnectives for its development preservarion o
management as envisaged by tegislaton 1t 1s a senous deficiency which
waould greatly himit the value of the Qrder (¢}  the need to differentiate
between areas of special recreational Vatue andareas needing nature
consenvabon {d} the need for a comprehensive plan tor the proper
management of the resgurces of the area (e}  the development plan s
sufficient for the preservation of /mportant scenic views 1n a seawards
direction rather than the Order

An impoertant 1ssue which the letter tackled was 1the quality of the maps
submitted - The Inspectors 1n their reportdrew attention ta the poor quaity
of the map submitted with the Order and suggested that dye ine type
prints were nsufficiently stable to form the basis for permanent
documentation defining the detailed houndaries of a statutory Order
required to be lawd before the Houses of the Chreachtas and hawing
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important development and compensation imphications affecting particular
properties

Finally the tetter ended by remarking that In settrng out 1n detaill his
findings and relevant comments arising from the inquiry the Minister hopes
to contribute to an approach ta consideration of the question of a Spectal
Amenity Area QOrder {or Orders) which would make full use of the scope
provided by the retevant statutory pravisions Such an appreach could bring
a fundamental improvement in the basts for planning and development in
the Bay area taking account both af the diverse enwviramental values
invelved and of the development needs which are necessary and
appropriate

The Mirmster for the Enviroment was requested 1n June, 1982 by Dublin
Corporation to prepare a model of a Special Amernity Area Order for the
guidance of Planning Authonties  But in the Department s reply of 30th
July, 1982 1t was ndicated that because of the Ninister s statutory
functions in relaticn to the cenfirmation of Special Amenity Area Orders
that this would preclude him from Preparing model orders” The
Department further stated that the contents of the Department’s previous
letter could be interpreted as the model Hopefully the reproduction ot its
contents here will be of benefit to those contemplating the making of a
Spectal Amerity Area Order

Michael gough Is a Senior Executive Planner with
Dublin Corporation
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Planning Agreements and
Planning Gain

V. P. Harrington

The controversy surrounding the proposed office complex in Dublins
Georges Cuay has focused attention on the use of Section 38 Agreemeants
to secure planning gain in Ireland  Following the Dublin Corporation
decision in uly 1983 to grant planning permission far an afthee complex on
this site major disagreements arose between on the gne hand those 1n
favour of the development-insh Life Assurance Co Ltd Construction
Industry Federatron and Dublin Corperation, and on the other hand, those
opposing the gevelopment-An Taisce Dublin Civic Group The Living City
Group, and iocal residents assoclations Allegations of bribery and
disregard tor the needs of tne area were followed by an appeal to An Bord
Pleanala In June 1984 amid further controversy the Bord upheld the
Corporation decrsion 1o grant permission The aobjections @ this
development are at two distinct bug related levels

(1 The use of planning agreements to secure planing gam
(2) Design and composition of the deveiopment

The purpose of this article 1s to examine the former Planning agreements
are examined and a dishin¢tion 15 drawn between agreements leading to a
social or an economic gain (hereafter referred 10 as a planning gan} and
agreements leading 1o an amenity garn Thelattercan normally be covered
by a condiiron  Ajustufication for the use of agreements to secure planning
gain s forwarded and the Georges Quay development s examined in this
hight Close attention 1s given throughout this article to the British planming
system which has a history of planming gain pertaining to planning
agreement

Planning Agreements

A planming agreement is a contract negaiiated between a local authority and
a developer prror to and subject to, obtaining a planning permission which
regulates the development or use of specific lands Section 38, Locat
Government {Planning and Development] Act, 1963 prowides for such a
contract and specifies that the contract ' -may contam such incidentat and
consequental provisions {including provisions of a financial character) as
appear necessary or expedient for the purposes of the agreement -

There 1s a number of possible forms for such an agreement These are
categorised below under two headings,
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A Agreements that can generally be secured by a planning condition

(11 Prowvision of publicrights of way on developers land For example, access
to a niver or lake

(i Dedication of land to public use For Example, preservation of wooeded
ares 1n large residential development

{im] Extinguish existing use-right Forexample, a developer would covenant
to develop only certawn lands in his possession n the urhan fringe thus
securnng the preservation of green belts

(v}  Commuted payment for car-parking For Example, to avoid the
necessity for on-site parking

{v} Restoration of structures or buildings

(vi) Infrastructure prowvision For example, to secure the proper installation
of adequate wwater and sewage facilities by restriction on the use of
machinery in say wooded areas Tms category could help overcome the
dilemma caused between Section 23, Public Healin (Ireland) Act, 1858 and
Section 56, Local Government (Planning and Development) Act, 1963

{viy Financral contributions  {see Bliv))

B Agreements that cannot nermally be secured by a planning condition
{planmng gain)

{it  Occupancy

This category seeks to achieve some restriction on thaose who gccupy land or
premises or the duration of occupancy The most likely reasons for this type
of agreement are the local aithority $ congcern with the preservation of the
character of a lecal area and concern with the accormmodation of those on
the authornity s housing hists The former reason is held to be a legiumate
consideration for the local authonty n exercising its discretionary
development control powers (3] The latter reasen is however considered
unreasonable and vltra vires as a condition $ince it requires the developerin
effect to assume the statutory duty of the local authority

{n}) Prowvision of community buldings For example, to secure a community
facility (hbrary} as a result of some large scale development

{m) Gift of a site or buldings for residentiat use This category alsoseeksto
secure accommedation for those on the authority s housing list Asnotedn
{1) above, this has proved illegal as a condition but the leasing at peppercorn
rent or the purchase of residential units 1n @ mixed use developmnet can
secure the authornity s requirements

(W) Financial contributions  The category seeks to achieve a comnibution
towards the cost of local authonty housing as a result of large scale
developments  Contributions towards the cost of infrastructructural,
saervice and amenity provisions have been classified as gains may not be
involved as the duty to provide such provisions bes with the tocaf authonty
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Where the land 1s ripe, it could be argued that the agreement aliows
development which would not otherwise be possible, thus confering a gain
to the local authority The trend in recent years 1s for the developer to
contribute an increasing sum towards the cost of these provisions Section
26, 2(f), of the 1963 Act provides for - conditions for requiring roads, open
spaces, car parks, sewers, watermains or drains in excess of theimmediate
need for the proposed development

Whether or not this rs justifiable, it 15 assumed here that contributions
toward infrastructural, service and amenity provisions can be covered by a
condition and de not constitute a planmng gamn

Limits of Statutory Control

Section 38 (3), 1963 Act quthines the parameters within which agreements
are bound - cannot contravene matenially the provision of the development
plan  Section 38 however must be constructed with Sectran 26 1963 Act
in the process of developmentcontral Section 26{1) provides thatwhere an
applicatian 1s made to a tocal autnonity their decision 1s governed by the
contents of the development plan and the proper planning and
development of the area Iti1sclear that the local authority s discretionasto
how applications for plannming pernussion should be dealt with 15 not
unbmited The judgement of Lord Denning in the Pyx Gramie Co Ltd v
Minuster of Housing and Local Government illustrates this posnt

Although the planning authorities are given fairly wide powers to impose
such conditions as they think fit nevertheless the law says that condihons
to be valid mustfairly and reasonabiy relate to the permitted development
The planning authority are npt at liberty 10 use thesr powers for an ulterior
object, however desirable that object may seem to them to be in the public
Interest

Fot this reason it has been suggested by somg commentators that as
matters covered hy planning agreement in England could be ultra vires |f
they were made the subject of a planning condition there 15 a case for
change In effect plarning agreements avoid the stnict nigour impased by
the courts on the uyse of planmng condiions  Two recent British cases
however broaden the strict interpretation of the legitimate scope of pianning
previously imposed by the courts inthefirstcase Sir David Cairns said that
the need for housing wascertainly aplanming consideration  [n the second
case Justice Ghidweil ruled that it was quite leiimate for the action area plan
to DEMAND planning gawn where t was clearly connected to the
development under consideration An argument can thus be made for
permitting the local authority to seek 2 planning gain that i1s related to the
proper planning and development of the area

Reasons for Planning Agreements

A review of the British Literature reveals twa distinct reasons for the use of
planning agreements

1 Avoidance of uncertainties of planning law
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2 Remntorcement of development controd particularly conditions

With reference to the latter 1t1s suggested here that there s potentral for the
use of agreements as a method of combining development control and
enforcement  Further discussion on this topic 1s, however, beyvond the
scope of this article  Qf interest here 1s the avoidance of uncertainties in
planming law This 1s where planning gain emerges

Following the British property boom in the 1960 s certain local authorimes
attempted to benefit from the high profit margins associated with office and
large-scale developments by the use of Sectron b2 Town and Country
Planning Act 1971 The logic behind this move 1s straightforward  Market
forces aperate to produce areas of ddferentiat locatronal advantage within
the built envircnment To a greater or lesser extent these forces are
inffuenced by local authonty decisions - development plans, infrastructure
provision et cetera Planning agreements were seen as a method of sharing
in devetopment profits 10 planning jargon recoupment of betterment or
Planning gam

With monapaly cantrol on development nights the local authorty found
themselves in a strong hargaring pcesittan Thus in areas of greatest
demand for say office development, the greatest gatn could be secured
The extent of pianming gains secured by the lecal authority 1s also
dependend en a number of other factors for example, developers profit,
development plan pehcies costs incurred by delays (in receiving permission
et cetera The limut of gain that could be secured by an agreement 15 thus
finite  This s not to suggest that local authoriues did not try to maxmise
planning gains in some cases Rather it highhghts that where a local
authanty was over ambitious the developer could appeal the case The use
of planning agreements to achieve plfanning gain has been strongly critricised
in the PAG Report  This states that it s

undhle to accept that as a matter of general practise, planrming gain has
any place in our system of planmning control  The report fails however 1o
provide an afternative to planning agreements and takes little rognisance of
the advantages offered by such agreements - reductions of delays
associated with large scale developments reduction af uncertainty in the
property market and the prowision of community benefits that would
otherwise not be facilitated The author 1s aware that planneng agreements
have certain drawbacks - there may be a reduction 1n public participation
and an increased need to trade planning ga:ns, but this does not mean that
such agreements are an unsatisfactory methed of controlling development
Agreements offer a flexible approach to dealing with development in the
built environment

In ireland and parucularly Dublin the favourable financial provisions of the
Finance Act 1969 trniggered off the property boom of the 1970 s Life
Insurance companies and pension funds began sinking money inta property
development Developers could thus sell all or part of therr property
porfolios  to the financial institutions and concentrate their own resaurces
in the development stage of the property market With a few notable
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execptions large oprofits were secured from those commerical
developments Protits were dependent on many factors including, change
of use of premises, relauve demand for new use and the obtainming of
pianmng permission  Yet despie recent concern aver land prices and
recoupmnet of betterment the property market continued unabated The
patential of Section 38 agreement was not utihised until recently and one
feels this 15 only a result of the severe financial constraints presently being
experienced by local authonitres |t 1s wronic that despte the recent use of
planmng agreements to secure planming gain the continual poor showing
of the property market inrecent years may well mitigate against their use for
some time to come

Georges Quay Site - an interesting example

A4 8acre site on Georges Quay is owned by Insh Life The site 1s situated
on the sauth bank of the Liffey directly opposite Gandon s Costom House
The Bray rallway line skirts the south western edge of the site with the Tara
Street Statien directly adjacent to the west edge of thesite lts presernt form
hastaken 15 years to assemble and 1t has been derlict for many years now
QOther land uses 1n the area include, residential (local authority)
warehousing, ight industry and retall Dereliction and vacant property 15 a
charactenistic feature of thisarea The Corporations currently constructing
new residential accommeoedation at the wnction of GLouster Street and
Petersons Lane The site 1s zomed D for city centre activifies

Aninitial appheation by tnish Life was lodged in September 1382 The plan
invisaged a central office block 17 storeys in height surrounded by six 6
starey office blacks This application was withdrawn before any decision
was reached by the Corporation  Frior to the introduction of planming
charges in March 1983 a second apphcation was lodged The 17 storey
central tower was replaced by an agglomerauon of seven interconnected
office blocks reduced by 2 stareys The plan now provided for 480,000
square feet of office floor space  Also mcluded inthe plan was a caonference
hail, two squash courts four shop unmits ewght flats and an underground car
park for approximately 400 cars

Inaddition a planming agreement provided for a cash donationhy Insh Life to
Dubhn Corparation for £500 000 prior to July 1984 and the donation of 3
three quarler acre site 1n Jervis Satreet north of the Liffey Thus of course
15 subject to a favourabie pldnning permission  In June 1984 An Bord
Pleanala granted permissian on appeal but the design of the deveiopment
was again altered The 8 perimeter hlocks are to be reduced hy one whole
storey and the fourth floor to be set back on all frontages The
accommodation ormitted from the perimeter blocks shall however, gs far as
possible, be provided in the central block The objlections ta the imital
permission were at two levels, -

(1)  Content of Development This includes the lack of residential
accommodation and the aesthetics of the scheme

{m The use of a planning agreement
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A discussion on the virtue of aesthetics 15 heyand the scape of this articie
The number of design changes for this development to-date 1llustrates the
futility of such a discussion With regard to the provision of residential
accommadation for pecple on the Corparation s housing list 1t will suffice to
say here that this type of condition has been ruled unlawful by the Brinsh
courts lt1s unhkely that the developer would faveur an agreement to this
end The second objection echoes much of the critisism of British planning
agreements that secure planning gain voiced in the PAG Beport Thisinfers

that the present development contral syStem - application/ permission:
conditions - refusal will suffice It 1s suggested here that this ss notthe case

Planning agreements offer the planner a more flexible appreach in dealing
with large scale developments Moare specifically planning agreements
allow for consideration to be given to the vanigus factors acting within the
property market Furthermore, under Section 26 1963 Act 1t1s doubtful if
contributions ta the sum of £0 5m are just:hable or legittmate It 1s not
considered here that sharing in the developers prafits 1510 some way wrong
or an unfarr use of nower by the local authority  The rustification for thisis
the securing of a planming gain or recoupment of betterment

There 15 a growing trend among developers to accept some social cost with
development and recent reports have indicated this willingness A
cautionary note must be added At present profits fream property
fransactions are taxed at a rate of 50 per cent Planning agreements are a

further attempt to levy the developer therefore care mustbe taken toensure
the developer in not levied for hetterment twice

The use of a planning agreement 1n the Georges Quay site provided a
planning gamn but atwhat cost? What was the price paid for this gain? The
ctaim that no local authority housing was provided fails to take account of
legal precrdent In areas zoned mixed-use the provision of residential
accomodation has lead to gentrification  This s of little use to those seeking
locat authority housing and 1t effectively reduces the ptential for future local
authonty accomodation 1n ¢ity areas FEqually, residential accomodation
provided to comply with zoning regulations has proved unsatsfactory for
developers r1t1s often difficult to successfully let all this accomodation The
claim that this devetopment will give rise to Dublin s first skyscraper hasno
bearing on the use of planming agreements Rather, it may question the role
of An Bord Pleariala!l

Two further variables require attention,-1)Zaning/Site Vafue, 2} Role of
Developer/Financral Institutions

I} Zaning/Site-Value This site s zoned for city centre activities  While 1t
might be argued that zoning of this nature 1s intended tc provide a general
guideline for permitted development, it effectively favours developments
with greater profrt potential Thus the sitg value has little relevance to s
present use of Indeed for uses ather than that of maximizing profits The site
value, determined by market forces 1s the assessed price that a purchaser
would pay for the site on the open market Included in the price 15 a hope
value thatis, the possibihity of developing the site for its most profitable use
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In tis case  office development Retusal to grant planmng permission
could lead to Insh Life serving a Purchase Notice on the Corporation  In
effect the Corporation waould be forced to purchase the site at marketvatue
it was not therefore unexpected that An Bord Pleanala would /mpose
conditrans to substantially reduce the site value

2) Rale of the Developer Finanoal Insututions In the property market the
role af the developer 15 to acguire vacant possession of a site Financial
insttutions pe pension funds or Iife assurance cempanies) provicge the
capital for development enther initaliy or on completion of development in
this case Insh Life has combined both functions it s gbligation s 1o1ts policy
holders to maximise their investment  Property 18 but one source for
investment and if this does not provide sufficient return, finance will be
channelied elsewhere Clearly there 1 a definite hmit to what tresh Life can
cancede te Dublhin Carporation

Are the terms of this plartning agreement sufficient? |f one takes the view
that people 1n the locahty in need of housing should be accomodated in the
locality, there s acasefor arguing thatthe gainisinsufficient The provsion
of a site at Jerwis Street 15 of httle value As previously mentigned this
facality has a history of derelicttarn The re-devetopment of these often
small sites either by the Corparation or private developers of these, often

small, sites either by the Corporation or private developers could prove a
more satisfactory method of providing residential accommedation Itis not
the author s intention to side ane way or the other on the ments of this
planning gain  Without sufficient detailed knowledge of the economics
involved 1n this development further comment on this aspect would he
superfluous It should be stressed that great expertise 1s required by the
local authonty 1n deciding the amount of planning gain  Perhaps this
expertise 1s as yet lacking in Ireland This s the only question-mark that
should be held over this agreement

CONCLUSION

The advantages of Planning Agreements to secure Planming Gan are
obvious - speeding up the planning apphcation process potential reduction
of uncertainty 1n the preperty market early dialogue between planner and
developer and securing community benefits The dysadvantages are na less
apparent - reduction of public partcipation trade-off s for planming gains

Despite these drawbacks Section 38 agreements provide a flexible method
of dealing with an ever changing property market It must be emphasized
here that planning agreements 1o secure Planming Gain are onlv apohcable
in areas of high demand and therefore are of no use to the designated areas

considered the Kenny Report Indeed it can be argued thatthe ability of the
local authernty 1o secure development in run down areas of the huilt
enviranment 15 1n 1ts self a Planning Gan
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A justification for the use of planning agreements 18 the recoupment of
hetterment 1t1s suggested here that in principle the local authority should
be able to recover part of the increase nvalue of sites whare that increase
has been caused by public authority actions This can be seen as a matenal
response to local problems  Agreements avoid the judicial model of
apphcation permussion conditions refusal, which mhibits the local
authority I pursuing 1ts socal aims and favour a contractual model of
bargaining with developers

Legat objections to the use of agreements arise from the securing of
plannming gain  The provisions of agreements are considered ultra vires if
considered as a condition to a planning permission It should be
remembered that agreements are a voluntary contract between the
developer and planner The fear that the planner can requtre unrealistic
gains inunfounded The manopolistic power of the planner s not unlimited
Recoupment of Betterment s already covered in part by taxation and various
development levies These constramts will determine the value of any
particular planning gain to the local authority The provision of guidehines in
development pians for planning gamns related to development In certamn
areas may go some way toward alleviating legal concern In certain areas
may go some way toward alleviating legal concern Inclusion of guidelines
in the development plan will also help reduce uncertainty In the property
market This can only be welcome to the developer

Planning must be geared towards implementation  in ygeneral it 1s the
private seclor deveioper who mplements the provisions of the
development plan financial institutions invest in property to secure a return
on therr maney If the particular development s not warthwhile, money will
be invested elsewhere Any attempt to secure 100% of betterment will
mirrar the consequences of the British 1947 Town and Country Planning
Act Care must be taken nottolevy developers twice 1nan attempt to recover
betterment The use of planming agreements to secure planrning gam
requires a knowledge of the property market and especially those factors
outside planmng which affect development With thus knowledge | believe
Section 38 agreements will prove an advantageous method of securing the
propper planning and development of the built enviroment In this context
the decision of An Bord Pleanala to grant permission subject to a planning
agreement 1s to he welcomed
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Transferable Development Rights-
a Policy Instrument for Dublin

1. M. Blackwell

INTRODUCTION

Development wn inner Dublin has been characterised by a heawy
concentratton of new offices 1in the south-east quadrant threatening
historic butldings streetscapes and open space, whilst at the same time
decay and dgerelictign are widespread elsewhere  Attempts to shift
northwards the focus of office activity have met with only hmited success A
new approach s required

The first part of this paper reviews development and planning in inner
Dublin examimng in particular the spatat pattern of new development vis-
a vis conservation ofyectives and the performance of extsttng policy
instruments in controlhng conflicts ansing The second part of the paper
hurlding on this analysis suggests that the concept of transferable
development rights might be introduced albeit in modified form as a new
pohcy instrument 10 order to overcome the shortcomings of existing
instruments in the area of historic binlding and apen space conservation

DEVELOPMENT PATTERNS AND PLANNING IN INNER DUBLIN:
The Problem Stated
There 1s ¢ serigusdistortion of the land market ininner Dublin resultingfrom
a spatial dis-equiibnum between demand and supply of space Papulation
and industry has been flowing out and offices in  Qffices, however as
Bannon(Tiand Malane (2] have shown areincreasingly concentrated in the
prestige scuth easternquadrant of the inner city  Land in many other parts
of the inner oity 1s senously over-priced 1n relation to any foreseeable
demand because even though it s not igcated in areas of ligh commercial
activity prices are drniven up by expectations - fuelled by liberal zoning and
hope value This would appear ¢ he confirmed by the large numhber of
unused or underused vacant or derelict sites

The Spatal Pattern of Development vis-a-vis Conservation Objectlives
The abvicus spatial rmbalance between demand for and supply of, space n
the inner area can be guantfred and related to policy vanables such asuse-
zoning conservaton and transportation objectives (3)

By applying to the site areas recorded in 1974{4} the normal maximum plot
ratios permitted under the 1980 Dublin City BevelopmentPlan{Tahles 1 and
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2}, a theoretical maximum development poiential may be calculated This
yields a total of erghteen million square metres for the area between the
canals Nnety-four per cent of this potennal hes on blocks with no major
conservation restriction  Twenty-seven per cent of all development
potential hes withun a kitometre of DART stations

By 1366, forty-nine per cent of this theoretical maximum development
potential in the inner city had been exhausted by 1974 this tigure had risen
10 sixty per cent

Examining data at street-block level, change between 1966 and 1874 was
mast marked in the auter sauth-east zones, where ten new blocks reached
saturation, and at the end of the period half of all blocks had used at least
three-quaters of potential

At zonal level the picture 1seven clearer{Table 31 Nozone was atsaturation
(8) In 1966, and only two had exhausted more than three-quarters of
potential - one to the north and one o the south of the river By 1974 four
were saturated and a fifth was ninety-nine per cent exhausted(Fig 2) Three
of the five were 1n the south-east quadrant - 21, 37 and 38 (see Fig 1 for
zonal definitrons These are not the use-zones of Tables T and 2)

The saturatran over this penod was occurring inuse-zenes B, B1 and D with
B - the hardcore Georgian areas - having increased saturation by 14 points
inthe penod Whilst this was not such a great increase as that experienced
by Bl areas (20 points) and D {21 paints} 1tindicates that the situation was
far from being under control  Indeed blocks with extensive conservation of
frontage reached saturation during the penod, and those where more than
fifty per cent of the entire area was conserved, reached seventy-ewght per
cent saturation - a nse of 18 points

The most over-saturated blocks lie one-half to one kilometre from DART,
have a hwigh conservation status and are zonred B B1 and D Thesisthe band
that stretches from west of O Connelf Street down through zones 37 38
and 21, and back up through zone 19 to the river encompassing the ciy
centre and the hardcore and penipheral Georgian areas

Discounrting floorspace in zones A and E where offices are not permitted, it1s
clear {Table 4) that the han s share of space s inlocations characterised bya
D1 use-zorung, with no conservation status, and more than one kilometre
distant from DART

Use-zones B and B1, in hlocks with a high conservation status andless than
ane kilometre from DART, could offer only 48,000 square metres of
development out of a total of 3847 000 or 1 2 per cent

Data from the latest land-use and building condetion survey are now ten
years out-of-date Using wark by Malone(8) it has been possible parually ta
upgdate this information

Analysis of developments since 1974 in conjunction with exammnation of
patterns of saturation in 1974, proves particularly illuminating lt has been
observed that sn the penod to 1974 there had been a2 rapid growth to
saturavion and near saturation of zones 21, 37 and 38, which had become
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the most favoured office locations If we hypothesise that land in these
locations was becoming more expensive, more difficult to obtain, and
subject to increasing planning constraints, we should expecta squeezing-
out or spill-over area of zones 11, 19, 20, 22 and 30 added no less than
283,000 square metres, and the remamnder of the inner city a tiny 30,000
sguare metres

It 1s of course, true that same of these office developments{e g Wood Quay)
have been in the planning stage for many years, nevertheless, the pattern
appears unmistakeabie There has been considerable discussion regarding
an apparent move back into the centre of Dubhn of offices, reversing the
south-east drift In fact, what would appear to have been happening is the
stabtlisation of the new centre of gravity, say around Fitzwilham Square, and
a subsequent cutward movement in all directions from this centre Dublin
has now developed into a twin-centered city, with shopping remaining
around the river, and in recent years even moving semewhat horth on an
east-westaxis across O Connell Street, whilst offices and commerce 15 now
stabilised one to two miles to the south

If this hypothesis s correct, 1t 15 difficult to see how offices could be
persuaded to any great extent to move nto the redevelopment areas of
zones 17 and 18 north of the niver,embracing, as they do, anly ane segment
of a large circle of expansion, whase locus lies chiefly to the south of the
Liffey Thisprognosisisdisturbeng The remaining development patential in
the core and spillover areas tagether amounted 1n 1974 to 1,163,000
sgquare meires Of this, 404 000 sqguare metres or more than one-third,
was exhausted in the next 7. 8 years Zone 21 5 potentialt was actually
exhausied by 1974, yet 1t has absorbed one-fifth of all development since
that date Of the 2,684 000 square metres of potential lying outside the
core and spillover areas a uny 3CQ 000 square metres or around one per
cent has been used

Conclusions are easily drawn Firstly, the data confirm a conflict of severe
dimensiwons between conservation and commercial development

Second most of the unused potential for development bes in areas without
a high conservation status where no conflict would arise

Third an present trends, office developments will continue to be pushed
outward from this new centre, with a bias towards certain more favoured
sectors on the south of the river such as zones 19 and 30 There I1s no
rationale, demand or ikehhood for developers to jump to locations north of
the river 1o any great extent under the present zoring regime
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Table 1: Land Use Zoning in the 1980 Dublin City
Development Plan ’

Use Description Hectaresl

Code

A To protect and/or improve residential 494
amenities

B To protect the existing architectural 34
and civic design quality and to
provide for compatible residential
and office use

Bl To protect, improve or renew the 116
existing civic design character and
to provide for residential and such
office use as is compatible with
conservation and renewal requirements

C To provide for and improve district 24
centre facilities 7

Cl To provide for and improve neighbour- 0
hood centre facilities

D To provide for and improve city 112

- centre activities

Dl - To provide for mixed uses 139

E To provide for industrial and
related uses lel

F To preserve recreational amenity
including open space 68

G To protect and improve the amenities 0
of the special amenity area not
covered by other zoning objectives

Source: Dublin Corporation.

1l Within the Canal Ring:

imation due to the method of compilation
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The Failure of Existing Land-Use Policies

Existing Dublin Corporation policy aimed at re-directing the spatial pattern
of high-value land demand has been only partially successful. The root of
the problem seems to lie with the nature and extent of the zoning and
density provisions of the existing plan. The location of office developments
allowed, must conform to the permitted zoning of areas as set out in the
development plan. Liberal commercial zoning is combined with a plot ratio
that is low by European standards, and, together, these provide for a dull
uniformity of opportunity, leaving the market in the end to determine
location.

Recognising this deficiency, Bannon, Eustace and O'Neill(7) suggesta more
compact city centre with high plot ratios, and the concomitant
extinguishment of hope value in the surrounding tracts. Holding would then
be discouraged, and residential renewal made possible. A rigid zoning
policy irrevocably prohibiting the prospect of commercial invasion would be
essential in laying the basis for the development of settled residential areas.
However, the solution which Bannon, Eustace and O'Neill propose also
presents difficulties. Where is the line to be drawn within which more
intensive development will be permitted? It is arguable that the business
centre is now also the centre of the areas in greatest need of conservation.
Will a higher density of development be permitted in these areas? If not,
how will the conservation areas be zoned? Will new conversions to office
use be permitted? If so, then the line is not held; if not, then the financiers of
such buildings are excluded from them.

Table 2: Normal Maximum Standards of Plot Ratios under

ST e the 1980 Dublin City Development Plan and
Aggregate Actual Plot Ratios for Each Zone
within the Canal Ring Existing in 1974

Use Zone Maximum Plot Aggregate .Actual Site
Ratio Plot Ratio Coverage
A 3 0.71 0.45
B 2 1.67 0.60
Bl 5. 5 1 1.51 0.60
c 2 0.74 0.60
Cl 1.5 - g 0.50
D 2.5 2.16 0.80
Dl 2.5 0.81 0.80
E 2.0 0.64 0.90

Sources: Column 1l: Dublin Corporation

Column 2: Derived from Dublin Corporation Land
Use Survey, 1974 (unpublished data)

Column 3: Dublin Corporation
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Afurther problem with tne oroposed solutian is the buffer zone, Control of
urban land prices seems further away 1ran ever. and constnutionally
inoperabie (8} The scheme is thus considerably weakenead

Development and Conservation: the Dilemma
The continued southward drift of offices 15 eloquent tesumony 1o the
primacy of market forces in the face of determined attempis by the
Corporationtoredirectdemana Alternatives proposed seem alsotopresent
difficulties, and do not solve the tifermma which s at the heart of adl curremt
land-use planning, viz' high land vatues prevent direct market intgervention
since most acguisitions invaive caompensation at current market values. vet
the use of the other maror ool of pahcy - fand-use 2o0ning - 15 serausly
constrained by the need o ensure nolunly 1nat landowners are not dered a
reasonably heneficial use of theiwr land but atsa. in the case of many historic
buitdings. that the value of the use 1s sufficiently high 10 ensure yood
maintenance. {The irgny 15 trat the Corporaticn are as dependent upon
market gemand for historic properties in any location, to preserve them as
they are upon lack of market demand for other property in the same
location )
Many local authornities feei unable to resist the demands of developers for
permissions runmnyg contrary o proper planning and development. no
because the powers 10 preserve structures and opén space. and control new
development. are absent, but hecause they fear it will be judged a taking,’
with a consequent lhabihiny tor compensation
The law is far from clear 10 this grea. What 1s an acceptahte undertaking
under $.57 of the 1963 Act? What s a reasonahly heneficial use, and what
does ‘incapable’ of such g use, mean under 529 of the Act?
Recent Court decisions{9) have strengthened the planming autbority's hand
it avocding compensalion by confirming that an undertaking under 55715
valid, even where 1he authonty cannot gudrantee (hat a grant will be
forthcoming, and that it need not be related ta market demand or
surrounding uses and densities The Supreme Court, however, may yet
overturn this appreach on the grounds of an unreasonable use of statutory
power.
Keane has summarised the position well
It 15 not altogether clear {from a constiutiona! standpointl what
circumstances will Jusufy the payment of compensatian which s less than
market value, or indeed the withholding of any compensatian ¢16)
With Kenny report more than tenyears old. and now locking constitutionally
inoperahle, resolutign of the problem of urban land prices and the 1aking’
Is5ue seems even more remote. Under these circumstances a new cancept
in land-use planning - Transferable Development Rights (TDRY - developed
in the United States during the 1970's. would appear to he particularly
useful, not because it resolves the issue, but begause i sidesteps it
Under the present systenm. the value of the use can be exercised only gnthe
site. With TDR this ceases to he sa, and thus the Gardian know s cut. TDR
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enables, if it can be successfully implemented, planning authorities - for the
first time - to exercise the full range of powers they already have, but cannot
afford to use.

Existing strategies for conservation and proposed alternatives seem not
only to be flawed but, in particular, are weak in exactly those respects in
which TDR is strongest. The second part of this paper, therefore, proposes
the implementation of a form of TDR in the belief that this approach can
achieve the planning goals which are desired but which existing policy
instruments seem unable to deliver.

TRANSFERABLE DEVELOPMENT RIGHTS: A Solution Offered

TDR - The Concept

A development right is a property right. It is one of the numerous rights
included in the ‘fee-simple’ ownership of property. A mineral right, an air
right and a way-leave are examples of land ownership rights. A
development right is the right that permits the owner to build upon or
develop his land; in a rapidly growing urban area it constitutes great
economic value and is usually the owner’s most important right.

Dublin Wards sith:n th2 Canal Rung (1)

1¢23918

Scale 1n Kilgmalras
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Legal Constramnis

It .5 assumed that major consututional changesand legislative imimative will
not be forthcarming and that any TDR proposal must be relevant, defensible
and workable withing the existing legzal framework of planning Further-
mare 1n devising a suitable system 1t has been a major aim that disrueption
of the ewxisting planning framework as exemplified by the Dubhn City
Deveiopment Plan shail be kept to @8 minimum

Cverall the following bread guidelines may be drawn from Insh law and
planming experience to date

Examination of the legislation suggests

111 Compulsory acguwisition of development rights is probably inadmissible
{2y Enforcement of a preservation restriction against remaote takers of a title
15 possible under S 38 of the 1963 Act

13} Creating of additional development nights ts admissible prowided 1t s
estahlished in the Development Plan

In addition to the body of statute law, there are a number of planning
precedents 1n Dublin inner area which may be relevant These include
development of the farmer Fitzwilham Lawn Tennis Club site, the Irish Life
development at George s Quay and the Burlington Hotel development
Space does not permil a discussion of these, but examination of the
precedents sugyests

(11} Transfer of development nghts between adjacent sites with one or more
different owners where ali partners are willing 1s feasible and enforceable,
under convenant againstremote takers of the title ASectron 38 agreement
nhght be strenger but does not seem necessary in this case

12} Transfer between remate siles in comman ownersinp would appear to
be possible using a Section 38 agreement provided that the development
plan 1s not breached

131 Contrihutions accepted for open space provision may in some sense be
regarded as a successful precedent for transfer between remote sites in
separdte awnership

The Proposal

in one sense a developmen! nyht does not exist until a development
pernussion 1s forthcamung  VWhat we are itherefore discussing 15 the
possitulity of @ planning authority agreeing to the removal of a permission at
one lgcation in exchange for the granting of permission at anather A
pernmussion enures far the henefit of the land thus 1t 1s not the same
permission that s forthcoming at the second location but a new permission
which 15 substifuted 1nits place it1s therefore proposed that the term
transferable develapment rnights be dropped 1n favour of substitutionary
development permission {SOP}  We now spell out the favoured mode of
implementation fram the legal standpoint  This sheutd take the foflowing
form

{a) Rewvision of the Development Plan

The plan would specify densuty maxima in the usual way (plot ratios for sites
in particular use zones} and the deviations that may be permutted (based on
strateqic plannming ¢ritena such as proximity to transport nodes and also
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Table 4: UNUSED POTENTIAL REMAINING IN 1974 CLASSIFIED BY USE
ZONES, CONSERVATION STATUS AND DISTANCE FROM DART

Thousands of sg. metres.

Distance | Conserv- Use Zones
from ation
DART Status A B Bl c D D1 E
None 0 - 18 - 173 62 99
less < 50% - - 183 - 20 - -
Frontage
than > 50% - - - - 15 - -
Frontage
5 km € 50% . 0 “ - - - -
Area
> 50% 0 - 0 - - - -
Area
None 64 e 48 - > 6 428
< 50% 0 - 26 - 0 - -
Y to Frontage
> 50% - 0 0 - 0 - -
0 Frontage
< 50% - 29 0 - Wi - &
Area
> 50% - 19 - - - - -
Area
None 1279 - 63 241 184 [1342 1475
More < 50% 90 - 91 68 46 346 190
Frontage
than | > 50% 3 - 1 - - - -
Frontage
1 km < 50% 67 5 82 - 0 590 -
Area
> 50% - 70 105 = b - -
Area

Source; Derived from Dublin Corporation 1966 and 1974 Land Use
Surveys (unpublished data).
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some minoar exceptions)  However, the plan should also state that, in
addition. plot ratics in excess of that which would under other
crreumstances be permitted, may be acceptable, where developers can
show that an equivalent voiume of development at another location in the
same ‘integrated zone of land use management hasheen foregone, andthe
land sterilised or density of development reduced.

The plan should also define one or mare ‘inteyrated zones of land-use
management’ by reference to the development plan maps, basing them on
infrastructural capacities, topographical features and community identities,
justifying their existence on Part il (4) and Part Il (1] of the 3rd Schedule to
the 1963 Act, and indicating that such areas will provide the framewark for
flexible site densities. within the constraint of an unchanged overall zonal
density of development.

Finally, the plan shouid indicate that developments with excessive plot
ratios which have been justified on the bases of sterilisation ar reduction ot
density elsewhere, will be expected to contribute to the cost of the
sterilisation or reduction of density which has facilitated the excessive plot
ratio.

(b} ‘Buying Qut” Development

With regard to the bulding or open space to be preserved, the planning
authority should appreach the owner with & viewto concluding a Section 38
agreement transferring the development rights from the owner to the tocal
authority.  In the case of a listed building, the agreement would also
encampass an undertaking to keep the building in yood repair. The property
arbitrator would he asked 1o assess the development value of the site.
Naturally, the planming authority would use all the powers currently at its
disposal to mimimise the cempensation payatHe. The agreement reached
would bind remote takers. Should the owners of the huilding be unwailling
to enter inte such an agreement, the planning authernty would have three
courses of action open 1o It

First. 1t could attempt to expropriate the develapment rights of the land
Second, 1t could refuse planming permussion. Third, it could acquire the land
outright.

Of these three options, the lastistobe preferred. The preset use value could
be recouped by its sale, and the development value recouped asfor the other
options, 1.e. fram a developer at another location. Itis preferred as anoption
primaniy because of the weakness of Irish powers of enforcement in the
area of building maintenance and contref of sites. The planming authority
cannol be sure of achieving its objective unless 1t either has direct
aownership or copper-fastened 5.38 agreement. In any case, the other
options have further uncertainties attached to them - neither the courts nor
the appeal system can be relied upon to uphold the planning authority.
(c) Recouping the Cost

The planning authority is now left with the task of recouping the
development right value which 1t has paid out to refain the site as it is, or
develop at reduced density. {It may itself be undertaking such low density
development - hausing, for example ]

The autharity 15 the owner of the develepment rights, hut they cannot per se,
because of Irish law. he exercised at another locatien. However, by framing
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the development plan in such a way that the densitres of sending and
receiving site are strategically linked, the autharity i5 ahle to estahlish that
its own expenditure has facilitated the increased density and 1t 15 thus
recoverable under 526 or S.38 ar even S 77 (3}

Prablems of Demand Deficiency

The problem which confronts any SDP system in Dublin’s inner city is the
task of restraining intensive office demand from the south-east quadrant
and, in particular, the areas of high conservation status, and removing 1t
norith of the Liffey, in areas adjacent 1o DART.

Examination of 1974 land use data, using these critena, suygests that an
IZLUM (Inteyrated Zone of Land-Use Managementl should be defined which
embraces the entire sguth-east quadrant and zones 11, 12 and 18 directly
north of the river. This area covers minety-one per cent of blacks which are
not neutral, 1 e. accounts for the butk of blocks where {a) preservation is

desired, but subject to development pressure and () development s
acceptable, but has reached saturation.

It is also roughly corresponds 1o the ‘core’ and ‘spittover’ areas defined
above. Itis, in short, the area within which manipulation of the spanal
pattern of developmentis critical. It canalso be easily defended as an area of
land-use control, whose component parts are genuinely inter related in
terms of economic activity, land-use, communily-patterns and
transportation flow.

Nevertheless, successful implementation of any SOP TDR scheme requires
huoyant demand for floorspace in receiving zones and an adequate halance
of sending to recerving zones. Without such demand, develepers cannot be
persuaded 10 accept a planning permission with additional fleorspiace, and
the planning authority will be unable 1o recoup 118 expenditure on
preservation of the sending blocks Even where demand is buoyant, plans
may be thwarted by an excess supply of land n adjacent areas (ihe
‘boundary effect’) possible at a cheaper unit cost.

Examination of the IZLUM defined above suggests that there are some
serious shortcomings relating 1o demand deficiency

{1) The primary objective of Corporation strategy 1s to remove office activity
to redevelopment areas north of the river, yet sixty-one per cent of receiving
blocks are south of the river

(2} Furthermore, there are many ‘neutral” blocks in the vicimity of the
receiving blocks - especially nerth of the niver - which could supply the
additional floorspace at lower cost.

{3} Over the IZLUM as a whole sending blocks exceed receiving hlocks hy a
factor of nearly 2 1.

These patterns are confirmed by other evidence, principaily the response of
the markets to existing Corporation redevelopment strategy Despite the
fact that the planning authority s willing to give additonal floarspace in
redevelopment areas, there are few takers; this does not hode well for a
scheme which requires payment for additional floorspace Toimplementan
SDP scheme under these conditions would be to attempt to push a piece of
string. In the short run, therefore, only 8 more modest geal 1s attainable
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Implementation
(a1 A Framework for Immediate Implementation
In the short term market demand for offices will cantinue to spill over from
11s new core to surraunding areas principally inthe south-east quadrant An
immediate apphication of SDP 1s within the existing areas of high demand
wilh the twin ohrectives of
(1Y Making a more ratianal use of land within high amenity “‘conservation
areas thus retaining open space and listed burldings 1in cooperation with
further development of the area
{21 Emphasising particular sectors of the circle of expansion of office
development fram its new cemtre - in particular zone 19 as againstzones 21
and 30
The first of these objectives 1s in one sense saying no more than thatitis an
opportunity to use SDP as a vetacle of local planning and an opportunity to
consider development on an area rather than a plot hasis The Burlington
development 15 erre example of successful implementation, except that the
apen space preserved s not avatlable to the public at large SDP n this
conlext 1s an imaginative alternatve to compulsory acquistion or aother
forms of site assembly which might be used to o1l the wheels of rationai and
orderly development Often 1t makes better urban design sense to permit a
hugher density an ane site than would normally be allowed in order to save
dnather site 1n 11s entirety

The first of these objeclives 15 1n one sense saying no more than that i is an
opportunity to use SOP as a vehicle of local planning and an opportunity to
consider development on an area rather 1han a plot basts The Burhngton
Hatel develepment 1s one example of successful implementation except
that the open space preserved 1s not availlable to the pubhic at large SDPn
this context s dnimaginative dlternative to compulsory acquisition or ather
farms of site assembly whicihy mrght be used to ot the wheels of rational and
orderly development QOften 1t makes better urban design sense te permita
tugher density on ¢ne site than would normally be allowed in order 1o save
another site in i1s entirety

The second objective may be seen as an exercise of the limited powers
available to the planming authanty fo push development from ane sector of
high demand to ancther The exercise maybe likened to that of choosing the
landing site of a ghder The pilot has availlable 2 number of locations
deternuned by the hft provided by the ar conditions He has no power of his
own yel may freeiy choose between locations offered by elements cutside
his contral  ideally the planning adthonty will wish ta remove affice
development fram the south-east quadrant altogether The market largely
denmes them this opportunity but does permit some shifting of demand
within the south-east Thus, the norihern halves of zanes 19 and 20 may be
more acceptable than, for example the northern half of zone 30
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{b) Longer-term Possibihities

Stress has been laid by Bannan Eustace and O Neilll{11)on a more compact
city centre, with highter plot ratios and the concaomitant extinguishment of
hope value in the surrounding tracts Some difficulties with this approach
have heen touched upon

Examining the possible roles of both SDP and the Compact nner City
Solution it now seems clear that both are necessary yet neither s af itself
sufficient Together however they may inthe longer term provide a vehicle
which will be sufficient 10 reach the strategic planning goals scught by
Dublim Corporation hut nat yvet achieved

Long term devetopment of SDP for sirateyic planning purposes might
therefore take the fatlowing form

{1} Declaration of an IZLUM broadiy as defined ahove and in Fig 1 Some
adjustment fe these boundanes may prove necessary - the inclusien for
example of some iands immediately ta the south of the Grand Canal

{2} Retention of use-zormng within the IZLUM broadly as n the 1980
development plan hut revision of zoning immedsately cutside the boundary
1o exclude high-vailue uses(the huffer zgne ) Tlus would effecuvely 1solate
the IZLUM as a unit preventing further spill-over andthe boundary effect

{3} Adjustment of existing plgt ratios and other density control media in the
IZLUM such that the supply of total office space 15 malched to ar rather less
than the anticipated demand over the plan period

{4y Declaratson that B and B1 zones are full and that no new development
will normally he permitted 1n these areas {12} but that developments in
excess of the revised plot ratios for offices 1in O and D1 use zones will he
countenanced agrovided that the developer candemuonstrale corresponding
stenthsation of land 1 a B or B1 2ane The developer will he expected ta
contribute to the cost of such stenhsation which will have taken the form of
a Section 38 agreement or compensation under S 29 or 5 55 of the 1963
Act  probably with a third party

(5] Estabhishment of a revalving fund te finance such deals seeded by the
sterihsation of pubiicly ownediand in Band 81 zoneswhich wouldformthe
first basis for callecung centnbutions from excess developments in D and
D1 zones

Cenain elements of this plan are crnitical First the supply of potential office
space must be carefully judyed such that overalldemand at least matches
It, or exceeds 31 Under-supply will have an undesired price effect over-
supply will make the sale of extra floarspace nDand D1 zonesimpossible

Second control of office development inthe Buffer zone must he effective

This may entall 2 severe reduction in plet ratas within the buffer zone In
order 1o discourage development, or at least minumise rts rmpact  Thord,
there must be a firm resolve on the part of the Corporation to oppose
development in B and B1 zones, even at the cost of full open market
compensation payments Fourth the backing of An Bard Pleanala in
implementing this pehcy 1s essential

What s hkely to happen under this scenarig? |t igsprobahle thatapplications
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in B and B! areas would increase in the knowledge that the Corparation
would be prepared to oppose such developments to the extant of paying
compensation This s when the revolving fund becomes important I the
Corporatron s able to nde out ihe storm of such compensation demands for
the early years of the plan 1t should e able to recoup the expenditure in
later years as the marxket adjusts and demand quickens in O and D1 areas,
assured by experience that this s the only possitsle area of development In
practice what 1s hkely to happen s a northward creep of development
through O and D1 use-zones from the south-east core  Malone{13) has
already noted a tendency for consohdation within the existing east-west
houndary of office development With a stop line now also imposed to the
south the only possible movement 1s northward

Anskwiththus approachis thatdevelepers in 9 and D1 areaswillchoose not
10 purchase extra floorspace 1n the early years of the ptan Thus, over the
period of the plan as a whale fioarspace will be under-supplied and the
Corporation will have pard more compensation than it basrecerved Taavad
this 1115 suggested that contnibutions for addimienal flgorspace should be
set at heiow the market price in the edrly yvears of the plan 1n oroer 1o
encourage (s purchase Once agamn the use of development rights held by
the public sector is of central importance in seeding the fund

If successful the SOP compact centre approach will place an effective
stop hine anthe outward movement fraom the new office core areaonthree
sides and allow an incremental movement northward hopefully biased 1o
the west aiong the DART route

Fresh data on tand use and buillding condition mustive collected hefore such
a plan can proceed It 1s necessary to know more exactly the volume use
dand condiben of ewsting floorspace in the IZLUM 10 order to gauge
reahstically the volume of addiional floorspace that could be forthcoming in
the plan period from any given plot ratie apphed to the use-zones The
market demdnd for offices would alse have to be carefully monrtorec

It 1s possible that adjustments would be required during the currency of the
plan moniaring would be required In practice, an SDP section withun the
Carporation Planmnyg Department would be necessary

Other Appiications

TDR s embryo form is already applied by some Inish local authorittes wha
are prepared to grant perm:ssion for development of single houses on
condition that other land s steriised {using a Section 38 agreement} These
lands are always in the awnershup of the develaper

There s no reason why SDP could not be apphied more widely to planning at
the urbyan fringe and ndeed, this mayhea more pramising application than
in the urban core |t may provide a vehicle far the avoidance of Section 45,
where pressure for development anses fromfinancial motives on the part of
the landowner rather than for example, a genuine housing need within his
famuly It will also increase the chances of success of the positive
programme to cambat ribboning recommended 1n paragraph 3 11 of the
Department of Environment guidelines
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(1 Bannon M J(1873,0mice cocatonanireland the Rale of Centrai Dublin
An Foras Forbartha Dublin 1973

(2) Malone P (1981: Office Devervpment in Dubhin 1960 1980 Trinity
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according to use zone 113880 Development Planrconservation status (1980
Development Pian defined conservation areas and frontages Street biocks
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1974 The area between the capals, which s here used as the dehminon of
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Considerations ....

Opmion The Mort Main of Manuals

Planning 1s under threat This, the latestin a long line of planning chinches,
wilt no doubt take 1ts place with such other profundities as “Planning s for
people Concern 1s with the inwitability of the process rather than the
quality of its product or the welt being of its clients Feor a change 1t 15 the
pltanners not the community who feel threatened

Externally the threat s overt and comes from a number of sources Theroot
cause dissatsfaction disillusionment s caommon ta  ali Public
representatives by their increasing use of sectian four rezoning and
maternzl contravention mechamsms destroy the integnty of the plan and
indirectly call he competence of planners other than enqineers or
architects into question a position publicly supperted by the Department of
the Environmeni inthe case of the Dubfin City planning Officer post Finally,
there 15 a growing pubhic whao have lost all confidence n the ability of
planners and the efficancy of plans to protect the environment  Abortive
road proposals, high rise flats destruction of isted buildings, degratian of
areas zoned for high amemty curting down of trees the burying of
archaeclogical treasures all patently attest the futility of planning and the
impotence of the planner

To add to all this there s the insidious because it 15 unrecognised threat
from within the profession itself  in their journals {and this ong s no
exceplion) the representative institutes assist (Pray God in Ignorance} in
dimresting planning by the endorsement of manuals prepared by planners
Ostensibly their purpose s to rdise the level of qualty of Development Plans
However apprapriate this miglyt have beenin 1963 because of the shortage
of trained planners 1t1s hard to decept their continued need in 1984 given
the number of hiyhly trained and unemployed planners at present

Praper planning demands properly gualified and sufficient numbers of staff
i Planming Authorities  Yet many employ no guabified person while gthers
expect trojan efforts from a single planner everything from planpreparation
ta development control Inthe latter circumstances one would expect ahigh
ate of natural wastage because of the incidence of nervous hreakdown and
subsequent certification  That this has not happened 15 a tribute to the
stamina and stoicism engendered 1n the rigour of the post graduate
planning courses
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Despite the potenuzl number of planmng posts and the large number of
unemployeo planners ready to fill hen An Foras Forbartha with the
approval and co operaticn of the profession prepares manuals designed o
perpetuate the DY apprcach n loca! guthorines Manuals propagale a
simplistic view of the planning process  Understand:ng of the dynamic
nature of the urban system and its interactions are lost Complex diagrams
illustrating the recursive and inteyrated nature of the planning process are
quickly passed aver in favour of simple sectoral pracedures The skili and
rudgement required in the formulation of sound assumptions and the
knowledge of the disathhities \nherent 1n most models 1s rarely conveyed

The impression 15 given that armed with 2n algonthm any Tom Dick or
Harriet can plan  Why go to planming senool why hother with continuing
professional development why employ a planner when 11 all 1in the hook

Is 1t any wonder that some County and City Managers think that a short
course {some Six weeks] at an NIHE will equip other professionals and
officials to carry out the proper planming of theirr area  Shcould we e
surprised when engineers architects and draughtsmen tack planning
consultant onto the st of their accomphishments

Long accused of mystifying plannunyg plannerss are now actively engaged in
demystifying it out of existence  No other profession feels the need for
manuals Inearly days barbers were surgeons but ng sane person sugyests
that they be allowed to operate today using manuals Similarly tnearly ddys
archutects and engineers acted as planners Sohconors fight do it yourself
conveyancmy cn the grounds that ne manual could identify the exigencies
likely 1 arise in the sale of a property s planning so straightforward?

The situation can anfy get worse Ingvitably there are proposals to
computense the process of planning reducing 11 to the level of an arcade

game for anyone who wanis to ptay  The ragedy for planning and
ultimaitely for the community s that 1he players all with vested interests
will have more pohiticd! admimistrative and or economic power than the
planners ever had [ial a plan will replace the manuals and only an
inefficient telephone service can retard the takeover

1.J. EUSTACE
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RENT-A-PLAN

As part of its continuing contribution to freland and the world An Foras
Forkartha 1s offerning a rent-a-plan service  For a modest outlay a local
authgrity or private persen can rent-a-plan for any size of area or for any
length of time Short term plans, those lasting 2-3 weeks, should prove very
popular since they are desighed 1o see local authorities through
emergencies such as appeals development plan deadlines and pernods
when the planning officer 1s indisposed At the other end of the scale the
long term plan shouid have immense appeal to local authorities of vision and
imagingtion Aldready orders have come in for the 10 000 year model Al
plans are tested and trred 1n the Rent a-Plan  testing station in Kerry

Plans must work of course, and tnterms of motivation four types of plans are
offered -

1 The Clockwork Plan Trus plan will keep going for 365 days without
winding There s the danger however that the planming officer will forget
0 wind up the pglan on 31st December each year with the result that
development in his area may slow down Aspecial alarm system has been
included 1n the plan to reduce this risk

2 The Viable Plan Thesis an arganic plan which hasto be fed and watered,
but which grows so much per annum bringing prospenty to the area The
drawback here is that it reproduces, so that in time one 1s inundated with
hundreds of plans briming about severe plan congestion

3 The On-GaingPlan Thrs plan whichis on wheels1s propelled by hot arr
it should appeal to those planning authorities who have a surplus of hotaw
in therr council chambers an important consideration in this energy
CONSCIOUS aye

4 The Flexible Plan This all-rubber plan 1s designed to suit any area, deal
with any circumstance, meet with every objective Its patent ever-
changing goals tngredient is a special discovery by An Foras Cbhviously
the use of ,such a powerful type of plan should be restricted asit would be
undesirable to have unbridled planning rampant in the land The flexible
plan wall be 1ssued only to those who hold a planring hcence

KEN MAWHINNEY

80



"It’d drive you to drink”.

Resigents of the burgeoning Dubhn suourhs mey be surprised to ledrn that
conflicl between recent planning policies and licensing legisiatign ensures
that few new public houses wili be bull to serve them
Some may welcome this  the fewer pubs the less we will drink  However
we spend about 127, of our dispasabte incame an alecaholic drink and will
probably continue todo so beitathome inarestaurant macluborina pulb
The traditvonal inish pub has contributed greatly ta the socia! and physical
fabric of our towns and cities  Beinyg a greyaricus people many of us use 1t
even If at umes our 1image af dark cosy havens and indulgent landlords
canfhicts with the reality of the large barnhike structures of the suburhs
The present impasse has ansen due 10 the County Dublin Planners
attempting to attach some semblance of coherance tothe galloping growth
(4% per annum)| of the county by structur:nd new residennal argas 1nto
discerrnible human group:ngs with town centres such as Tallaght
Blanchardstown, Clondalkin at the top of the hierarchy and
neighhourhcods akin to wvilages at the bhottom  This policy creates
neighhourhoods of abaut 5 000 persons centred upon therr own local
fachibes of primary schoals shops church park et The planners intend
that a small local pub woula be provided 1n such centres 1o which peaple
would walk rather than drive
However licensmg legislation has heaen developing in a d'fferent direcuion
One of its central abjectives apprars 10 be to mit the number of pubs At
present a new pub cannot be huwlt without extinguishing ane ather existing
licence n the city area or two in a rural area
Older readers will remember the Bonafides  rural hastelnes on the edge
of the city where you could have & drink for an hour after normadl ity cicsing
ume ¢f you travelled more than three miles This inngcent practice fell into
abuse in the 1950 s asprivate motor vehiucles hecame more widely available
and cars crammed to the bnm with people hearing envelopes with false
addresses to indemnify them in the event of a Garda raid sped inta the
countryside after normal closing hours
The Bonafide loophole was clesed but with a compensating blessing that
nonew hcenced premises could be located withina nule of the caountry pub
However i early 1960 s the expanding ity engulfed these smallrural pubs
leaving them n the happy position of gamming all this new trade The
planners neighbourhood policy varmshed as the Banafides captured
markets of up 1o 20 000 people
Recent court decisions has distorted the picture even further  Amongst
many matters whech the court has to consider in new hcensing applications
15 therr convenience or (nconvenience  Inthe cases of propesed pubs at
Tallaght, Cabinteely and Rathfarnham the High Court has interpreted
nconvenience  to mean the lgcation of the premises and decided
amongst ather things that pubs close to commumity usessuch aschurches
schools parks and housing would he  inconvenient on the grounds that
such a use would attract a high proportion af young people whg the Court
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felt should he shielded from the detrimental effects of such outlets
However these are precisely where the planners have dectded that pubs
should be built A catch 22 situation has ansen in that the planners will
grant permiss:ion where the Courts wont 1ssue a licence and vice versa
Presumably the courts are prepared to perrmit new public houses In
existing commercial areas but in the new suburbs of County Dublin these
are few and far between

The most senous consequence of the non-provision of local pubs 15 that
people who still wish to have a pint with their friends will have to drive
outside their neighbourhoods to do so It 1s not necessary to quote statistics
to show that the highest number of drink related accidents occurs between
the hoursof 3pm and 3am ltwould appear therefore that currentlegisiation
15 ensuring that many pecple will have todrnive todrink Alternatively private
clubs (or restaurants according to  Buikding On Realty | may take up the
slack or existing prermises may expand beyond their reasonable size out of
scale and character with their local function The possibility of community
vigtlance over small local pubs will be iost with problems shunted onto
somebody else s neighbourhood

Though I think it isopen todebate perhapsthe numberof heences should be
limited Certainly they should he provided in areas where they are required
A recent suggestion that the State determine the number of licences
required for an expanding arez create them and then auchon them off
seems very sensible

A Commuttee of the Qireachtas) s currently sitting to consider amendments
1o our licensing leqislation which 1s generally agreed to be out of date The
Committee nught cansider the propasition that a planming permission §
evigence enough of the convernience of the premises  Planning
permssions can he granted only f they accord with approved Development
Plans and in the making of these plans and deciding on applications, the
community has an opporturmty for participation and debate The approval of
a site for a hcenced premises has torun the double gauntlet of both Planning
Authority and their attendant planning charges (which maybe up to £1,000)
and the Caurts with no sure decision until the end of the day The
Commuttee might also consider removing the mile restrictionin areas zoned
for development

In the 1960 s with the growth of our cittes we embarked op a policy of
huilding new towns to the west of Dubhin without the necessary structures
of legislation to ensure therr balanced deveiopment Twenty years later,
neither Blanchardstown nor Taliaght with s population the size of
Limerick city have proper town centres And when eventually they do get
them they probably won t have any pubs in them!

Fergal McCabe is a Town Planning Consultant
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A Historrcal note on Planmng Appeals

The first thirteen appeals in the Dubhn County Barough poured in to the
Minister at the rate of just under four cases per year The first \n February
1936 and the thirteenth on the eve of World War L in June, 1839

The average time taken to dischargye these appeals was just over six months
but varied from one and a half to twelve and a ha!f months

One of these appeals was late, and five others were withdrawn or otherwise
settled  The decisions In the remaining cases were six refusals of
permission and cne confirmation of conditicns there were ng decisions
aganst the Corporation

Five appeals concerned shops and six related to houses Inhalf these cases
the hauses were sited in the back gardens of other houses Proposed dairy
sheds and a skin dresseny factory made up the iotal of thirteen appeats

A further two appeals were made but were nof decided because ¢ne lay in
the area of another authority and the other concerned matters relating to
the Public Health Act, 1878

The detals of the cases are two vanous for easy summary, nor 1§ there any
clear pattern to be seen but appearance bhunding hines and density of
development recur as topics of discussion

R. STRINGER



REVIEWS....

John Blackwell and Frank 1. Convery (editors), -

"Promuse and Performance: Irish Environmental Policies analysed.”
{Resource and Environmental Policy Centre, U.C.D., 1983).

XX 434 pages. IRE 7.95

This beok consists of 33 pages presented to a conference an Inish resource
and enwranmental policy heldin U C 0 in April, 1983 the editors are to be
congratulated on getting the book, complete with diagrams, references and
an index, intgprintsorapidly They are concerned - rightly - with the ad hoc
nature of many policy decisions, and the purpose of the conference was to
help mmprove the gquaiity of decision-making by clearly dentifying the
problems and options across & range of environmental ssues  The
commendable scope of the book poses problems for a reviewer, sa b will
focus on those aspects likeby to be of most interest to pianners

The book i1d divided into eight main policy areas The first two sections deal
with water air and environmental quality P 1 Mitchell reviewsthe disposal
of radwactive waste withun the Irish Sea and at the North East Atlantic
dumping sites, and whife he concludes that there s ng signigicant hazard
from current operatians pressure to permet (he dumping of greater
quantibes of more toxic waste 15 the Atlantic likely to increase

In the following sectign on agricuiture and forestry, G E Boyle and B
Kearney of An Foras Taluntais provide a detatled overview of the trend
towards more intensive agriculture n lreland Readers may recall that
Gerry Walker s article on Planming and agriculture in the EEC
argued that the C A P may be tiasing income distribution in favour of the
richer areas Boyle and Kearney suggest that Cammunity structural pahcy
may be more sympathetc towards smaller farms in the future The
environmental problems ansing frem intensive production are graphically
fMustrated 1n an arucle by Dodd and Champ on Lough Sheelin  Yvonne
Scannell (School of Law T C D} shows how both the planning and water
pallution laws might he amended tc dea! with modern farming methods
The devasting impact of agriculture on archaeelogical monuments 1s
highlighted by Gabriel Cooney (U C D }in the section on  non-traded
natural resources The recent archaealogical survey of Co Danegal for
example, showed an overall removai rate of 33 per cent since the
1830 s However Cooney also cities the hearterung story of the
arachaeological work which accompanred the laying of the Cork - Dublin gas
pipeline the cost worked out at 0 3% aof the total budget, and the
deveiopment project finished ahead of time



Part five deals with energy Colm McCarthy nowonthe BeardoftheE S B
discusses energy pncing palcy wcluding pricing natural gas 1n nis
customary trenchan siyle His verdict on the purchase of the Whitegate
refinery, forinstance  Thewhole strategy1s a shambles may wellbe iilegal
in any event and has imposed huge excess costs on an already weakened
economy K Rckinson of NBST surveys renewable energy scurces in
Ireland, which may well play a more important role in the future
Part & Urban Systems 15 perhaps the section of most relevance to
planners and contains 2 number of major contributions by | P 1 members
Michael Bannon charts the growth of urbanisation 1in this country showing
only Galway and Dublin have achieved a leve! of growth bearing any
resemblance to that envisaged in the Buchanan KReport  Heferring to the
purpose of the conference Bannan rightly atlacks the absence of effective
palicres at national and regional level and the dominance of development
cantrol withun the planning system  His calls far more local plans and for a
stranger pohcy-making raie by the Department of the Environment echo
thase of the Instutute 1n i1s recently published Policy Papers L Komito
(University of Pennsylvarial picovides a perceptive outsider s view of the re
zoning controversy n County Dubhn  arguing that 1n this context

paliticians are not necessanly villainsg they tao are vicims of the Irish
poltical systern and voters expectations  Anngret Simms (U C D) writes
with conviction on the role of the hrstorc inner city as an arreplaceable
environmental resource and stresses the copflict witiun the Dubhn City
Plan between preservatian of the character of the medieval core and major
street-widening proposals  Brian Meehan and his celleagues in Belton
Street use a detalled analysis of the Urhan Development Areas Bill 1983 as
a framework for exploring the mult faceted protilems of the central areq of
Bublin and propose some thaught provoking optiens for future pohicy They
recommend an incentive rather than taxation hased approach towards
derehct sites and like Bannon caldl for detalled action area plans  Therr
endorsement of the Minanty Report recommendations of the Kenny
Commtiee (on the price of huilding land! s insuthiciently argued however
Prihip Geogheygan (U C D} writes conwintingly on the need for a housing
tmpravement palicy for renewal of decaying inner wrban areas Looking at

Streets for hiving E Brangan and R Muoivimll hning us up to date by
relating the U K experience (particularly 1n Chesirel 1o Inish conditions
Chesire has fewer children hving on new estates and far maore planners
availlable to handle mmnovative layouts
Part 7 of the book drscusses the User Pays approach Economists Sean
Barret and Brendan Waish show that the Singapore hicensing system hds
reduced the numoer of velhicles entering the City centre during the morning
peak by a thurd Closer to home, B Greeney (AFF) paints out that vehicies
with heavy axle loads are esumated to account for 84 percent of the
structural damage to Irish roads, and argues persuasively for higher taxes
an such vehicles
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Part 8  Political and insitutional aspects - makes for depressing reading
because It demonstrates why we end up with ad noc decision - making
despite the kind of reasoned argument put forward by the academic and
professional contributors to this conference Formstance R Roche(U C D)
documents the influence of by pressure - groups on Government policies
while Frank Litton (| P A) goes to the heart of the matter  Senior civil
servants are so preoccupied with the problem of delivering services to the
satisfaction of pohitical goals which these services might serve or damage
Finally 1n this section Phulip Mulally prowvides a concrete example of
bureaucratic inertia A policy for the Environment  published in 1980 has
gone mte Limha He makes a plea for a holistic approach towards the
environment f we have not got a cansciousness of the whole there 1s no
process whnereby we can resist pressures and these pressures are
manifest

I hope | have guoted sufficiently from the beok to illustrate its depth and
readth of vision wihich will countéer any tunne! vision we may be
susceptible to within our own segment of the environmental professions In
particular | commend 10 you Frank Convery s bnilliant synthesis (Part 9
wiich not only draws the diverse strands together butindicates what needs
*arhe ddone to shdrpen the culting edye of environmentai policies The 1883
conference represents the first 1n a series perhaps some future conference
st ould address itself more explicitly 1o the question 3% 10 wiy $0 many
excellent reports and plans end up gyathernng dust on government shelves
LH. MARTIN



The Demand for Retail Space, Dublin 1984

Greer LV
An Faras Forbartha

Retailing 1s a major element in the economy ofthe Republic of lreland With
an annual turnaver in the reqion of £500 millions 1ts healthy cperation s
impartant for us all Nevertheless there 1s an environmental dimension to
the operations of the retall sector and 1t 1s this dimension which gives
planners cause for concern

Modern retailing 1s characterised by the ever increasing scale of the urban
hardware necessary 10 sustamm s functions Supermarke!s and
superstores are growing bigger lLarge shopping centres with their
associated car parkng provisions make special gemands in terms of srites
and locations all too often the opening of a superstore heralds the demise of
the local small shaps of a town or district  This can imibate a depressing
cycle of ecenomic and envirgnmental dechine destroying withing a few short
years, the tand use structure and environmental quality of a town

It 1s difficult to forecast the trends in shopping developoment yesterdays
supermarkets are replaced by todays superstores Tomorrow tught see the
introduction of the latestdevelopmentof videoshopping 1f this pccurs the
housewife will choose from purchases at a video terminalinherhome The
goods will be delivered directly from the warehouse and the superstores wili
dechne

Obviously, this rapidiy changing situation presents a challenge to planners
General quidelines have been set out in the Ministerial directive on the
subject Local Government {Planning and Development) General Policy
Directive 1982 (S1 No 264 of 1982) hut impiementation of the policies
contained In the guidehnes will make demands upon the technical
competence of the Profession

Within this context the usefuiness of An Foras Forbartha s new manual 1§
readily apparent The manual written by Mr 0V Greer of Queens
University provides a sound procedural basis for dealing with the shopping
component of statutory plans or for the analysis of individuat development
control apphcations

The chapter on the retail projection process gives a clear explanation of the
steps involved together with a clear description of the reievant data sources
A clear model of the overall projection method 1s given 1n the form of a
diagram which summarnises the overall system

It 1s no surprise to find that the section on mathematical modelling 15
particularly strong since the Department of Town and Country Planming at
Queen’s has heen active in the fieid for some years However hawving
altuded to the difficulties of data avallability, the author sounds this note of
caution “the use of retall models must therefore be considered in the

context of the adequacy of existina data the resources available to collect
data and type the degree of detail required as output
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Undoubtely, data deficiencies constitute a severe difficulty. When we
consider that the 1977 Census of Distribution was not published until May
1983, we can begin to see the dimensions of the problem. Sadly, this
situation seems to be considered both normal and acceptable. Surely, in
today’s computerised environment, the Central Statistics Office could
improve on this performance.

Nevertheless, as the author points out, the scope for modelling has
increased with the advent of the micro computer. Planners are going to
have to acquire data both by direct investigation and by systematic data
capture from sources readily available to them. Modern spreadsheet
programs (such as Supercalc, Visicale, Lotus 1,2,3 etc.) will greatly aid them
in their task and will herald the rebirth of simple mathematical modelling as
an everyday tool in progressive planning offices.

In publishing this manual, An Foras has, once again, earned the gratitude of
planners. Publications such as this are valuable because they deal with
themes and problems which occur again and again during the course of our
professional work. They explain techniques and methodologies in a
straightforward manner which commends itself to those of us who lack the
time to consult a multitude of inaccessible sources. This publication
deserves a place in every planning office library.

P L BRANIFF

S L

®At the Annual Conference Stephanie Taheny, Hank van der Kamp
and Michael Kenny.
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