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Su m m a r y

This thesis is centrally concerned with the relationship between capital, the state and disadvantaged 
inner-city communities. The overall objective o f  this research is to review the structural forces 
underlying the recent and dramatic transformation o f inner Dublin and to examine how disadvantaged 
inner-city communities have fared under an entrepreneurial-planning regime which has come to adopt 
policies o f  place promotion and competitiveness on the one hand and, on the other, has employed a 
rhetoric o f holistic regeneration and formal participatory structures promising to embrace community 
goals.

The theoretical approach for this thesis drew on two main strands; gentrification and entrepreneurial 
governance. Theories o f gentrification were employed to examine the ways in which capital uses the 
built environment to make a profit and to examine the impacts on the social profile o f  inner-city 
neighbourhoods resulting from uneven temporal and spatial capital flows. In many cities, governments 
play a crucial role in initiating and bolstering urban regeneration. A central focus o f this research was 
therefore an examination o f the role o f the state. The literature on urban entrepreneurial governance 
examines the recent shift by states to adopt more entrepreneurial or market-led approaches to 
managing and shaping the city, often involving policies o f  place promotion and partnership with the 
private sector. Furthermore, it traces how new structures and instruments o f  decision making have 
been established whereby formal structures o f local government have often been supplanted by 
networks o f non-elected decision makers.

The empirical research employed both qualitative and quantitative methods, drew on a wide range o f 
primary and secondary sources and adopted a case-study approach in order to chart the extent o f 
physical and social transformation and to review the impacts o f  different plans and policies on inner- 
city communities. These case studies focused on a number o f  geographic scales including the 
delimited inner-city area, an inner-city quadrant and an inner-city locale, with the more localised case 
studies allowing for a more in-depth examination o f  recent housing and planning policies. Among the 
methods employed were participative research, interviewing, focus groups, land-use observation 
sun^eys, questionnaire surveys and archival research.

Inner Dublin has experienced exceptional functional transformation since the early 1990s. Initially, 
this functional change was manifested in the form of new office developments locating in tax- 
incentivised areas outside o f  traditional office areas o f  Dublin 2 and 4. However, with the slump in 
demand for office space in the early 1990s, developers switched their attention to residential 
development. Between 1989 to March 1996, over 7,700 residential units in 135 separate developments 
had been constructed in inner Dublin. The scale o f  development then intensified with a further 8,992 
residential units in 202 separate developments having been constructed between 1996 and 2003. 
Within the inner city, the former industrial locale o f  the south-west inner quadrant (incorporating the 
Liberties area) experienced the construction o f almost 6,000 dwellings between 1989 and 2003, 
mainly in the form o f  large-scale private apartment complexes. The south-west inner city (SW IC) 
looks set to experience further and more intense redevelopment in the near future as several major 
residential and mixed-use development schemes are proposed for the area. These include the ‘Heuston 
Gateway’ mixed-use project, the continued redevelopment o f  Cork Street under an Urban Design 
Framework Plan, the redevelopment o f  the local-authority housing estate, Fatima Mansions, for a 
mixed-tenure project and the development o f a ‘Digital H ub’ with a substantial residential element, 
near the Guinness factory on Thomas Street.

Between 1991 and 2002, inner Dublin experienced a considerable population increase o f 28,021, 
thereby reversing persistent trends o f  population decline. The incoming population was predominantly 
a middle-class professional one, illustrated by high levels o f  ow'ner occupation in housing, high levels 
o f  educational attainment, its being characterised by Social Classes 1 and 2, and by higher-end 
occupations and incomes. Analysis o f  Census data provides considerable evidence to support a pattern 
o f  inner-city gentrification. For example, in relation to educational attainm ent levels in 1991, only 17.9 
percent o f the adult population (6,581 persons) o f  the Inner-40 wards had undertaken third-level 
education. By 2002, that figure had increased to 34.4 percent (27,090 persons). The vast majority o f
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the increase in numbers with third-level education is explained by the in-migration o f a young 
professional middle-class population.

The influx o f capital mainly in the form o f  residential apartment blocks and the demand by middle- 
income groups for central-area living has served to increase land prices dramatically in areas that had 
hitherto been deemed unattractive to invest or live in. The influx o f consum er income and investment 
has altered significantly accessibility to housing locally and this is reflected in the Census data, 
whereby a higher-income population is moving in to former working-class locales with some evidence 
to suggest that low-income families are being displaced to more peripheral areas. House prices have 
escalated particularly rapidly in the inner city. Between 1995 and 2003, new house prices increased in 
the inner city by between 300 and 500 per cent. New two-bedroomed apartm ents ranged in price from 
€63,500 to €119,500 in 1995. By 2003, two-bedroomed apartments in the inner city ranged from 
€280,000 to €545,000 by 2003. In terms o f income multipliers, the price o f  new two-bedroomed 
apartments equated in 1995 to between 3.12 and 5.87 average annual blue-collar earnings. By 2003, 
the price o f  new two-bedroom ed apartments in inner Dublin had increased significantly and ranged 
from between 9.44 and 18.37 average annual blue-collar earnings.

A reduction in the stock o f  low-cost housing through widespread house-price increases has formed one 
part o f  the housing crisis o f  inner Dublin. In line with a shift to entrepreneurial governance, the local 
authority has implemented housing and planning policies which have served to reduce the provision of 
social housing in Dublin’s inner city. These have included policies to sell publicly-owned sites to the 
private sector for commercial development, the continued sale o f local-authority houses to sitting 
tenants, the dependence on Part V o f  the Planning and Development Act as the main provider of new 
units o f  social housing. They have also included the reduction o f  social-housing units resulting from 
the redevelopment o f  local-authority housing estates using public-private partnerships (PPPs) and the 
mobilisation o f a policy aimed at increasing the social mixing o f neighbourhoods to prevent 
neighbourhoods with existing high numbers o f  local-authority dwelling units and high levels of 
deprivation, from receiving additional social-housing units from the Part V legislation. Cumulatively, 
these policies are serving to erode further the stock o f  social housing in the inner city.

This research undertook an examination o f the extent to which entrepreneurial policies promoting 
‘holistic’ regeneration and com m unity participation actually addressed the needs o f  those communities 
involved. In both the case o f  the Liberties/Coombe Integrated Area Plan (lAP) and the redevelopment 
o f the O ’Devaney G ardens’ local-authority housing estate using a PPP, considerable concerns were 
raised by the communities about the manner in which regeneration was being implemented. The 
participatory structure o f the Liberties/Coombe lAP largely failed to incorporate a redistribution of 
power, leading ultimately to the side-lining o f  community and social objectives o f  the plan and the 
further entrenchment o f gentrification in this working-class and former industrial locale. In the case of 
the redevelopment o f  O ’Devaney Gardens, the creation o f  structures for participation served to distract 
tenant representatives from the underlying driving force for redevelopment, leaving tenants in an 
uncertain situation where they were likely to have little say in the contradictory process of 
gentrification that will take place in the coming years as the redevelopment and sale o f the project 
progresses.

The process o f  gentrification in Dublin intensified in the mid-1990s as large-scale capital became 
increasingly interested in engaging in property development in the inner city and as a broader 
economic boom led to a general increase in incomes and overall demand for residential property. With 
the local state adopting entrepreneurial planning and housing policies, it increasingly re-oriented its 
activities towards active place promotion and the ‘re-packaging’ o f  former working-class areas for 
capital exploitation and consum ption by a middle-income population. It could thus be argued that 
gentrification has been adopted as part o f a broader entrepreneurial or neo-liberal urban strategy. The 
overall impact o f  land-use change, house-price increases and the loss o f low-cost housing has been the 
social transformation o f  inner Dublin and the changing terms o f  who can use and live in the city.



T a b l e  o f  C o n t e n t s

D e c l a r a t i o n ...................................................................................................................................................................................................i

A c k n o w l e d g e m e n t s ................................................................................................................................................................................. m

S u m m a r y ..........................................................................................................................................................................................................v

L ist of Fi g u r e s ............................................................................................................................................................................................. x

List of  T a b l e s ............................................................................................................................................................................................xii

List of Pl a t e s ............................................................................................................................................................................................ xiii

1. I n t r o d u c t i o n ......................................................................................................................................................................................1

Impetus for Research.................................................................................................................................1

Theoretical Framework............................................................................................................................ 3

Research Objectives and Strategy............................................................................................................4

Contribution to Academic Debate............................................................................................................5

Path Through Thesis..................................................................................................................................6

2 .  G e n t r i f i c a t i o n  o f  t h e  C i t y ................................................................................................................................................. 8

Introduction................................................................................................................................................8

Towards a Theory o f Gentrification........................................................................................................ 8

Renovation and Redevelopment..............................................................................................................10

Cultural and Consumption-side Explanations o f Gentrification.........................................................I I

Gentrification and the 'Rent Gap ’..........................................................................................................17

Criticism o f the Rent-Gap Theory......................................................................................................... 21

Criticism o f Consumption-side Theories...............................................................................................22

A Degree o f Conformity.......................................................................................................................... 23

Towards Broader Understandings o f Gentrification............................................................................24

Recent Research on Gentrification........................................................................................................ 27

3 .  T h e  S h i f t  t o  E n t r e p r e n e u r i a l  G o v e r n a n c e ....................................................................................................3 6

From Managerialism to Entrepreneurialism........................................................................................ 36

Global Shift and the Rise o f Neo-liberalism......................................................................................... 37

Urban Entrepreneurialism and Regulation Theory..............................................................................39

Local Economic Development and Competitiveness............................................................................40

Place Promotion and Marketing............................................................................................................41

The Hollowing-Out o f the State..............................................................................................................43

From Government to Governance......................................................................................................... 44

Reorientations o f the Local State............................................................................................................46

The Policy Environment and ‘Roll-forw’ard Neo-liberalism ’.............................................................. 50

Neo-liberal Governance and Participation  ..............................................................................51

Considerations......................................................................................................................................... 56

v i i



4. T r a c in g  t h e  R e a l ig n m e n t  o f  t h e  U r b a n  R e g im e  in  D u b l i n .............................................................59

Economic Restructuring and the Fall-out for the Inner City........................................................... 59

The Case o f Dublin...........................................................................................................................60

Changing Urban Governance in Dublin..........................................................................................62

The Introduction of Urban Renewal Schemes................................................................................. 64

Development Outcomes....................................................................................................................68

Social and Economic Outcomes.......................................................................................................69

Planning and Governance outcomes: towards entrepreneurialism............................................... 71

Micro-Area Planning......................................................................................................................  72

Re-inventing the Local State: Integrated Area Plans (lAPs).......................................................... 74

5. R e s e a r c h  M e t h o d o l o g y  a n d  I n f o r m a t io n  S o u r c e s ............................................................................ 80

Introduction and Context o f Research............................................................................................. 80

Information Sources: Published Reports and Maps........................................................................ 83

Information Sources: Published Data..............................................................................................90

Information Sources: Unpublished Databases.................................................................................90

Information Sources: Unpublished Records..........................................................................  91

Primary Sources...............................................................................................................................94

Conclusion....................................................................................................................................  101

6. U r b a n  P o l ic y  in  t h e  C e n t u r y : T ig h t e n in g  t h e  E n t r e p r e n e u r ia l  S c r e w ................ 106

New Governance Infrastructure.....................................................................................................106

Entrepreneurial Planning Policies.................................................................................................109

Housing Policy...............................................................................................................................117

Considerations................................................................................................................................129

7 . T h e  P h y s ic a l  T r a n s f o r m a t io n  o f  I n n e r  D u b l i n .....................................................................................131

Introduction....................................................................................................................................131

Cycles o f Investment and Local Communities in Inner Dublin......................................................132

The Impacts o f Urban Restructuring on the Liberties....................................................................136

Land-Use Change: from industrial functions to new commercial and residential spaces............ 139

Residential Development................................................................................................................145

Quantifying Land-Use Change.......................................................................................................155

8. T h e  G e n t r if ic a t io n  o f  I n n e r  D u b l i n ............................................................................................................... 160

Introduction....................................................................................................................................160

Demographic and Social Change in Inner Dublin.......................................................................  160

Gentrification................................................................................................................................  165

Demographic Structure.................................................................................................................. 166
v i i i



Migration and Displacement..........................................................................................................................  167

Household S ize .....................................................................................................................................................168

Employment...........................................................................................................................................................170

Social C lass.........................................................................................................................................................  170

Education.............................................................................................................................................................. 173

Tenure...................................................................................................................................................................  174

Price Increases and Affordability....................................................................................................................175

Price Changes in the SW IC ...............................................................................................................................177

Gentrification o f  the Older Housing Stock ..................................................................................................178

Conclusion............................................................................................................................................................. 180

9 .  T h e  E n t r e p r e n e u r i a l  S t a t e  a n d  G e n t r i f i c a t i o n : t h e  n e x u s  e x a m i n e d .............................. 1 8 4

Introduction...........................................................................................................................................................184

Part V: intentions and reality...........................................................................................................................185

Social M ix.............................................................................................................................................................. 186

The Implementation o f  the Liberties/Coomhe Integrated Area Plan (lAP)........................................  187

Public-Private Partnerships: eroding the stock o f  social housing......................................................... 201

Existing Tenants and Future Social Housing...............................................................................................206

Considerations......................................................................................................................................................218

10. P a r t i c i p a t o r y  P l a n n i n g  u n d e r  N e o - L i b e r a l  U r b a n i s m ................................................................... 2 2 3

Introduction.......................................................................................................................................................... 223

Public Participation and the Liberties/Coombe lAP ..................................................................................224

Public-private Partnerships and Participation........................................................................................... 230

O 'Devaney Gardens PPP ..................................................................................................................................233

Governing Regeneration.................................................................................................................................... 239

The Capacity-Building Process....................................................................................................................... 246

A New Consultation Process: the Community Charter.............................................................................249

Overview o f  the Tendering Process and Structures fo r  Engagement.................................................... 261

Conclusion.............................................................................................................................................................267

11 .  C o n s i d e r a t i o n s  a n d  C o n c l u s i o n s : g e n t r i f i c a t i o n  a s  n e o - l i b e r a l  s t r a t e g y  2 6 9

Introduction...........................................................................................................................................................269

Contextualising Change.................................................................................................................................... 269

The Neo-liberal Urban Regime and Authoritarianism.............................................................................. 277

Limitations and Final Considerations........................................................................................................... 283

B i b l i o g r a p h y ......................................................................................................................................................................................2 8 7

A p p e n d i c e s ............................................................................................................................................................................................ 3 0 6

ix



L ist  o f  F ig u r e s

Figure 2.1 The Devalorisatiort Cycle and the Evolution o f the Rent Gap................................................18

Figure 2.2 Major Archetypal Private-Sector Roles and Relationships in the Property Sector...............20

Figure 3.1 Arnstein’s (1969) Ladder o f Citizen Participation..................................................................53

Figure 4.1 The Designated Areas 1985-1994............................................................................................  65

Figure 4.2 Integrated Area Plans in Dublin’s inner city (1998).............................................................  75

Figure 5.1 Dublin's Inner-40 Wards........................................................................................................... 80

Figure 5.2 Geographic Extent o f the South-West Inner City and O'Devaney Gardens...........................81

Figure 6.1 Wards included in the Liberties/Coombe lAP......................................................................110

Figure 6.2 Liberties/Coombe lAP Target Areas for Regeneration, 1998.............................................. I l l

Figure 6.3 Wards Excluded from Part V Social Housing Units..............................................................127

Figure 7.1 Land-uses in the South-West Inner City, 2000...................................................................... 134

Figure 7.2 The Office Development Cycle in Dublin................................................................................140

Figure 7.3 Postal-code areas D2 and D8 o f the south-west inner city................................................... 141

Figure 7.4 Number o f Office Developments in the SWIC Area................................................................142

Figure 7.5 Office Floorspace Developed in the SWIC Area.................................................................... 144

Figure 7.6 Development Activity in the Inner-40 Wards, 1989-2003....................................................  146

Figure 7.7 Location o f Residential Units by Inner-City Quadrants, 1989-2003..................................  148

Figure 7.8 Number o f Residential Units Constructed/On Site By Quadrant, 1989-2003....................  149

Figure 7.9 Number o f Residential Developments by Quadrant, 1989-2003.........................................  151

Figure 8.1 The Geography o f Population Change in the Inner-40 Wards, 1991-2002.......................  164

Figure 8.2 Population o f the South West Inner City, 1981-2002..........................................................  165

Figure 8.3 Population Age Cohorts, SWIC 1991-2002.........................................................................  168

Figure 8.4 Social Class Structure o f the 25-44 Age-cohort, SWIC, 1991-2002...................................  172

Figure 8.5 Educational Attainment Levels, Inner-40 Wards, 1991 & 2002........................................  173

Figure 8.6 Tenure Change in the South West Inner City, 1991-2002................................................... 175

Figure 9.1 Tax Incentive Sites o f the Liberties/Coombe lAP................................................................... 190

Figure 9.2 Tax-Incentive Target Area B, Liberties/Coombe lAP ............................................................197

Figure 9.3 Tax-Incentive Target Area C, Liberties/Coombe lAP ............................................................197

Figure 9.4 Location o f Local-Authority Housing Estates Earmarked for PPP Redevelopment, January

2006 ...............................................................................................................................................................205

Figure 9.5 Household Size in Local-Authority Accommodation............................................................207

Figure 9.6 Perceived Standard o f Maintenance Internal to Flat or House............................................209

Figure 9.7 Perceived Standard o f Maintenance o f Communal Areas.................................................... 209

Figure 9.8 Positive Factors o f Being a Local-Authority Tenant.............................................................211

Figure 9.9 Negative Factors o f Being a Local-Authority Tenant............................................................211



Figure 9.10 Perceptions on How Well The Local Authority Involves Tenants in the Management o f the

Estate/Complex............................................................................................................................................ 215

Figure 9.11 Perceptions on Consultation on the Future o f the Estate/Complex.................................. 216

Figure 9.12 Preferred Level o f Involvement in Changes to Estate/Complex.........................................217

Figure 10.1 Fatima Regeneration Board: Membership and Issues.......................................................232

Figure 10.2 PPPs in Housing: Planning and Tendering..........................................................................240

Figure 10.3 Community Charter (CC): Points o f Contention................................................................. 252

Figure 10.4 Excerpts from Agreed Community Charter, December 2004............................................257

Figure 10.5 The RFQ and Shortlist o f Developers in the Process..........................................................261

Figure 10.6 The Chain o f Influence in PPP Redevelopment................................................................. 262

Figure 10.7 The Charter in the Process.................................................................................................. 263

Figure 10.8 The RFP in the Chain o f Influence.......................................................................................263

Figure 10.9 Removing Community from PPP .........................................................................................264

Figure 10.10 Dual Processes -  Consultation Structures and Selection o f Preferred Bidder............... 265

Figure 10.11 Spaces fo r Engagement and the Core Relationship o f the PPP........................................266



L ist  o f  T a b l e s

Table 3.1 A Summary o f the main elements o f regulation theory.......................................................... 40

Table 4.1 Provisions o f the Urban Renewal Act and Finance Act 1986...............................................  64

Table 4.2. The Three Dominant Elements o f the Integrated Area Plan approach............................... 76

Table 5.1 Land-Use Categories, South-West Inner City, 2000.............................................................. 86

Table 5.2 Reports Produced by SWICN, 2000-2002 ............................................................................ 87

Table 5.3 List o f Information Provided by DCC to SWICN, March 2003............................................  93

Table 5.4 Interviewees, Liberties/Coombe lAP ......................................................................................95

Table 5.5. Public-Housing Estates Surveyed, 2004..............................................................................  96

Table 5.6 The Composition o f Various Groups and Committees in the O ’Devaney Gardens

Regeneration Process.............................................................................................................................99

Table 5.7 Summary o f Sources and Methods........................................................................................102

Table 6.1 Objectives o f the Liberties/Coombe lAP, 1998.....................................................................I l l

Table 6.2 Provisions o f the Urban Renewal Scheme for lAPs 1999...................................................  113

Table 7.1 Traditional Land Uses in the South West Inner City............................................................133

Table 7.2 Office Developments Located in Dublin 8........................................................................... 143

Table 7.3 Number o f Residential Units per Development, 1989-2003...............................................  148

Table 7.4 Development Activity by Inner City Quadrant, 1989-2003...............................................  150

Table 7.5 The Size o f Residential Developments in the SWIC, 1996-2003.........................................  152

Table 7.6 Types o f Residential Unit, 1996-Dec. 2003........................................................................  154

Table 7.7 Development Status o f Residential Schemes in the SWIC 1989-2003................................  155

Table 7.8 Site Area o f Residential Space in the SWIC 1996-2003......................................................  155

Table 7.9 Previous Site-Use o f Recent Residential Developments in the SWIC...................................157

Table 7.10 Site Density o f Residential Developments in the SWIC 1996-2003..................................  158

Table 8.2. Population o f the Inner-40 Wards, 1991, 1996, 2002.......................................................  163

Table 8.3 Age Structure o f the Inner-40 Wards, 1991-2002..............................................................  166

Table 8.4 Changing Household (HH) Size in the Inner-40 Wards and SWIC, 1991-2002................  169

Table 8.5 Social Class Structure o f the Inner-40 Wards and SWIC, 1991 and 2002.........................  171

Table 8.6 Social Class Structure o f the 25-44 Age Cohort in the Inner-40 Wards, 1991 and 2002.... 172

Table 8.7 Household Tenure in the Inner-40 Wards, 1991 & 2002..................................................  174

Table 8.8 Prices o f Residential Developments in the Inner-40 Wards, Launched 1995-March 1996,

Expressed as Multipliers o f Average Earnings.....................................................................................176

Table 8.9 Prices o f Residential Developments in the Inner-40 Wards, Launched November 2003 -

August 2004, Expressed as Multipliers o f Average Earnings (2003 & 2004)....................................  177

Table 8.10 Second-hand Prices, Capital Growth & Affordability.......................................................179

Table 9.1 Developments Exemptedfrom Part V in the Dublin 8 area, 2001-2003............................  186

Table 9.2 Social Housing Concentration in the SWIC Wards, 2002..................................................  187

xii



Table 9.3 Sale o f  DCC-(hvned Sites, SWIC 2003-2004 ...............................................................................................................................................................................................  189

Table 9.4 Liberties/Coombe lAP Community Gain Fund, May 2004 ........................................................................................................................................  198

Table 9.5 Tax-incentive Residential Development in the Liberties/Coombe lAP , ........................................................................................198

1999-May 2004 ..........................................................................................................................................................................................................................................................................................................................................................................  198

Table 9.6 Housing Units On-Site Before and After PPP Redevelopment ...........................................................................................................................201

Table 9.7  Household Size and Number o f  Bedrooms ............................................................................................................................................................................................................207

Table 9.8 Preferences fo r  Housing Management Options ...........................................................................................................................................................................................214

Table 10.1 Remit o f  the O ’Devaney Gardens Community Development Forum .............................................................................................236

Table 10.2 Timeline o f  O ’Devaney Gardens ’ PPP in the Tendering Process ........................................................................................................242

Table 10.3 Meetings Involved in the Participatory Process, Sept — Dec 2004 ..................................................................................................254

Table 10.4 Provisional Timeline Update, December 6'  ̂2004 ................................................................................................................................................................. 256

Table 11.1 Location o f  Previous Residence o f  New Inner City Residents, 1994 ......................................................................................... 274

L ist  o f  P l a t e s

Plate 6.1 Advertisement o f  Fatima Mansions Public-Private Partnership ....................................................................................................................130

Plate 6.2 Advertisement o f  O ’Devaney Gardens Public-Private Partnership ........................................................................................................ 130

Plate 8.1 The Warehouse Clanbrassil St, Dublin 8, 2 bed Duplex ...................................................................................................................................................  182

Plate 8.2 Pimlico, Dublin 8, 1 bed........................................................................................................................................................................................................................................................................................  182

Plate 8.3 Brabazon Square, Dublin 8, 2 bed ..............................................................................................................................................................................................................................................  182

Plate 8.4 Grenville Place, Dublin 8, 1 bed ....................................................................................................................................................................................................................................................... 182

Plate 8.5 Spencer Street, Dublin 8, 2 bed .................................................................................................................................................................................................................................................................183

Plate 8.6 Watkins Buildings, Dublin 8, 2 bed ...........................................................................................................................................................................................................................................  183

Plate 8.7 Fingal Street, Dublin 8, 1 bed ......................................................................................................................................................................................................................................................................183

Plate 8.8 Daniel Street, Dublin 8, 1 bed .................................................................................................................................................................................................................................................................  183

Plate 9.1 Tax-Incentive Site B1 ........................................................................................................................................................................................................................................................................................................  191

Plate 9.2 Tax-Incentive Site B2 ........................................................................................................................................................................................................................................................................................................  191

Plate 9.3 Tax-Incentive Site B3 .............................................................................................................................................................................................................................................................................................................191

Plate 9.4 Tax-Incentive Site B4 .............................................................................................................................................................................................................................................................................................................191

Plate 9.5 Tax-Incentive Site B5 West....................................................................................................................................................................................................................................................................................192

Plate 9.6 Tax-Incentive Site B6 E ast ....................................................................................................................................................................................................................................................................................192

Plate 9.7 Tax-Incentive Site B6 West...............................................................................................................................................................................................................................................................................  192

Plate 9.8 Tax-Incentive Site B7. ..........................................................................................................................................................................................................................................................................................................192

Plate 9.9 Tax-Incentive Site B8 .............................................................................................................................................................................................................................................................................................................193

Plate 9.10 Tax-Incentive Site B9 ................................................................................................................................................................................................................................................................................................... 193

Plate 9.11 Tax-Incentive Site BIO................................................................................................................................................................................................................................................................................................193

Plate 9.12 Tax-Incentive Site B11 (and adjacent non-tax designated site ) ...................................................................................................................193

Plate 9.13 Returning the St  ’ M ichael’s Estate Community Plan to Dublin City Council ......................................................203

xiii



‘ -

■ .. i , . .  , . <' ,.• :; , ■

' f t ' '  >  ' " ’’fe?'

i p f -

f -

rv«‘ j

H E .

t  '■

‘ i -  ^

4 t - - .

"  ■ ■ '■ "'■’ ‘ "■'■■' ■ ' " ' '

f  CA..

1  ,

'■ ' *  ‘  '  ' " ' ^ i '  . M  - ; '  . -

i% - , v

J-

,J ll, : .: l ■■■ - ^ ; M \ ' - '^ > ^ ^ ^ . ' \ - \ \  ■ t i•,.■ jplp'.'. ■ ■■■,' '. :''.L ■ L ■' ■ ' . ' V :

V .'I f ' / i t  ,

t h m l M M h w  ̂ « i5 ^ 1

'V '; 'f fo .,:I-li -»-Jt

& 3^ y  S i t   ̂ ^ V

^4^44 J&, e>at /I- jiS. (
^V .J« • : , . - t > i t j -

m ' '

L  ' ’ I t .  I  ^  ’
'V v  r V - e

i  .-. j  ■'•,;v*: “' V I  •■ J
" ' '  I ; r • ■' •-



Introduction

1. In t r o d u c t io n

“There is little doubt that many city downtowns are currently witnessing a significant 
revival. On entering the typical city centre, one is invariably dazzled by an imposing 
array o f  gleam ing towers, which overlook a kaleidoscopic geography o f corporate 
glamour, conspicuous consumerism, cafe culture and street-life chic, all in close 
proximity to some elegantly restored town houses and gentrified terraces. In effect, 
and as Neil Smith surmised several years back, “the terrain o f  the inner city is 
suddenly valuable again, perversely profitable” (Smith, 1996, p. 6)” . (M acLeod et al., 
2003:1660).

Throughout the advanced capitalist world, cities have experienced a rapid re-shaping with the 

uneven rhythms and flows o f  capital being geographically represented in the large-scale withdrawal 

from some locales and in dramatic capital influxes into other formerly unfashionable areas o f the 

city. Behind the architecture o f  capital investment in inner-city areas described by MacLeod et al. 

(2003) above, lies a deeper transform ation o f the social profile o f areas, whereby traditional 

working-class populations can no longer afford to access housing locally largely due to the land 

and house-price increases that result from influxes in capital investment and the re-creation o f 

locales for higher-class consumption. These processes have been theorised under a broad concept 

o f gentrification and form a key focus for this thesis. Recent shifts in the political economy o f cities 

both reflect and have produced the urban transformations and gentrification outlined above. City 

authorities, including the state, have been at the vanguard o f promoting competitiveness and 

partnership with the private sector with, in many cases, urban projects involving place promotion 

and the marketing o f  areas for capital exploitation (Harvey, 1989a). The shift by urban 

governments to entrepreneurial approaches has been a central factor in the rapid re-shaping o f cities 

which, for many low-income groups, has been a very disruptive process. The meeting point or 

nexus between capital, the state and disadvantaged local communities has long been a central 

theme o f much research endeavour. This thesis represents another chapter in that exploration.

Impetus fo r Research

Over the past fifteen years, D ublin’s inner city has been intensely transformed socially, 

economically and physically. Recent shifts include the emergence o f new industrial and financial 

spaces, the large-scale construction o f  private apartments targeted at middle- and upper-income 

groups, the rapid escalation o f  land and house prices, the displacement o f  indigenous residents and 

locally-relevant em ploym ent and the disappearance o f  much o f  the city’s traditional industrial 

fabric. The pace o f  change in inner Dublin has been remarkable and its initiation set against a 

backdrop o f  widespread inner-city decay and dereliction, high levels o f unemployment and 

poverty, together with a prolonged period o f depopulation and disinvestment.

This thesis sets out to examine the forces that have transformed the geography o f inner Dublin, 

recreating the city as an icon o f  growth. Recent changes in the urban social landscape can be set



within the context o f  more general processes o f economic restructuring and the uneven flows o f 

capital through the built environm ent in search o f  higher levels o f  ground rent (Harvey, 1985; 

Smith, 1996). In the case o f  Dublin, the state has played a key role in initiating re-investment in the 

inner area, largely through the provision o f  fiscal incentives for property development. Therefore, a 

key focus o f  this research has been the relationship between capital and the state.

Ten years o f  sustained economic growth and large-scale property development has renewed the 

physical appearance o f  the inner city and has conveyed some limited benefits to inner-city residents 

in terms o f access to employm ent and rising incomes for a proportion o f  the population. However, 

it has also brought a diversity o f  pressures. In that context, this thesis also represents an exploration 

o f the changing relationship between the state and disadvantaged inner-city communities. More 

specifically, it addresses the manner in which government initiatives and local-authority housing 

policies and planning responses addressed the perceived problems o f inner-city decay. It directs 

particular attention towards the unforeseen consequences which have resulted from public-sector 

interventions; the so-called "hidden mechanisms o f real income redistribution" which have 

exacerbated rather than mitigated many o f  the original problems facing inner-city communities 

(Harvey, 1973). Over the past decade, entrepreneurial planning and development policies adopted 

at the city level have been accompanied by a rhetoric o f  social cohesion and holistic regeneration 

and have often involved the establishm ent o f formal participatory structures. A further aim o f  this 

thesis is to review the degree to ‘entrepreneurial policies’ employing participatory structures in 

Dublin have embraced the needs o f  inner-city communities.

A further impetus for this research related to the dearth o f empirical work conducted on the 

transformation o f Dublin. With the exception o f office development, little empirical research has 

been undertaken in Irish urban geography on changing land-uses and functions in inner Dublin over 

the past fifteen years. Furthermore, in terms o f  the creation o f  new residential space in inner 

Dublin, this had not been charted since 1996 (MacLaran et al., 1996). Furthermore, while 

considerable attention has been paid to general house-price increases in the past decade, little 

empirical work was undertaken to establish the impacts o f  intense redevelopment and tax 

incentivisation on property prices. This thesis aims to provide an empirically-based account o f  such 

change.

On a related issue, relatively little empirical research has been conducted on the gentrification of

Dublin. Apart from surveys undertaken by MacLaran et al. (1994, 1995, 1996) on the

characteristics o f  residents living in the first phase o f  new residential apartments in the early 1990s,

there have been no empirical studies conducted to investigate the form and processes of

gentrification experienced in Dublin. M eanwhile, populist accounts o f  urban transform ation, set

within discourses o f  property developm ent and urban renewal, emerged from property interests and
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city  boosterism  lobbies. These accounts largely comprised descriptive narratives promoting urban 

regeneration by espousing the benefits o f  the physical upgrading and transforming o f run-down 

streets and neighbourhoods without any consideration given to the disruptive aspects o f 

gentrification -  the generation o f affordability problems and the displacement o f  residents and low- 

grade functions. This thesis seeks to investigate more thoroughly the process and impacts o f 

gentrification experienced in Dublin over the past fifteen years.

Theoretical Framework

In order to exam ine the nexus between capital, the state and disadvantaged inner-city communities, 

the theoretical fram ework for this thesis draws on two key strands o f  urban critical theory: 

gentrification and entrepreneurial urban governance. Theories o f  gentrification offer useful insights 

into the ways in which flows o f  capital move unevenly through the built environment and into the 

ways in which these flows impact on the lives o f inner-city communities. The gentrification o f 

inner cities can be considered an outcome o f  capital fluctuations, where areas that have experienced 

prolonged disinvestment, physical decline and depopulation become the focus for substantial 

influxes in capital, high-value service-sector workers and middle-income residents. The physical 

m anifestation o f  these influxes can be seen in the creation o f new financial, commercial, high-grade 

residential and cultural spaces in the former industrial spaces o f cities. M oreover, processes o f class 

transform ation o f  areas are fundamental to the process o f  gentrification (Glass, 1964; Smith, 1996). 

In essence, a defining feature and research question o f gentrification is displacement. This involves 

the supplanting o f  a working-class population and associated functions, by a middle-income, 

mobile population and associated up-graded land uses. In the context o f  this thesis, key structural 

forces will form a central focus in investigating the rapid transformation and gentrification o f 

Dublin. These will include an investigation into the particular demand and supply side conditions 

prevailing in Dublin, both prior to and during the period o f  large-scale redevelopment and social 

transformation o f  the inner area. Importantly, a key structural factor to be considered in processes 

o f gentrification is the role o f  the state. Although the gentrification literature does acknowledge the 

part played by state intervention in promoting urban transformation and in preparing areas for 

capital, it lacks the detail and depth required to explain why, in recent years and in so many cities 

across the developed and underdeveloped world, the activities and operations o f  the state have re

oriented and have become dominated by the re-development o f  city locales for private-sector 

production and consumption. In that context, this research draws on the substantial body o f 

literature which has focused on the changing role o f the state and its changing relationship to 

capital in a globalised economic system.

The literature on entrepreneurial or neo-liberal governance elucidates the trend for governments to

move away from Keynesian-based governance approaches to more entrepreneurial market-led

approaches. At its broadest level, the shift to entrepreneurial governance has involved a
3



realignment o f  government policy towards place promotion and competition and the establishment 

o f new structures and instruments o f decision-making whereby formal structures o f local 

government have been supplanted by networks o f  non-elected decision makers resulting in an 

increasingly fragmented policy sphere (Jessop, 1997). The literature on urban entrepreneurial 

governance traces the reorientation o f  local government policies away from traditional welfare- 

service provision to policies aimed at attracting global financial capital and promoting local 

economic development strategies. Business-friendly urban governance arrangements have been 

characterised by the creation o f  new layers and structures for decision making which typically 

include partnership approaches with the private sector, in for example, the establishm ent o f  urban 

development corporations (UDCs) and the adoption o f  public-private partnerships (PPPs) to 

undertake infrastructural projects. Urban authorities have been key actors in place promotion, 

attempting to ‘re-im agineer’ working-class or industrial areas o f the city for consumption by 

mobile, professional and middle-income residents. In many cities, therefore, states have been active 

in promoting gentrification. Any study o f  gentrification therefore requires an investigation o f the 

changing role o f  the state to be conducted. In tandem with place promotion measures, the literature 

on entrepreneurial governance has drawn attention to the rhetoric o f  citizen participation in 

decision making. The shift to multi-actor or network governance has presented opportunities for 

groups from civil society to participate in these structures. At the urban level and in those projects 

involving place promotion in recent years, formal structures have often been established inviting 

participation o f local community representatives. However, the degree to which actual decision

making power has been conferred to local communities is highly contested with, in many cases, 

there commonly being a direct conflict between the needs o f  local com m unities and the necessity 

for businesses to make a profit. This tendency ties in with broader theoretical discussions about the 

nature o f  capital and the contradictions that are thus created in urban locales, themes which are 

central to discussions o f gentrification. It is on that basis that this thesis draws on both theoretical 

strands to examine the transformation o f Dublin.

Research Objectives and Strategy

In summary, this thesis is centrally concerned with the relationship between capital the state and

disadvantaged inner-city communities. M ore specifically, this research seeks to review the recent

structural changes underlying the transformation o f  inner Dublin and, more importantly, to examine

how disadvantaged inner-city communities fare under an entrepreneurial planning regime which

has come to adopt policies o f  place promotion and com petitiveness on the one hand and, on the

other, has employed a rhetoric o f  holistic regeneration and formal participatory structures

promising to embrace community goals. The adoption o f  theories o f gentrification and

entrepreneurial governance provided a framework within which to investigate em pirically the

impacts o f  the movement o f  capital into devalorised areas o f  the city in terms o f  new residential

apartment development, land and house-price increases, land-use and functional change, population
4
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increases and displacement pressures and housing-affordability issues. Furthermore, this 

fram ework allowed for a review o f  the impacts o f state intervention, often involving housing and 

planning policies with structures for community participation, on different areas and communities 

o f  the city. The empirical research employed both qualitative and quantitative methods, drew on a 

wide range o f  primary and secondary sources and adopted a case-study approach in order to chart 

the extent o f  physical and social transformation and to review the impacts o f  different plans and 

policies on inner-city communities. These case studies focused on a number o f geographic scales 

including, the delimited inner-city area, an inner-city quadrant and an inner-city locale, with the 

more localised case studies allowing for a more in-depth examination o f recent housing and 

planning policies. This research strategy is discussed in detail in Chapter 5.

Contribution to Academic Debate

Processes o f  gentrification involve the physical and social transformation o f inner-city 

neighbourhoods. For the past twenty years, the literature on gentrification has been dominated by a 

debate centering on whether factors o f production or factors o f consumption have been more 

influential in driving processes o f gentrification. One set o f  researchers has argued that the re

creation o f the built environment as a means for capital to extract a profit is the key underlying 

force, while another set has argued that the transformation o f inner-city areas is driven by changes 

in consumer preference and an increase in demand for central-area living. By incorporating 

concepts from the property development literature, this thesis seeks to illuminate the fundamental 

relationship between factors o f  supply and demand and thereby develop a more comprehensive 

framework within which gentrification can be understood, transcending the existing debate. 

Furthermore, in taking a dialectical approach, this thesis intends to explore the potential for greater 

integration o f  the theories o f  gentrification and entrepreneurial urban governance in analysing 

urban social change.

This thesis also seeks to make a contribution to Irish urban geography by establishing a more 

comprehensive account o f  D ublin’s experience o f  gentrification and by addressing the processes 

underlying the changing physical and social geography o f  the city. Furthermore, the overall 

objectives and m ethodology employed for this research involve the generation o f significant 

amounts o f data which will contribute to the information and knowledge-base o f  urban geography 

in Ireland.

The pace o f rapid urban change in inner Dublin has been remarkable and its initiation set against a

backdrop o f  widespread inner-city decay and dereliction, high levels o f  unemployment and

poverty, and a prolonged period o f depopulation and disinvestment. Essentially, inner Dublin has

undergone a widespread process o f gentrification in a relatively short period o f time. A central aim

o f this thesis is to explore the factors accounting for the extensive and rapid redevelopment o f the
5



inner area. Sucii an aim leads to an investigation o f the structural factors underlying urban changes 

and include the economic boom o f  the 1990s and 2000s, much o f  which was produced through and 

became reflected in the built environm ent and a more general property boom. Another related 

factor has been rising income levels and a general increase in consum er purchasing power, itself 

reflective o f  a period o f  sustained employm ent growth and expansion o f  the services sector in 

Dublin. The result has been an increase in demand for inner-city apartments. However, a key 

structural factor to be considered in explaining the transformation o f inner Dublin is the role o f the 

state.

Another key objective o f  this thesis is to review changing state policies. Much o f the literature on 

urban social change points to the tendency by local states to adopt more business-like approaches 

to urban governance, shifting away from more traditional managerial forms. The shift to 

entrepreneurial governance has involved a realignment o f  government policy towards place 

promotion and competition and the establishm ent o f  new structures and instruments o f  decision

making whereby formal structures o f  local government have been supplanted by networks o f non

elected decision makers resulting in an increasingly fragmented policy sphere (Jessop, 1997).

Path Through Thesis

This thesis is organised in two sections. Section One provides the theoretical and methodological 

context for the work and provides the background to urban social and physical change in Dublin. 

Chapter 2 provides an overview o f  the international literature on gentrification, highlighting the key 

debates that have characterised the development o f the theory. By drawing on property- 

development processes, this chapter also suggests new ways o f  conceptualising gentrification that 

would, to some extent, move the theory beyond the ‘old debates’. The third chapter reviews the 

international literature on entrepreneurial governance and, drawing on international examples, 

points to the major tendencies that have been identified in the shift from managerial to business- 

friendly approaches to urban governance. Chapter 4 reviews the literature on economic 

restructuring and urban planning in Dublin. This chapter contextualises recent urban change in 

Dublin by describing the impacts o f  previous rounds o f economic restructuring on the city and 

reviews the background to the creation o f conditions for entrepreneurial governance. Some 

literature on Dublin’s experience o f  gentrification in the early 1990s is also presented here. In the 

final chapter in this section, the research methodology is presented involving a discussion o f  the 

approaches used and a detailed description o f information gleaned from the wide range o f sources 

employed in this work.

The second section o f  this thesis includes the main findings. Chapter 6 reviews housing and

planning policies introduced in the more recent period and traces a deepening entrepreneurial ethos

in the governance o f Dublin. Policies introduced by both the national and local state are included
6
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for examination, with the case-study areas providing different scales o f analysis. Chapter 7 presents 

the empirical findings on the extent o f physical change in Dublin, highlighting land-use and 

functional change and charting the emergence o f substantial office and residential functions in 

Dublin’s inner city and its south-west inner quadrant more specifically. The transformation in the 

social profile o f inner Dublin is the focus for Chapter 8, noting population trends and changes in 

housing affordability. Chapter 9 examines the role o f  the state in promoting processes o f 

gentrification through entrepreneurial governance, using a number o f  case studies to illuminate the 

impacts o f  various housing and planning policies. Drawing on two case studies, Chapter 10 

analyses the outcom es for inner-city communities o f their experiences o f regeneration and the 

degree to which they were permitted to engage in participatory processes. Finally, Chapter 11, the 

concluding chapter, synthesises some o f the major findings o f  the thesis and develops a discussion 

o f  how Dublin’s experience and new approaches to theories o f gentrification can illuminate and 

contribute to understandings o f  urban social change more generally.
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2. G e n t r if ic a t io n  o f  t h e  C it y

Introduction

The term gentrification has been the subject o f  considerable debate in the literature since the late 

1970s, At a general level o f  analysis, gentrification can be viewed as a process o f broad socio- 

spatial change which centres on the revitalisation o f  working-class neighbourhoods. This process 

involves both functional up-grading, whereby an influx o f capital to areas that have historically 

commanded low land prices, serves to drive up land prices which in turn requires that land uses 

upgrade to more profitable and higher rent-yielding uses, and the m ovement o f a middle-class 

population to former working-class areas leading to the displacement o f  the original population 

who are unable to afford the increased costs o f  housing that accompany regeneration and 

upgrading.

The process operates within the residential housing market. Areas that have experienced 

gentrification typically consist o f  inner-city former industrial locales that house a working-class 

population. Historically, many o f  these areas were initially middle-class residential areas but upon 

the outward movement o f  the middle-class to suburban areas, the housing often became subdivided 

and rented out to working-class households. Deterioration o f  the housing stock ensued in line with 

broader trends o f  the devalorisation o f and disinvestments in inner-city areas until such a stage is 

reached that “the housing stock in this area is now inexpensive, and may attract gentrification 

(Beauregard, 1986:48). A process o f  rehabilitation o f working-class and derelict housing is initiated 

for a new middle-class population. The term gentrification, while initially referring to renovation of 

existing working-class housing, in order to capture the colonisation o f  neighbourhoods by middle- 

class population, was broadened to include the development o f new housing in mixed-use working- 

class areas. Initially, this includes the conversion o f warehouses and dockland storage-buildings for 

residential functions often located on waterfronts and the redevelopment o f  former industrial sites 

for new residential and commercial spaces (Pacione, 2005).

Much o f the analysis on gentrification has been situated within broader contexts o f the uneven 

spatial and temporal flows o f  capital and wider processes o f  economic and spatial restructuring, 

such as deindustrialisation, decentralisation and suburbanisation. Additionally, some authors have 

sought to locate processes o f  gentrification within changing income and occupational structures and 

changing household preferences for central-city living. However, before examining recent trends in 

gentrification, this chapter first traces the origin and development o f  the concept.

Towards a Theory o f Gentrification

“One by one, many o f  the working class quarters o f  London have been invaded by
middle classes -  upper and lower. Shabby, modest mews and cottages -  two rooms up



Gentrification o f the city

and two down -  have been taken over, when their leases have expired, and have 
become elegant, expensive residences. Larger Victorian houses, downgraded in an 
earlier or recent period -  which were used as lodging houses or were otherwise in 
multiple occupation -  have been upgraded once again, . . Once this process of 
‘gentrification’ starts in a district, it goes on rapidly until all or most of the original 
working class occupiers are displaced and the whole social character of the district is 
changed” (Glass, 1964: 138).

In describing the changing social and housing structure in London, the urban sociologist, Ruth 

Glass alluded to the return o f a middle class to the city , a gentry which had left the city for the 

countryside in the eighteenth and nineteenth centuries and was now returning to areas that had 

since accommodated a working-class population. Thus the term gentrification was coined with the 

class connotations inherent to the process made clear.

A key component o f gentrification as identified by Glass (1964) was that of displacement. She

charted the disruptive impacts o f an invasion by a middle-class population of working-class areas 

pointing to physical improvements in housing, tenure changes, rent increases, evictions and a 

replacement of working-class housing and businesses with those o f the middle-class.

“All those who cannot hold their own in the sharp competition for space -  the small 
enterprises, the lower ranks o f people, the odd men out -  are being pushed away” 
(Glass, 1964: 146-7).

The class-conflictual nature o f gentrification remained a central focus of Glass’s work and almost a 

decade later, commenting on the rapid pace and extent o f social change in inner London, Glass 

warned that “ [t]he real risk for Inner London is that it might well be gentrified with a vengeance, 

and be almost exclusively reserved for selected higher class strata” (Glass, 1973: 423).

This seminal work by Glass (1964), focusing on the operations of local housing markets and their 

class structures, provided a new and insightful theoretical framework within which researchers 

could work to understand and explain the physical and social reconstruction of urban areas. 

However, in line with positivist lines of enquiry, early studies into gentrification in the U.S. and 

Britain concentrated on documenting the geography and extent o f the process, and on gentrifying 

neighbourhoods and the attributes o f gentrifiers. Little attention was paid to the displaced working- 

class residents and little attempt was made to advance the theory o f gentrification further.

Consequently, empirical studies into gentrification in the late 1960s and 1970s celebrated the

process as a solution to inner-city decay and lacked any notable critical content (Laska & Spain, 

1980; fora comprehensive discussion, see Smith & Williams, 1986).

However, research into processes o f gentrification assumed a new and vibrant direction in the late 

1970s and 1980s, concentrating on the underlying causes of gentrification and providing more 

theoretical explanations o f gentrification, particularly in relation to U.S. and U.K. cities with the
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original theory being developed further, most notably through the works o f  Smith (1979, 1996), 

Hamnett (1973, 1991), Beauregard (1986) and Ley (1996). Considerable debate ensued about the 

causal explanations offered for gentrification and, to a lesser extent, about the effects o f  the process 

but the content o f  the literature was critical, paying particular attention to the injustice o f the 

displacement o f working-class residents.

As economic restructuring and processes o f decentralisation and suburbanisation continued apace 

in the 1970s in many industrialised cities, so too did processes o f gentrification. Accordingly, the 

literature on gentrification began to swell in the 1980s and many different and often competing 

explanations emerged about gentrification. Hamnett (1991: 173-4) argued that gentrification 

became a “key theoretical and ideological battleground” between those stressing culture and 

individual choice, consumption and consum er demand on the one side and others emphasising the 

importance o f  capital, class and the impetus o f  shifts in the structure o f  social production. The 

debate was lively and sometimes aggressive (see Ley, 1987; Hamnett, 1991; Smith, 1987, 1991) 

with production-side promulgators berating consumption-side explanations for being blind to wider 

structural shifts in the economy, while the latter criticised the former for overlooking demand 

processes. Indeed much o f  the theoretical and conceptual language used to explain gentrification 

stems from the ideas o f two key authors, Neil Sm ith’s rent-gap theory and neighbourhood change, 

and David Ley’s ideas o f  an emergent new middle class and changing consum er preferences. This 

chapter examines further the explanations that have been offered about gentrification, highlighting 

critical points o f  debate, disagreem ent and conformity but, first, a key point must be made about 

early debates over the scope o f  gentrification.

Renovation and Redevelopment

When initially coined, gentrification involved the renovation o f  working-class houses for 

occupation by the incoming middle classes (Glass, 1964). However, one o f  the earliest debates in 

the literature centred over whether the redevelopment o f  the wider neighbourhood could also be 

encompassed in this process, seeing as it was also an important factor in driving up house prices 

locally and new residential developm ents were also constructed on sites that had previously 

provided employment for the working class.

It is now generally agreed that gentrification does indeed encompass new residential development 

in working-class neighbourhoods because this is part o f  the upgrading o f  an area which can lead to 

housing affordability problems for low-income groups and, eventually, to their displacement. 

Davidson and Lees (2005) argued recently that new residential developm ents in London acted as 

catalysts in the gentrification o f  neighbouring older, working-class areas. Smith, who had originally 

made a distinction between gentrification that involved the rehabilitation o f  existing stock and 

redevelopment involving wholly new construction (Smith & Williams, 1986), ten years later agreed
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that the process was much more encompassing and part of the “class remake o f the central urban 

landscape” (Smith, 1996: 39) and went on to assert that “[i]t would be anachronistic now to 

exclude redevelopment from the rubric of gentrification, to assume that the gentrification of the 

city was restricted to the recovery o f an elegant history in quaint mews and alleys of old cities, 

rather than bound up with a larger restructuring” {ibid: 39). Ley (1996:34) also agreed that 

processes o f redevelopment should be included in an examination o f neighbourhood social change, 

and using the terms gentrification and embourgeoisement to denote such processes, arguing that 

“ [a]ny analysis o f social change must incorporate each of these housing forms -  renovation and 

redevelopment on both residential and non-residential sites -  and not limit itself to a smaller 

subset”. This thesis, in investigating processes of gentrification uses the concept to include both 

renovation o f existing housing and the redevelopment of new housing in former working-class 

areas o f the inner city.

Cultural and Consumption-side Explanations o f Gentrification

In explaining the process o f gentrification, much can be drawn from the ideas of David Ley, who 

stressed the role o f the gentrifiers and changes in consumer preference in driving the process (Ley, 

1986, 1996). O f central importance to the ideas of Ley was the shift from industrial to post

industrial society and the associated spatial and occupational class restructuring o f the city.

The shift to a post-Fordist economy and the expansion o f  the 'quaternary sector ’

Ley (1986, 1996) posited the process of gentrification within broader structural changes in the 

global economy and the changing occupational structures that emerged in the shift from Fordist to 

‘post-Fordist’ society. The general thesis of the post-Fordist society centred on the shift from an 

industrially-based economy to a services-based economy but also encompassed associated political 

and social shifts. This shift resulted in significant changes to the occupational structure of the city 

whereby the workforce became increasingly associated with white-collar professional jobs while 

the numbers working in manufacturing declined significantly. Ley (1996) argued that the broad 

economic shifts became spatially manifested in a changing hierarchy o f urban land-use functions 

where, for example, the growing importance o f office-based employment in the financial, insurance 

and other service industries, was reflected in the significant expansion o f office developments in 

major cities. Furthermore, he argued that the cultural and social tastes and preferences of a growing 

number of professional workers, the new middle class, were also embodied in this changing urban 

form, notably in the creation o f new retail, cultural, recreational and (importantly) residential 

spaces that emerged in response to the demands of this expanding professional cohort. Ley {ibid) 

asserted, essentially, that the form of the city was changing as a result o f the consumption patterns 

of a new middle class.



In relating the post-Fordist thesis to gentrification, Ley pointed out that the reshaping of housing 

markets in cities was strongly associated with the growing numbers employed in advanced 

services, typically located in the central area o f large cities. He elaborated further to suggest that 

incidences of gentrification are strongly linked to cities that have experienced a significant 

expansion of white-collar or ‘quaternary sector’ employment, that is, where the divisions of labour 

have become very specific and based around relatively high-paying knowledge industries. Cities 

that retain a relatively strong manufacturing base are less likely to experience inner-city 

gentrification than cities with a strong service-based economy.

In explaining the spatial shift o f middle class people from suburban to inner-city locations. Ley 

{ibid) suggested that while preferences for central-area living were connected to the increased costs 

of commuting associated with increasing oil prices from 1973 onwards and the costs of increased 

congestion o f the suburbs, he argued that a broader cultural shift in tastes and preferences had taken 

place. The changing role o f women in society, generally through the increased participation in 

employment and in the deferral of child-rearing leading to lower fertility rates, together with 

declining household size have been pointed to as important factors in explaining the increased 

demand for a different type o f housing for the new middle classes.

The increased demand for centrally located apartments in areas typically housing lower-income 

households has a particular occupational-class dimension. Ley drew attention to a sub-group of the 

‘quaternary sector’ that he identified as having been of significant importance to processes of 

gentrification. Professionals in the arts and applied arts, the media, teaching and social services, 

and other public and non-profit-sector positions are included as typical gentrifiers of downtown 

areas, especially in relation to Canadian cities. The tastes and preferences o f this sub-group 

received specific attention in explaining recent shifts towards inner-city living.

The cultural new class

“These cultural and social professionals, whom I will refer to as the cultural new 
class^ share a vocation to enhance the quality of life in pursuits that are not simply 
economistic. Their imagineering o f an alternative urbanism to suburbanization has 
helped shape new inner-city environments, where they are to some degree both 
producer and consumer” (Ley, 1996: 15).

The cultural new class, in addition to having a similar occupational background, also shares certain 

political similarities and Ley linked the increased demand for inner-city living to the emergence of 

a new urban movement that has its roots amongst liberally-minded middle-class groupings often 

concerned about environmental and social issues. This grouping has rejected the notion o f the 

suburban idyll that was so strongly promoted in North America (and to a lesser extent in some 

European countries) in the 1950s and 1960s, in favour of a new urbanism based around a ‘living
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city’, centering on the provision o f  facilities and public services and a pleasant aesthetic 

environm ent. Through an examination o f  the occupational class structure, the political traits and the 

cultural tastes and preferences o f  gentrifiers. Ley questioned if  gentrification could be viewed as 

“an expression o f  a critical cultural politics, a rejection o f the suburbs and their perceived cultural 

conform ity in favour o f  the more cosmopolitan and permissive opportunities o f  the central city? If 

so, then an inner city home is much more than a functional convenience; for a particular fragment 

o f  the middle class it is an integral part o f their identity formation” (Ley, 1996:9). An important 

point to note here is that the author was also supporting a view that gentrification represented a 

back-to-the-city m ovement o f  m iddle-class people from suburban to central locations.

The role o f agency in gentrification

As mentioned previously, the work o f  Ley concentrated on the residents involved in gentrification, 

essentially on those who move into a neighbourhood and on those who are the consumers o f urban 

space. Consequently, much o f  his work centred around describing and analysing gentrifiers and in 

identifying the geography o f  gentrification. However, he did pay some attention to the roles played 

by the property industry and by the state in the process o f  neighbourhood change. In his 

examination o f  the role o f  producers in the housing system. Ley (1996) drew on empirical evidence 

from the residential housing markets in the neighbourhoods o f Fairview, Vancouver and Don Vale 

in the City o f  Toronto in particular. Here he argued that recent phases o f  neighbourhood change 

and gentrification were set against a background o f  falling profitability for developers and 

landlords who had been experiencing declining levels o f  rent in the 1960s and 1970s and that 

subsequently developers looked for more profitable outlets for their capital. However, the 

discussion presented by Ley quickly returned to forces o f  consumption, whereby he argued that it 

was in response to a demand for central-area living expressed by professional workers that led to 

the launching o f  the condominium on an unprecedented scale in these neighbourhoods. 

Conceptualised through Hamnett and Randolph’s (1986) idea o f  a “value gap”. Ley (1996) outlined 

how property developers and landlords were enticed to move away from providing residential 

accommodation for renting (a housing stock that was suffering from increasing amounts o f vacancy 

in the 1970s) towards providing condominiums for direct sale to middle-income professionals. In 

so doing, developers captured a “value gap” -  the financial difference between building to rent to a 

lower-income population and building to sell to a higher-income population. Thus, the 

condominium, as a form o f housing was widely marketed. It appealed particularly to a young 

professional cohort and condominiums were marketed through the promotion o f  the locational 

benefits to be enjoyed in convenient, serviced neighbourhoods, and by celebrating the innovative 

aesthetics and designs o f  housing units, which, while being modern also claimed to retain an 

element o f ‘authenticity’.

“The authentic character o f  a renovated inner-city row or terrace house or the
architectural signature o f  a post-modern condominium stood in defiant opposition to a
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devalued alternative, the mass-produced, standardized house in the suburbs, 
pejoratively described by gentrifiers as bland or conforming. The search for the inner 
city by a segment o f the middle class included a search for distinction, a rejection of 
the mass market. It might well be that gentrifiers are the epitome, and among the 
pioneers, o f a post-Fordist model o f consumption” (Ley, 1996:18).

While Ley did acknowledge that an important role is played by production in the process of 

gentrification, he insists that the key driving force o f gentrification is consumption as expressed by 

the tastes and preferences o f a fragment o f the new middle classes, stating that “the values of 

consumption rather than production guide central city land use decisions” (Ley, 1978:11, quoted in 

Ley, 1996). His thesis stood in contrast to that put forward by Neil Smith (1979, 1986, 1996), who 

placed the uneven movement o f capital and its requirement to accumulate, as central to processes 

of neighbourhood change in the urban environment. Ley put forward a number o f reasons for 

downplaying the role played by capital and productive forces alone in the process but pointed to 

one reason in particular. He identified small state bureaucracies as having a key role in the process 

of gentrification and, drawing on a number o f international case studies, argued that capital would 

not have flowed into many o f these gentrifying neighbourhoods had the state not intervened in the 

process and pointed out that developers considered property development in some neighbourhoods 

as too risky prior to the initiation o f state-led subsidies, incentives and pump-priming measures. He 

expanded on this point with reference to Vancouver, Montreal and Toronto, arguing that local state 

actors and state institutions intervened in the market largely in response to a growing urban reform 

movement emerging from the ‘cultural new class’ that was making demands for a better quality of 

urban living, in part as a response against the monotony of suburbia (see above). The key point 

being made was that while the role o f capital is important in the process of gentrification (in that it 

is necessary in redevelopment processes), it was not sufficient to initiate the process and would 

instead have flowed into other areas o f production (e.g. industrial production, non-residential urban 

functions) had the state not intervened, and more importantly, had there not existed a large middie- 

class population expressing preferences for inner-city apartment living.

The impacts o f  gentrification

In describing and examining the process o f gentrification. Ley (1996) drew on the experience of 

Canadian cities, most notably on gentrifying neighbourhoods in Vancouver and Toronto. The 

emphasis o f the work was on describing the characteristics of gentrifiers and in explaining their rise 

to prominence set within broader economic and cultural shifts. A key concern for the author was to 

explain why a growing number o f professional, service-sector workers were seeking residential 

accommodation in social areas of the city typically reserved for poorer working-class residents.

While Ley emphasised the role o f consumer preferences and changes in cultural attitudes to city 

living, he was aware o f the class dimensions of the process. At one level, the author examined the 

benefits of inner-city living as perceived by the incoming middle class but he also discussed (but
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did not actively research) how the colonisation of working-class neighbourhoods in Canadian cities 

led to housing affordability problems and ultimately to displacement:

“Simply put, the inner city is losing its historic role as a major reservoir of private,
low-cost housing” (Ley, 1996:3).

One o f the main elements of Ley’s (1996) work on The New Middle Class and the Remaking o f the 

Central City was the mapping o f gentrification in Canadian cities. For this research, Ley undertook 

demographic and socio-economic analysis of 462 inner-city Census tracts in Toronto, Montreal, 

Vancouver, Ottawa and Hull, Edmonton, and Halifax between 1971 and 1991. Ley examined 

occupational class change highlighting in particular the increase in numbers of people with 

professional, managerial and technical occupations -  the quaternary occupations -  living in these 

inner-city tracts. The social-status indices compiled also included census information on third-level 

education attainment. In so doing. Ley drew the geography o f ‘social upgrading’ in Canadian cities, 

highlighting areas that had experienced rapid gentrification associated with the expansion of 

employment in the quaternary sector, drawing attention to the importance of proximity to 

established middle- and upper-middle-class areas as a factor in the geography of gentrification. In 

addition to the socio-economic status of a district, other neighbourhood factors were highlighted by 

Ley including; relative locational advantages; proximity to environmental amenities such as a park 

or waterfront; the presence o f arts facilities; and the architectural style and design of buildings and 

streets.

In drawing this geography, Ley described some of the effects of gentrification summarised as a 

broad social transformation of inner-city neighbourhoods. Within this description, there was a brief 

mention of housing-market indicators (though little empirical research was shown to have been 

undertaken on the topic) such as price changes, housing output and planning permits, and Ley did 

recognise that the process o f upgrading led to the erosion of the stock of affordable and accessible 

housing in traditional low-cost zones of the inner city. However, Ley did not concentrate on this 

effect for long, explaining that other researchers were conducting comprehensive work on this 

subject (notably pointing to the work of Mike Davis in Los Angeles and Neil Smith in New York). 

His attention turned instead to the gentrifiers and their role in and effect on gentrification -  in an 

examination of the politics of the ‘cultural new class’ and their consumer tastes and preferences in 

‘the new urbanism’.

Gentrification -  a positive process?

In analysing the outcomes of gentrification. Ley pointed to the case o f Grenville Island, Vancouver. 

Previously, the major function of the area was industrial in that it served mainly as a sawmill. 

However, in the 1980s and 1990s, Grenville Island was transformed into an adventure playground, 

a transformation that was celebrated by Ley who pointed to four major benefits. These included the
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fact that this area was formerly private land and had now been converted into a public space and, 

consequently, became accessible to more people. Secondly, in adopting a gender perspective. Ley 

outlined how adult males working in the sawmill had previously used this space but now the main 

users of the space are children and parents (mainly mothers). A third point raised by Ley was the 

notion that this site, which was depreciating in value, had become revalued, adding the caveat, 

“though not yet as a working site for capital accumulation”(Ley, 1996:7). Finally, the author 

pointed to the transformation o f place, whereby a former site o f production (industiy) had been 

transformed into a site o f consumption (play).

Some shortcomings o f Ley’s theories

However, in pointing to positive aspects of gentrification. Ley failed to link the individual case of 

upgrading in Grenville Island to wider pressures in the city of land-use upgrading and housing 

affordability issues. Little consideration was given to class issues, of which two are immediately 

apparent. The first relates to issues of accessibility to that space. While an attempt was made to 

recognise the changing gender profile o f users of this urban space, no attempt was made to address 

the implications o f the changing class profile o f users o f that same space. It was an area that had 

provided employment for manual workers and then became used predominantly by middle-class 

families. The second point, omitted by Ley in his analysis, is the opportunity cost o f the redirection 

of public resources into a new space for the middle classes. In redeveloping a former industrial site 

for consumption by middle-income groups, the public sector is involved in the pump priming of 

areas through the provision o f transportation, utilities and other public goods and services. This 

represents what Harvey (1973) has called the underlying “hidden mechanisms of real income 

redistribution”, where a significant positive externality is placed in a middle-income area 

representing a redistribution o f wealth. Resources in the form of public monies raised through 

taxation are redistributed to middle-class areas in the form of public goods or services with few 

benefits trickling down to working-class areas, which are more likely to be burdened with negative 

externalities.

Limits o f quaternary occupation analysis

Ley (1996) recognised that in the dual labour market o f a service-economy, where, on the one 

hand, there exists white-collar professional, managerial and technical workers, and on the other, 

low-income service workers in the retail, catering, domestic and cleaning industries, the gentrifiers 

belong to the upper tier. Although he was aware of the existence o f large numbers of low-paid 

service workers, he argued that because they are not likely to be gentrifiers, his work on 

gentrification would not focus on these people. In so doing, Ley failed to address the role of this 

class subgroup in shaping the urban structure and on the role o f this group in the process of 

gentrification. Because they are relatively low paid, processes o f gentrification are likely to lead to 

their experiencing housing affordability problems.
16



Gentrification o f the city

Gentrification and the *Rent Gap ’

It is the work of Smith (1996) in particular, in his exploration o f uneven development and the 

process of gentrification as applied to U.S. cities that has perhaps provided the most insightful 

development o f Glass’s original concept.

“Gentrification is the process ... by which poor and w'orking-class neighborhoods in 
the inner city are refurbished via an influx of private capital and middle-class 
homebuyers and renters -  neighborhoods that had previously experienced 
disinvestments and a middle-class exodus. The poorest working-class neighborhoods 
are getting a remake; capital and gentry are coming home, and for some in their wake, 
it is not entirely a pretty site” (Smith, 1996: 32).

While acknowledging the role and importance o f the movement o f people in and out of the inner 

city, Smith’s emphasis is clearly on the role played by capital in the process of gentrification. 

Essentially, Smith argues that it is the uneven spatial and temporal flows and rhythms of capital 

searching for higher and faster returns that is the decisive factor in the process of neighbourhood 

change. Cycles o f capital investment and capital devalorisation manifest themselves in the ground- 

rent surface o f the urban environment and rents are subject to considerable fluctuations through 

time and across space. Disinvestment in particular locales in times o f economic downturn, in itself 

creates the conditions for and is part o f the process of new rounds of re-investment. In other words, 

processes o f disinvestments create the opportunity for the gentrification o f and profitable 

reinvestment in declining neighbourhoods. Smith developed the rent-gap theory to elaborate on 

some of these structural processes in advanced capitalism and to explain the process of 

gentrification and the actors that influence it.

Capital accumulation and the ‘rent gap ’

According to Smith, before gentrification occurs in an area, there must exist a ‘rent gap’. The rent

gap refers to the difference between the actual ground rent capitalised under the present land use

and the potential ground rent level that could be achieved under a higher and maximising land use.

Underpinning this theory is the logic that capital will move through the built environment in search

of the highest levels o f ground rent and that processes of gentrification are bound up with a larger

restructuring o f the city. Smith pointed to processes of suburbanisation which represented,

simultaneously, a centralisation and decentralisation of capital and human activity in geographical

space (Smith & Williams, 1986). So, for example, in many industrialised cities in the 1960s and

1970s, economic restructuring, changing manufacturing and transport technology, tighter land-use

controls in central areas, and the housing policies of financial and state institutions, rendered the

development o f suburban areas a very profitable business relative to other areas of the city and the

economy. Consequently, large-scale capital flowed to investment opportunities in the suburbs often

in the form of manufacturing plants and new housing estates. The flow of capital out of inner-city

areas resulted, in many cases, in their physical degradation and blight and was accompanied by

housing abandonment and a flow of population to suburban areas (Martin & Rowthorne, 1986;
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Knox & Agnew, 1989; Pacione, 1997). The process o f decline and deterioration resulted in these 

inner-city areas being largely unprofitable for capital at that conjuncture. Smith (1996) argued that 

the continued process o f capital devalorisation is integral to understanding gentrification, because it 

produces the opportunity for profitable re-investment (see Figure 2.1). A rent gap is created 

whereby there is a decline in capitalised ground rent. Developers are unwilling to invest in the built 

environment because house and land prices are falling, and landlords are increasingly unwilling to 

invest in the maintenance o f dwellings because housing rents are declining). The size of the gap 

grows until it is wide enough for any one of the actors in the land and housing market to initiate 

gentrification and undertake profitable redevelopment and renovation of housing and other 

buildings.

“Gentrification occurs when the gap is sufficiently wide that developers can purchase 
structures cheaply, can pay the builder’s cost and profit for rehabilitation, can pay 
interest on mortgage and construction loans, and can then sell the end product for a 
sale price that leaves a satisfactory return to the developer. The entire ground rent, or 
large portion o f it is now capitalized: the neighbourhood is thereby “recycled” and 
begins a new cycle o f use” (Smith, 1996:68).

In line with cycles o f accumulation, there is, once again, a recentralisation o f capital and human 

activity with in some instances, disinvestments and devalorisation being displaced to the suburbs.

Figure 2.1 The Devalorisation Cycle and the Evolution of the Rent Gap
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Source: Smith (1996)

Actors in the process o f  gentrification

Rather than placing changing consumer preferences as central to processes o f gentrification. Smith 

honed in on the role o f the actors o f production, specifically those involved in the urban land-
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development process, including builders, developers, landlords, mortgage lenders, state agencies 

and real-estate agents (see MacLaran, 2003 and Figure 2.2, for a comprehensive list). Particular 

attention is paid to financial institutions and the role of the state. Smith explained how the state has 

been a major initiator of gentrification in many U.S. cities by providing subsidies and tax 

incentives to promote property renewal in declining inner-city neighbourhoods. The role of the 

state in urban renewal has also been a major feature of the gentrification of many European cities 

(Van Kempen and Van Weesep, 1993; Swyngedouw et al., 2003a). Moreover, Smith argued that 

financial institutions have played a major role in the gentrification of U.S. cities. For this, he 

pointed to the second way in which a rent gap can be created. In addition to cycles of 

devalorisation, a rent gap may occur when instead of there being a downward trend in the capital 

ground rent, the potential ground rent is suddenly pushed higher. This can occur as a result of a 

change in planning status or to land regulation whereby suddenly, a site can now be redeveloped 

for profitable land uses or, and more commonly, where financial institutions change their mortgage 

lending policies in relation to particular tracts of land, by lifting a redlining policy on an inner-city 

locale, for example.

However, while Smith emphasised the role of these actors, which he also termed as “collective 

‘social action at the neighbourhood level” (Smith, 1996: 68), he posited their actions within the 

broader logic of capitalism, the developer and the state being part of the property industry, acting as 

‘agents’ of capital. The developer does so by extracting a profit from the built environment while 

the state can act in direct and indirect ways in the property development process. Central 

government is increasingly a supporter of home ownership and may effect this through taxation 

policy (e.g. mortgage-interest relief and allowances to off-set construction costs), with grants for 

renovation and improvement works often acting as a catalyst for gentrification. In U.S. cities in 

particular, the state was a major proponent of gentrification of downtown areas because the 

replacement of a low-income population by middle-income recipients led to a widening of the 

city’s tax base, boosted the local economy while at the same time reducing demand for welfare 

programmes (Beauregard, 1986). In more recent years, city governments in many European 

countries have also become more actively involved in promoting gentrification, in many cases 

under the guise of increasing the ‘social mix’ of cities (see Revanchism below).
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Figure 2.2 Major Archetypal Private-Sector Roles and Relationships in the Property Sector
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A ‘back-to-the-city ’ movement?

Many of the cultural explanations for gentriflcation that emerged in the 1970s and 1980s referred to 

the process as a ‘back-to-the-city’ movement, implying that the middle-class population that had 

centuries or decades earlier* left the city for suburban areas was now returning to inner areas. 

However, empirical studies increasingly pointed to gentriflcation commonly involving residential 

relocation by middle-class people already living in the city rather than by middle-class 

suburbanites. For example, in Smith’s analysis of the origin of gentrifiers in Philadelphia’s Society 

Hill in the 1950s and 1960s, he found that only 14 per cent of residents of the rehabilitated housing 

stock came from suburban areas while 72 per cent moved from elsewhere within the city 

boundaries (Smith, 1996). Smith did support the view that the process of gentriflcation involved a 

back-to-the-city movement. However, he insisted that it was essentially a “back-to-the-city 

movement by capital not people” (Smith, 1979:1). In essence, it was the imperative of capital that 

was the driving force of gentriflcation rather than a change in locational preferences of an 

identiflably new middle class, the very existence of which he doubted (Smith, 1987a, 1996).

* Glass (1964), in coining the phrase gentriflcation, referred to the eighteenth and nineteenth centuries’ flight 
of the middle and upper classes from the city to suburban areas. However, an outward movement o f middle- 
classes from the inner areas o f U.K. cities also occurred after World War II, particularly with the creation of 
new towns (Pacione, 1997).
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In so doing, he criticised other researchers o f  gentrification for their over-concentration on the role 

o f the gentrifiers and this difference in emphasis between researchers has been a constant 

characteristic o f  the literature on gentrification and remains prevalent to this day (see Slater, 2006). 

Furthermore, in focusing on the issue o f displacement. Smith (1979, 1986, 1996) emphasised the 

class conflict inherent to the process o f gentrification, thus helping to re-establish and ignite a 

critical literature on gentrification, building on the original work o f  Glass (1964).

Criticism of the Rent-Gap Theory

Smith’s ideas o f  a rent-gap in the process o f  gentrification prompted a number o f empirical studies 

to be initiated in search o f its existence, including work by Clark (1987, 1994) on Malmo and 

Copenhagen, Kary (1988) on Toronto, and Badcock (1989) on Adelaide. While the studies did 

provide evidence o f  rent gaps, they fell short o f  explaining why some areas underwent 

gentrification and others did not. Furthermore, Badcock’s (1989) study o f gentrification in 

Adelaide found that gentrification was a third choice option for property capital in exploiting rent 

gaps with developers instead preferring to invest in the traditionally more profitable sectors o f 

office and retail space, with residential rehabilitation representing a third-choice option.

Indeed, a number o f  authors have criticised the shortcomings o f  the rent-gap theory. Both 

Beauregard (1986) and Hamnett (1991, 2003) found the rent-gap theory useful for drawing 

attention to the influential actions o f property-based capital in processes o f  gentrification. However, 

they found that there are limitations to the theory. They argued that the rent-gap argument provides 

only one o f the necessary conditions for gentrification and none o f  the sufficient ones. It may help 

to identify areas where gentrification may occur but it fails to explain why and when it occurs in 

some areas but not in others. Drawing on gentrification in the New  York area, Beauregard 

explained that:

“Observation shows that many areas o f central cities have rent gaps greatly in excess 
o f those that gentrify. Thus, the theory cannot easily explain why Hoboken (New 
Jersey) becomes gentrified, but Newark -  where capitalised ground rents are 
extremely low and whose locational advantages relative to M anhattan and 
transportation facilities are on a par with Hoboken’s - does n o f’ (Beauregard, 1986:
39).

Hamnett (1991) argued that there are important factors at the neighbourhood scale that may 

influence whether or not areas with similar rent-gap characteristics gentrify but which are not 

covered under the rent-gap theory o f  gentrification. Beauregard (1986^ went on to offer three 

further criticisms o f  the rent-gap theory. First and somewhat pedantically, he disputed the use o f 

the theory o f uneven developm ent to explain gentrification and argued that instead gentrification 

should be conceived as an attribute o f  uneven development. Secondly, he argued that the rent gap 

fails to address the diverse nature o f  gentrification through the use o f  broad generalisations, and
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thirdly, he opined that the rent gap theory does not address adequately the role o f reproduction and 

consumption in gentrification.

This latter point is taken up by a num ber o f  commentators who widely challenge the devaluation o f 

consumption issues in Sm ith’s hypothesis and argue that the seemingly privileged emphasis given 

to productive factors serves to narrow understandings o f  this multi-faceted approach^ (Ley, 1987; 

Hamnett, 1991; Lees, 1994; Butler, 2003). As Hamnett (2003:2403) put it:

“Smith is clearly right regarding the importance o f  capital depreciation and subsequent 
reinvestment in helping to explain gentrification, but the Achilles heel o f  his argument 
is his unwillingness to accept the significance o f  increased demand for inner-city 
locations from the expanded middle classes” .

Criticism of Consumption-side Theories

In much o f  the literature on gentrification, a similar criticism is levelled at consumption-side 

theories, arguing that they too have a narrow focus, through what is perceived as an over

concentration on local contexts and on actors in local residential housing markets (Clark, 1989; 

Badcock, 1989; Atkinson, 2003; Slater, 2006). Consumption-side and cultural explanations, it was 

argued, lacked the capacity to explain why gentrification was becoming an international 

phenomenon and occurring in different cities around the world broadly at the same time. As Smith 

(1996:55) pointed out, under consumption-side explanations, the assumption is that “ individual 

preferences change in unison not only nationally but internationally”, an idea which is difficult to 

support and where more satisfactory explanations are likely to be found through a complimentary 

examination o f factors o f  supply.

O f the consumption-side theorists, only Ley (1996) and to a lesser extent, Hamnett (2003) 

attempted to link the process to wider shifts in the international economy, whereby they recognised 

that the growth in service-sector employment has been an international phenomenon and situated 

this within the transition from an industrial to a post-industrial urban economy.

Smith viewed many o f  the cultural interpretations o f  gentrification as “excessively narrow” in that 

they largely ignore the role o f  actors o f  the property industry in the process, and seemed somewhat 

bewildered at the “conservative return to a naive assumption o f  consum er-preference as a 

hegemonic explanation o f  urban landscapes” (Smith, 1991: 113).

 ̂Smith (1996, 2003) does accept some of the criticism directed at and limitations of the rent-gap theory. He 
does argue for a broader theoretical framework to be developed which would incorporate the rent-gap as a 
theory of local housing markets but one which would allow for a more holistic (and global) understanding of 
gentrification.
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In being drawn on Ley’s idea o f the ‘cultural new class’, which holds that gentrification is 

predominantly the result o f a change in preferences by a segment o f  the middle class who are 

reacting against suburban lifestyles in favour o f a new urbanism with em phasis on a living city 

incorporating sustainable apartm ent living, public transportation, adequate facilities and 

environmental amenities, Smith was highly sceptical o f  the real power o f  consumer choice in 

effecting urban change:

“New middle class ‘yuppies’ and the baby boom generation, from whom the 
‘gentrifiers’ are most commonly drawn, may indeed experience an unprecedented 
level o f  control over their own lives (closely related to their power to command 
capital) but it would be the blindest o f  all fallacies to transpose this privileged, class- 
specific self-justification into supposedly objective theory” (Smith, 1991: 115).

Furthermore, in justifying his criticisms o f cultural and consum ption-side explanations, Smith drew 

attention to what he believed to be the more influential agents o f  gentrification.

“ I think that it is obvious that in a capitalist society one’s preferences are more likely 
to be actualised, and one can afford grander preferences, to the extent that one 
commands capital” (Smith, 1991: 114)

Here Smith, is referring to the powerful actors o f the property developm ent industry, -  developers, 

builders, financial institutions, real estate agents and state agencies.

A Degree o f Conformity

However, while the relative importance o f demand-side and supply-side explanations was debated 

in the literature in the 1980s and 1990s (and into the 2000s (see Hamnett, 2003), the two key 

authors did recognise that an important role was played by both forces. As Smith (1987b: 464) 

explained, “ it should now be evident that the relationship between consumption and production is 

crucial to explaining gentrification” and later emphasised the symbiotic nature o f  this relationship 

(Smith, 1996). M eanwhile, Ley (1987: 468) stressed the “necessity to unite theories around 

production and consumption in understanding gentrification” . It was perhaps, the subsequent 

commentary in the literature interpreting the debate between the two authors that served to 

exaggerate the theoretical differences that existed (Atkinson, 2003). W hereas, in reality, differences 

did exist, the authors were presenting explanations o f  two sides o f  the same coin. Forces o f 

production cannot be explained without understanding forces o f consumption and vice versa, the 

often animated exchanges sometimes echoing the ‘chicken or egg’ debate.

Importantly, however, both researchers recognised the class dimensions o f gentrification though 

each emphasised different aspects o f the process. Ley (1996) focused on ‘the gentrifiers’ and, while 

he recognised the housing affordability problems created for lower-income households, he did not 

actively research these impacts. Meanwhile, a key focus o f Sm ith’s work has been on the impacts
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of gentrification on the working classes and, more specifically, on the theme of displacement 

(Smith, 1986, 1996).

The debate over whether it was consumption forces or production forces driving the process, acted 

as a distraction for a deeper theoretical and empirical understanding o f the process and on its 

impacts (Clark, 1994). It also took attention away from more adversarial perspectives of 

gentrification that were being proposed in populist discourses and by urban boosterists particularly 

in the U.S.^ For many city marketers, gentrification represented a tempting solution to inner-city 

decay and an eroding tax base and for which a significant lobby was emerging in the U.S. 

Furthermore, in arguing over the key attributes o f gentrification, the focus shifted away from the 

class-based nature of the process representing a significant departure from that initially implied by 

Glass in 1964 (Lees, 2003).

Towards Broader Understandings o f Gentrification

While Beauregard (1986) and Hamnett (1991) recognised the use o f Smith’s efforts to draw on 

processes in property development to explain the process of gentrification and the concept of the 

rent gap, they themselves make little effort to develop the theory further, preferring instead to 

concentrate on changing occupational structure and other demand-based factors. Indeed, 

considering the significance o f property-development processes in gentrification, it is surprising 

that the literature on gentrification has failed to contextualise the debate more broadly within an 

understanding o f the way in which capital engages in developing and redeveloping the built 

environment in search o f profit. Had it done so, it may have avoided the somewhat insipid 

discussion which ensued between those supporting Ley’s hypotheses and those favouring Smith’s. 

This section draws on the property-development literature to develop a broader theoretical 

framework through which processes of gentrification can be more comprehensively understood.

Property development and gentrification

Investment in property is only one o f a variety o f options for capital investment. Capital will seek 

to flow into areas or functions which offer the largest and fastest returns, stocks and shares and 

cash on deposit being the major alternatives to property, with, at any conjuncture each having a 

particular investment profile and level o f profitability.

In terms o f the built environment, there exists a hierarchy o f functions and investment profiles with 

office, retail, industrial and residential being the main types. Each type is characterised by a 

different investment profile (and level o f investment demand) with respect to current performance,

 ̂ However, Neil Smith (1996) did provide an excellent discussion and illustration o f the pro-gentrification 
lobbying emerging in U.S. cities with particular reference to the American Home Owners Association 
(AHOA) and various property development and real estate companies.
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prospects for rental-incom e growth and levels o f risk associated with the development. Industrial 

units are generally associated with relatively high levels o f  risk (building and functional 

obsolescence, lettings voids, isolated location and low underlying land price) and low levels o f 

rental growth rates when com pared to office functions for instance. Therefore, investment returns 

must be made quickly with investors typically requiring an initial yield o f  8-10 per cent. In 

contrast, centrally-located m odem  office buildings are associated with low levels o f  risk (low levels 

o f obsolescence, high demand from users, high underlying land price) and historic strong levels o f 

rental growth rates (M alone, 1990; MacLaran, 1993), Therefore, investment returns can be made 

over a longer period with investors willing to accept lower initial yields than industrial units. Yields 

o f  around 5 per cent for office buildings may be acceptable to investors when there exists an 

expectation o f  higher returns in the future, through strong rental growth. Retail units in prime 

locations have a sim ilar investment profile to offices though with slightly lower historic rental 

growth levels and higher initial yields being required by investors. Large-scale investors tend to 

associate residential property with higher levels o f  risk (high building and management costs, legal 

protection o f tenants with the possibility o f non-payment o f  rent) and historically lower rental 

growth rates. Historically, investment in housing has provided an opportunity for smaller-scale 

capital unlikely to have the capacity to engage in office, retail and industrial development.

The type o f function and its investment profile can be further disaggregated. Factors such as 

location or quality o f  construction o f  individual buildings will determ ine its particular investment 

profile. Therefore, a modern office building in a prime location will have a different investment 

profile and command a different price and future rental growth rate compared to a similar building 

in an off-prime suburban or secondary location.'* If the prospects for property look good and an 

expectation o f strong future rental growth exists, investment demand increases, pushing up the 

price o f the building and lowering initial yields demanded by investors.

In terms o f rental capacity, there exists a hierarchy in the built environment o f  different types o f

functions and different classes o f  the same function. O f crucial importance to the amount o f rent 

generated are conditions o f  supply and demand. If there is strong demand for a particular type o f 

space, levels o f expected rental income increase. This leads to an increase in the price o f the 

building which in turn pressurises the owner o f the building to increase the amount o f  rental 

income. Generating higher rental streams can be achieved in three ways, two o f which were 

included in Sm ith’s rent-gap theory. Rental income can be increased by increasing the quantity o f 

rental floorspace on a site, one option being to increase the density o f  the site by increasing 

building height. A second option is to change the type o f function accommodated in the building,

 ̂ The price at which a building is sold  by a developer to an investor depends on the level o f  rent it can
generate and the initial y ield  that the investor demands, according to the formula:

Rental Income Y ield  (%) = Price 
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or to use Smith’s terms, to capture the difference between the actual ground rent capitalised under 

the present land use and the potential ground rent level achievable under a higher and maximising 

land use. This might involve the conversion from residential to office functions which have greater 

rental capacity. A third option is to upgrade the class of occupier within an existing function. This 

would involve the replacement o f an existing tenant with a new tenant with a greater rental 

capacity, in for example, the replacement o f a local low-grade grocer by international chains and 

franchises which can afford to pay higher rents. In the residential environment, a middle-class 

household has greater rental capacity than a working-class household and so investors in residential 

property will seek to attract a higher class o f occupier to maximise returns on their investment. 

Thus, demand for the type o f built space being produced by developers in particular places is 

crucial to the overall process of capital investment. In terms o f residential development, marketing 

strategies aimed at manipulating consumer tastes and preferences also form part o f the equation. In 

order to enhance demand, representatives of capital investment often coalesce to form boosterism 

or growth machines (Molotch, 1976) and will devise marketing and imaging campaigns targeting 

middle-income groups. So, just as the American suburban idyll was marketed to the middle classes 

in the 1950s, urban loft living or luxury central-city apartment living now targets young middle- 

class professionals (Ward, 1998). The overall aim of the marketing strategy is o f course, to ensure 

that there is a demand to meet the supply o f built space, so that profit can be extracted from 

property development.

By drawing on key factors o f property-development processes, the demand for different types of 

space and varying levels o f yield, rent and risk, gentrification can be conceptualised as one o f a 

number o f ways in which capital uses the built environment to make profit. In this way, a broader 

conceptual framework can be developed to examine empirically processes of gentrification, thus 

transcending the somewhat narrow demand-led and consumption-side arguments that have 

heretofore characterised the discussion on gentrification.

On the rent gap, it could be argued that pressure to upgrade land uses to higher rent-yielding

functions'exists ubiquitously throughout the city, theoretically at least. However, and as Smith

recognised, this is controlled by the operations of urban planning. For example, a developer might

wish to replace a low-rise residential unit in a suburban estate with a high rise office block in order

to achieve a vastly enhanced rental stream but this is unlikely to receive planning permission. The

profitability o f urban redevelopment can be altered by changing planning arrangements, in for

example, the re-zoning o f sites from residential to commercial functions (MacLaran and M-Guirk,

2003). However, taking a broader perspective o f planning, long-term policy commitments to ‘urban

renewal’ or ‘urban regeneration’ serve to reduce significantly the risk factors associated with

property development in a locality. By signalling a commitment to improving the status o f a

locality, urban planning can bring major benefits to developers largely in the form of higher
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building prices -  a result of expected increasing rental-income levels and lower acceptable initial 

yields for investors.

By conceptualising the city as a profitability surface from the point of view of the developer, the 

reasons underlying why some areas of the city undergo redevelopment and others do not are easily 

understood. In illustrating the weaknesses of the rent-gap theory, Beauregard (1986) pointed to 

how both Hoboken and Newark experienced rent gaps but only the former was gentrified. Drawing 

on broader processes o f property development, these differences could be explained simply in 

terms o f the varying intensities o f risk and the scale of potential profitability involved both of 

which are dependent on factors o f rental income, projected income growth, variations in the initial 

yields required by investors and the all-in development costs.

On the consumer-driven explanations of gentrification, the property development literature 

recognises that for any profit to be realised in the development process requires that an effective 

demand exists for a specific type o f development at a specific locale. In the absence of demand for 

build space from end-users, no profits can be derived (see MacLaran, 2003). However, the fixation 

of some commentators (Beauregard, 1986; Hamnett, 1991; Ley 1996) on the role o f the gentrifiers 

in driving processes o f gentrification is an over-simplification. Property development does not 

respond automatically to changes in demand. For development to take place, it requires that the 

criteria for engagement for all the archetypal interests (identified in Figure 2.2) be met 

simultaneously and this may not be possible in certain locations due to different land-use zoning 

arrangements between localities or structures of land ownership, for example.

Overall, the literature on property-development processes situates the rent-gap theory within 

broader processes o f the ways in which capital uses space and seeks to enhance income by 

changing rental capacity. Indeed, to progress explanations of gentrification, it is perhaps more 

useful to move beyond the concept o f the rent gap and draw on the idea o f the city as a profitability 

surface where variations in yields and developer risk, in addition to variations in rental capacities, 

are taken into consideration. Furthermore, by adopting concepts developed in the property- 

development literature this requires one to recognise the importance o f the consumption-side o f the 

equation and the importance o f shaping consumer tastes and preferences towards the type o f built 

space being produced by capital. Indeed, many of the activities o f urban boosterism lobbies and 

increasingly o f entrepreneurial local governments is to promote the type o f urban environments 

being created in order to ensure a steady demand.

Recent Research on Gentrification

Much of the more recent literature on gentrification has focused on cultural aspects of the process

and in identifying the attributes of gentrifiers. Bridge (2003) attempted to calculate how transient
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and committed gentrifiers are in transformed neighbourhoods in Bristol (England). Meanwhile, 

Karsten (2003) provided evidence in Amsterdam of an increasing number o f middle-class families 

choosing to stay in inner-city gentrified neighbourhoods instead o f moving to more traditional 

family housing-units in the suburbs. Meanwhile, Ley’s (2003) more recent work, drawing on the 

work o f Bourdieu (1993), emphasized the seemingly important role o f artists in gentrifying 

neighbourhoods in Vancouver. The main thread of this work is that the prevalence of artists in an 

area serves to increase that area’s attractiveness to investors and can thus act as a catalyst for that 

area to gentrify.

Much o f the literature above draws on the work o f Ley (1987,1996) but also from the work of 

Zukin (1991) who documented the functional change of inner-city areas, particularly of New 

York’s SoHo district, into new spaces o f consumption. While an understanding and analysis of 

industrial and residential displacement was key to Zukin’s work on the architectural and cultural 

transformation of these areas, subsequent research has been myopic in its focus, resulting in the 

production o f descriptive commentaries on the attributes o f these new spaces of artistic 

consumption. Moreover, the literature on gentrification is seeking to engage in dialogue with the 

emergent literature on the rise o f the ‘creative class’ (Florida, 2002) which posits artists^ and 

artistic consumption as being the driving force in determining the shape and form of the new urban 

landscape and the new urban politics. Increasingly, experiences o f gentrification are being 

explained by and mediated through the presence in neighbourhoods o f boulangeries, restaurants, 

cafes, boutiques and art galleries (Hamnett, 2003; Ley, 2003; Rofe, 2003; see Peck, 2005 for a 

critique), with little reference being made to the pressures brought to bear on indigenous residents.

The many meanings o f words

Also o f note in the literature, has been the creation of a new vocabulary on the topic of 

gentrification, of which two in particular, are worth mentioning. First, Bromley et al. (2005), in 

describing the transformation o f old industrial sites in working-class areas into residential areas for 

a new population, re-label the well-known process of gentrification as residentialisation thus 

neutralising the class implications surrounding issues o f access to housing and land. The second 

case relates to Darren Smith’s development of the concept o f studentification (Smith, 2002) and 

while there is no re-labelling o f an already identified process here, the implication is that the 

process of studentification is part o f a wider process of gentrification. Studentification refers to the 

colonisation of neighbourhoods by third-level students but to situate this process within the theory 

of gentrification, without having conducted research into the underlying processes at work (which

 ̂These gentrifying ‘artists’ are also referred to in the literature and public discourse as yuppies, crispies and 
more recently, les bourgeois boheme (Bobo).
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are likely to differ considerably) is misconceived. At best, this concept could be included within the 

limited literature on marginal gentrifiers (see Rose, 1984; Ley, 2003),

The effect o f  the creation o f  this vocabulary is to blur and erode the underlying and critical 

meanings o f  gentrification. Indeed, the language o f  neighbourhood revitalisation, regeneration and 

renewal could also be included as having a blurring effect (Lees, 2003). Such concepts, with their 

inherently positive meanings, disguise underlying class conflicts, the uneven and class-dependent 

effects o f  social-area transformation. Essentially, neighbourhood regeneration has quite a different 

meaning for indigenous low-income residents than it does for mobile middle-income groups and 

mobile property capital. As Smith (1996: 32-33) put it over a decade ago the “language o f 

revitalization, recycling, upgrading and renaissance suggests that affected neighborhoods were 

somehow devitalized or culturally moribund prior to gentrification. While this is sometimes the 

case, it is often also true that very vital working-class communities are culturally ^/evitalized 

through gentrification as the new middle class scorns the streets in favor o f the dining room and 

bedroom”

Overall, a m ajor effect o f  em phasising cultural explanations o f gentrification is to understate or 

ignore the distressing impacts o f  gentrification, the housing crises and displacement pressures that 

result for working-class populations. A further risk is that these cultural conceptualisations o f the 

process can easily be subsumed within a w ider literature that celebrates and promotes the 

gentrification and social m ixing o f relatively poor neighbourhoods, thus serving to bolster wider 

structures o f  urban inequality.

Displacement

Displacement has been a constant theme in the gentrification literature since Glass (1964) pointed

to how working-class residents and businesses were pressurised to move to more peripheral areas

and supplanted by middle-class residents and businesses. The disruptive and harmful effect for

low-income residents o f  the class transformation o f  areas was seen to be a key facet o f  the process

(Le Gates and Hartman, 1986; M arcuse, 1986; Atkinson, 2000). Based on empirical studies o f a

number o f  cities, some debate did emerge as to the extent o f  displacement involved (Hamnett &

Randolph, 1986; Badcock, 1989; Atkinson, 2000; Hamnett, 2003). In North America (where most

empirical work on displacement has been conducted), Samka (1979) estimated that half a million

low-income residents were being displaced annually. In New  York City alone, it was estimated that

between 10,000 and 40,000 rented households were being displaced annually at the end o f  the

1970s (Smith and Williams, 1986). W hile fewer studies have been conducted in Britain, Hamnett

and Randolph (1986) did provide some indicators o f  displacement in estim ating that there had been

a decrease o f 45 percent o f  rental units in inner London between 1966 and 1981. Hamnett (1973)

had earlier found more qualitative evidence o f displaced residents and locally-relevant businesses
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when he used the prevalence o f improvement grants as an indicator o f gentrification in inner 

London. More recently, using a longitudinal census dataset, Atkinson (2000) found evidence of 

substantial residential displacement in London where 78 per cent of the displaced were in unskilled 

occupations.

However, many o f these figures have been disputed (see Atkinson, 2000). Hamnett (1986) and 

Butler (1997) have suggested that estimates o f displacement had been exaggerated and that in some 

cases, displacement, rather than being forced, represented the upward mobility o f working-class 

residents who moved from inner-city rented accommodation to owner-occupied housing in 

suburban areas or who sought employment in the new industrial or service nodes in the suburbs. 

More recently, Hamnett (2003:2454) has argued that, in light o f the failure o f empirical evidence to 

materialise on displacement, the transformation o f London is instead related to the 

‘professionalisation’ o f the work force and that there has been a “gradual replacement of one class 

by another rather than large-scale direct displacement”.

Hamnett’s conclusion is somewhat perplexing in that, as Slater (2006:748) correctly points out, 

“isn’t it precisely a sign o f the astonishing scale o f gentrification and displacement in London that 

there isn’t much of a working class left in the occupational class structure o f that city?” Indeed, on 

the increasing professionalisation of London’s labour force, Atkinson (2000) draws quite a 

different conclusion and directs attention towards the more qualitative meanings o f displacement 

for working-class households:

“It would seem clear that certain areas o f London have undergone a social evacuation 
effect mediated by the process of professionalisation. This also means that the 
neighbourhood effects, in the form of impaired social networks and reduced service 
provision, adversely affect groups less able to cope with the psychological and 
financial costs of such shocks. Displacement removes social problems and rearranges 
rather than ameliorates the causes o f poverty, environmental decay and the loss of 
neighbourhood vitality -  problems are moved rather than solved” (Atkinson, 
2000:163).

The difficulties in measuring displacement are well-known and any researcher attempting to 

quantify it will immediately encounter considerable barriers to so doing. In attempting to track 

displacees in London’s boroughs, Atkinson (2000:163) describes the difficulties o f “measuring the 

invisible”:

“The difficulties of directly quantifying the amount of displacement and replacement 
and other ‘noise’ in the data are hard to overcome. It may be that further research at a 
finer spatial scale using a more qualitative approach could usefully supplement this 
work.”

There is little difficulty involved in finding the gentrifiers because there is one destination 

involved, that is the neighbourhood being gentrified, and in finding the gentrifiers, their points of 

origin can be traced. However, while the point of origin of the subsequently displaced can be easily
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identified, the points o f destination are many and far more difficult to trace. As Newman and Wyly 

(2006:27) succinctly put it “Measuring how gentrification affects low-income residents is 

methodologically challenging...By definition, displaced residents have disappeared from the very 

places where researchers and census-takers go to look for them”.

However, because it is difficult to quantify the numbers displaced, this clearly does not justify 

omitting the subject o f displacement from an analysis of gentrification as some have suggested 

(Butler, 2003; Butler & Robson, 2003; Hamnett, 2003). Displacement is clearly a key part of the 

process and the wider impacts of displacement - the breakdown of social networks, the loss of 

locally-relevant and locally-affordable services and decreasing housing affordability - must be 

recognised as being constitutive of rather than as an alternative perspective on the process of 

gentrification or as something else altogether (as suggested in residentialisation (Bromley et al., 

2005). Furthermore the re-fashioned, glimmering, sanitized spaces of former industrial or low- 

grade residential sites should not preclude the critical and “dirty” connotations -  the detrimental 

effects - o f gentrification from being understood (Smith, 1996).

In a recent review. Slater (2006:737) raised the concern that in recent years there has been an 

“eviction of critical perspectives from gentrification research”, pointing to the decrease in studies 

concerned with displacement, the focus on the attributes o f gentrifiers and gentrifying 

neighbourhoods, and the increasing social mix of neighbourhoods. In relation to the latter factor, 

Slater {ibid: 751), outlined how gentrification “disguised as ‘social mix’ serves as an excellent 

example of how the rhetoric and reality o f gentrification has been replaced by a different 

discursive, theoretical and policy language that consistently deflects criticism and resistance”. 

However, this may be overstating the case somewhat given the emergent literature on the 

revanchist city and recent attempts to develop a global theory o f gentrification (Smith, 1996, 2002; 

Hackworth & Smith, 2001; MacLeod, 2002).

A global theory o f  gentrification

Increasingly, processes of gentrification are being experienced in cities across the globe and to a 

certain extent, this trend is being reflected in the literature on gentrification (Pacione, 2005). The 

increased flexibility and mobility o f capital is reflected in a great variety of urban landscapes, 

where the pace of construction and destruction of the buiU environment has intensified. The 

physical revitalisation and gentrification of inner areas of Mexico City, Mumbai, Taipei, Osaka, 

Moscow and Ankara (Pacione, 2005) allow one to deduce that the process of gentrification cannot 

be adequately understood through local housing markets alone. Instead, as Smith suggested in 

1996, gentrification must be theorised with reference to and situated within wider global processes. 

In recent years, there has been some evidence of attempting to situate processes o f gentrification 

within wider political and economic shifts (Smith, 2002; MacLeod et al., 2003).
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However, much of this literature is set within discourses o f entrepreneurial or neo-liberal urbanism, 

(the subject of the next chapter of this thesis) where only fleeting references are made to 

gentrification (Painter, 1997; Hall & Hubbard, 1998; Swyngedouw, 2000; Swyngedouw et al., 

2002; Peck, 2001; Peck and Tickell, 2002). Here Smith (2002) is the exception, whereby in the 

context o f the new globalism and the new urbanism, he analyses gentrification as global strategy. It 

is also worth reiterating here that this thesis represents an attempt to open more fully a channel for 

dialogue between the two sets o f discourses in order to achieve a more holistic understanding of the 

processes shaping cities.

Indeed Smith’s (1996) exploration o f gentrification in 1996 did attempt to theorise gentrification as 

a global theory. As outlined earlier, capital moves through the built environment and other sectors 

of the economy (e.g. industrial, financial) in search o f higher levels o f rent and faster rates of 

return. In contemporary economic systems, the movement o f capital in search o f higher rates of 

return can be viewed as a global process. Both spatially and temporally, this is a highly uneven 

process and differences will be manifested in terms of the physical environment and the social 

profile o f different geographical areas. For Smith (1984, 1996), these uneven patterns and rhythms 

of socio-spatial change are underpinned by a simultaneous process, the equalization and 

differentiation of levels and conditions o f development. General processes like capital 

accumulation (reflected in the uneven spatial and temporal patterns of investment and 

disinvestment) impact more or less everywhere (equalization), but the outcomes vary dramatically 

across a diverse existing landscape of resources, earlier rounds of investment and socio-cultural 

characteristics (for instance, levels and traditions o f labour organization, the role and strength of 

civil society, ‘local’ trade skills, etc.)” . In other words, the need for capital to extract greater and 

faster returns is ubiquitous but local factors and conditions determine the profitability surface -  

where it touches down and whence it lifts. Essentially, as Massey (1993, 1995) and elsewhere 

Sassen (1992, 2000) have argued, place matters.

Smith (1996) posited gentrification within the uneven temporal and spatial flows o f capital and the 

logic o f capital to valorise and devalorise. Just as capital in the 1970s, sought a spatial fix to the 

crisis o f low growth rates (the falling rate o f profit) in most sectors o f the economy through 

suburban development, it sought a temporal fix some years later through the revalorisation of 

deteriorating older areas o f the city^. Thus gentrification could be seen to be a product and part of 

the process o f a broader restructuring o f the economy and, from a spatial perspective, could be

 ̂ In times of accumulation crises, capital tends to flow into the built environment leading to an initial 
property boom which at some stage will be followed by devalorisation -  a property bust (Harvey, 1982; 
Smith 1996)
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conceptualised as a spatial product o f restructuring at the urban scale, with redevelopment being 

the other {ibid).

In a more recent article. Smith (2002) strengthens his global arguments on the process where he 

argues that gentrification can be generalised as a global urban strategy. Politically and 

economically, gentrification is promoted first, in order to “fill the vacuum left by the abandonment 

of twentieth century liberal urban policy” in Europe, North America and Australia, and second, 

because “it serves up the central- and inner-city real-estate markets as burgeoning sectors of 

productive capital investment: the globalisation o f productive capital embraces gentrification” 

(Smith, 2002:446). The former point stresses the shift o f the state away from engaging in social 

reproduction towards being more concerned with social control, a set o f politics generally referred 

to as neo-liberalism. The latter point is more global in its applicability in that it relates both to cities 

of the developed world and to the emergent colossal global cities o f production in the developing 

world (Shanghai, Beijing, Mumbai, Delhi, Bankok, Kuala Lumpur). In the aggressive climate of 

inter-city competition, city marketers see the revalorisation o f central areas as key to attracting 

capital and the politics o f gentrification become subsumed within neo-liberal visions o f the city. 

The themes briefly discussed in this paragraph are taken up more comprehensively in the next 

chapter through an examination o f the shift towards entrepreneurial urban governance.

In addition to structuralist theories seeking to develop a global argument o f gentrification, there 

have also been some efforts made by cultural theorists in this area. The work of Rofe (2003) also 

seeks to make broader generalizations about gentrification. His focus lies mainly on perspectives of 

consumption. Rofe {ibid) in identifying the attributes o f gentrifiers, argued that they now form part 

of a new global or transnational elite. He asserted that gentrifiers, in a wide number o f cities have 

similar socio-economic characteristics and their tastes and preferences are also quite similar, 

particularly when it comes to prefen*ed residential location. The type o f lifestyle being sought by 

the “gentrifying class” generally emphasizes proximity to cultural and environmental amenities as 

well as the more generic locational conveniences -  living close to places of work and retailing. 

However, while there may be some usefulness in identifying similarities o f the attributes of 

gentrifiers and of gentrified spaces within a global or transnational context, to suggest that 

gentrifiers identify themselves in the main as a global elite requires a good deal more 

substantiation.

The 'Revanchist’ city

A final theme o f the gentrification literature for discussion here is the emergence of the vengeful or

revanchist city. Smith (1996) in drawing on the political climate in New York City in the early

1990s, argued that the changing demographics and social character o f inner cities, that is, the

replacement of a working-class population with a middle-class one, brings with it transformations
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in the types of policies being applied to these newly re-colonized areas. In addition, with the 

erosion of social reproduction and the economic powers of the local and national state, the 

provision of housing, welfare, transportation infrastructure and other services, tensions have 

heightened around issues of safety and security in these gentrifled neighbourhoods. Smith (1996) 

outlined how the local state (the city government) was increasingly adopting social-control 

measures that were highly repressive and punitive and targeted at low-income groups and that New 

York City was becoming a Revanchist city.

Based on the 'Revanchists' in France in the late nineteenth century, a nationalist, right-wing 

movement which, having been angered by the Paris Commune, took revenge on the Parisienne 

working-class and other supporters of the movement. Smith {ibid) compares the campaign of the 

French 'revanchists' to the 'vengeful' process of gentrification in former-working-class areas in 

North American and European cities. Revanchist gentrification has a particular political 

connotation, whereby capital (and the middle classes), having left inner-city areas for decades 

(1960s-1980s), returns to colonise and sanitise inner-city locales. The term therefore also 

encompasses recent social policies, which on the one-hand seek to criminalise the poor and on the 

other seek to preserve and enhance the city’s capacity for attracting capital.

Drawing on the adoption by Mayor Giuliani of a ‘zero-tolerance’ policing strategy, Smith traced 

how the homeless, low-income groups and migrants (many of whom were women) have been 

particularly adversely affected by the zero-tolerance policy. The policy to remove homeless people 

from public spaces has resulted in an unprecedented wave of violence against a highly vulnerable 

group at the hands of the New York Police Department. In an updating on revanchism, Smith 

(2002) revealed more cases of police brutality against homeless people and poor migrants and 

points to the substantial amount of money ($96.8 million) that has been paid by the city of New 

York to settle lawsuits brought against the city’s police officers. The case of New York is not 

unique. Policies introduced in New Orleans made “obstructing the pavement” an offence (Smith, 

2005), a policy clearly aimed at the removal of the homeless from the streets of the downtown area. 

Many of these policies have been introduced “to make the city safe for gentrification” (Smith, 

2002:442) and to reclaim areas, not only for new housing but also, for tourism.

In developing a theory of revanchism, while keenly aware that the incidences and manifestations of 

revanchist urbanism are highly uneven and erratic, Smith {ibid) cites evidence from Europe, 

pointing to the repression of anti-squatter campaigns in Amsterdam and attacks by French police on 

homeless encampments in Paris. At a more global level, he also highlights how New York’s zero- 

tolerance policing policy has been exported to South American cities, Sao Paulo in particular.
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While European countries may not have imported zero-tolerance policing, there has been evidence 

of some form of revanchist urbanism. Ward (2003) describes how Manchester’s east end, a 

deprived working-class area of the city recently selected for regeneration, has become the subject 

of sustained and proactive policing. Morning raids of houses in the neighbourhood have delivered 

little evidence to support the inferred charges of illegal activity and Ward (ibid) instead identifies 

the action as being part o f a wider political intervention attempting to “civilise” Manchester’s 

gentrifying east end.

In exploring the type o f revanchism being experienced in Glasgow, MacLeod (2002) points to the 

intensified withdrawal o f state services, including some healthcare services, which have the 

greatest impact on low-income working-class communities. However, he is tentative about 

comparing the mild revanchist politics emerging in Glasgow to the very aggressive form 

experienced in New York.

O f the substantial gentrification literature, it is perhaps the work on revanchism which most closely 

correlates with the themes and trends explored in the discourses o f changing urban governance. 

Each strand is concerned with the shifting role of the state and of public policy in facilitating the 

privileged process o f capital accumulation and, to a lesser extent, each considers the impacts of 

changing governance on lower income groups in the city. It is surprising that there has been such 

limited interchange in the literature between the two theoretical strands. To a degree, this thesis 

represents an attempt to develop such a conversation.
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3. T h e  Sh if t  t o  E n t r e p r e n e u r ia l  G o v e r n a n c e

From Managerialism to Entrepreneurialism

Since the late 1980s, considerable attention has been paid in the literature to the increasing 

tendency by local states to adopt more business-like approaches to urban governance. Promoting 

local economic development and population and employment growth have become key objectives 

for many governments operating at the local scale. Increasingly, local governments have entered 

into collaborative arrangements with the private sector, often in the form of project-based 

regeneration projects, to achieve those objectives. Simultaneously, local governments have 

withdrawn from their traditional activities, the direct provision of services such as public housing, 

local infrastructure and other social services. The key to understanding the reorientation by local 

states lies in broader political and economic change, notably in what has been referred to as the 

transition from a Fordist-Keynesian regime of capital accumulation to a regime of flexible 

accumulation (Dicken, 1998). A concomitant change in the mode o f regulation suited to this new 

form of capital accumulation has also been identified and this shift from Keynesian welfare-state to 

neo-liberal market-based forms o f governance will form a key focus point for discussion in this 

chapter. First, some important observations of entrepreneurial forms o f governance will be 

discussed.

“In recent years in particular, there seems to be a general consensus emerging 
throughout the advanced capitalist world that positive benefits are to be had by cities 
taking an entrepreneurial stance to economic development. What is remarkable, is that 
this consensus seems to hold across national boundaries and even across political 
parties and ideologies” (Harvey, 1989a: 4).

As early as 1989, David Harvey (1989a) envisaged that as part of the transformation of urban 

governance in late capitalism, a new entrepreneurialism would come to the forefront in urban 

policy making and urban-growth strategies in the U.S., replacing managerialism as the prevailing 

ethos. Harvey {ibid) identified three main elements of this tendency. First, in promoting and 

boosting the local economy, public-private partnerships working alongside local governments 

became increasingly prevalent. Second, the practices adopted by the partnership arrangements were 

entrepreneurial in so far as they were innovative in design and delivery. The third tendency was 

that in the new urbanism, emphasis shifted from territory and its associated services -  housing, 

infrastructure, education, etc. - to place, through the promotion and development o f flagship civic 

projects (see also Ward, 2003). In essence, the traditional activities of city governments were 

shifting from jurisdictional service provision to area-based and fragmented local development 

projects. Furthermore, non-state actors were increasingly becoming involved in the decision

making process related to the distribution of state income.

In seeking to account for the shift by local governments from managerialism to entrepreneurialism, 

Harvey (1989a) referred to a broad range o f general processes which he organised into two main
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sets. The first set o f  processes related to those factors associated with the 1970s crisis o f  capitalism: 

de-industrialisation, structural unemployment, fiscal austerity and a growing political acceptance 

and reliance on the market as a means o f organising the social and economic system. The second 

set o f  processes related to the declining powers o f  the nation state in regulating or influencing flows 

o f  capital which were becoming increasingly international, mobile and unfettered.

Global Shift and the Rise of Neo-liberalism

The shift in modes o f  government and governance must be contextualised within broader processes 

o f  economic change. The new economic realities o f global capitalism that began to emerge in the 

1970s were crucial in influencing the t>pe o f political strategies that were subsequently adopted. A 

major underlying process has been the international restructuring o f economic activity and, in 

particular, the increasingly large and international nature o f flows o f  financial capital. 

Keynesianism, which had been widely adopted by the m ajor industrial nations after WWII, centred 

on an economic system o f  mass production, mass consumption and full employment, and in many 

cases was com plimented by a regulation system underpinned by the welfare state and demand 

management (Jessop, 1994; Peck and Tickell, 1994). Keynesian policies provided the framework 

for a relatively stable era o f  capital accumulation in the immediate post-war era. However, 

capitalism under Keynesian policies experienced a plethora o f  crises from the mid-1960s onwards. 

Essentially, the crises unfolding in the capitalist system centred on declining levels o f  profit and 

slowing rates o f  capital accumulation. The relatively high wages o f  labour and the strong position 

o f  the trade-union movement in wage bargaining contributed to the declining profitability o f 

production. Furthermore, the collapse o f  the Bretton W oods fixed exchange-rate system and the 

subsequent shift to floating exchange rates resulted in highly volatile trading conditions. The oil 

crisis sparked by the OPEC oil embargo in 1973, which saw the quadrupling o f oil prices, added to 

rising inflation, the response to which by governments was to impose a series o f  steep interest-rate 

rises (Harvey, 2005), all o f  which served to increase substantially the costs o f  production. 

Moreover, the crisis in production was transmitted to the public sector, whereby soaring inflation 

and unemployment rates instigated a crisis in the public finances. The main impact o f  these crises 

was to activate a com prehensive process o f economic restructuring and a concomitant re

configuration o f  the role and activities o f  the state. Shifts included the re-organisation o f 

production, the emergence o f  new international divisions o f labour, the shift to flexible 

accumulation and a re-balancing o f priorities towards competition and the achievement o f  low 

inflation, while Keynesian economic principles o f full employment and mass consumption were 

largely abandoned (Amin, 1994; Massey, 1995; Dicken, 1998).

Shifting political ideology

Keynesian policies were incapable o f  providing the ‘fix’ that advanced capitalism required at a

time when a new ethos was gaining momentum in elite political and economic circles, particularly
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in the U.S. and Britain. The theories o f increased market (and importantly financial) liberalisation 

and the replacement o f state intervention by market mechanisms to regulate economic activity, 

which hitherto had been largely confined to a number o f academic economists and policy-based 

think tanks^, were suddenly afforded heightened respectability in the 1970s as the crisis in the 

capitalist system worsened (Thomley, 1991; George, 2000; Harvey, 2005; Smith, 2005; Peck and 

Tickell, 2006). With the ascension to power of Thatcher in the U.K. and Reagan in the U.S., these 

think-tanks found willing conduits for the development and subsequent diffusion o f neo-liberal 

ideas and policies.

“The capitalist world stumbled towards neoliberalization as the answer through a 
series o f gyrations and chaotic experiments that really only converged as a new 
orthodoxy with the articulation of what became known as the ‘Washington 
Consensus’ in the 1990s” (Harvey, 2005:13).

The philosophy o f neo-liberalism is dominated by a central belief in the “superiority of markets in 

allocating resources and organizing the economy” (Whitfield, 2006: 23). With the development of 

some key principles by the Chicago School economist, Milton Friedman, a ‘New Economic Right’ 

emphasising the necessity for low interest and inflation levels, the free movement o f capital, fiscal 

rectitude, privatisation and limited state intervention, began to gain momentum and infuse 

economic policies at local, national and supra-national levels.

Essentially, a fundamental structural transformation and strategic reorientation of the capitalist state 

occurred, whereby the welfare state was increasingly replaced by what Jessop (1994) referred to as 

a “Schumpeterian workfare state” . He argued that states had realigned themselves to intervene on 

the supply-side rather than the production-side of economies and that the pursuit o f domestic full 

employment was downplayed in favour of international competitiveness and where “redistributive 

welfare rights take second place to a productivist reordering o f social policy” (Jessop, 1994: 263). 

In the early period o f neo-liberalism, the public sector became subject to a mixture o f privatisation, 

liberalisation and the adoption o f commercial criteria in remaining state services and a further 

reorientation o f state activities concentrating on meeting the needs o f the private sector. For the 

private sector, it involved deregulation and a new legal and political framework providing passive 

support for market solutions {ibid).

The shift from Keynesianism to neo-liberalism was marked in the U.K. by significant cuts in public 

expenditure and an increasing role for the private sector in the delivery of goods and services. In 

essence, significant market reforms were pushed through under Thatcher while at the same time,

 ̂ For example, the Mont Pelerin Society in the U.S. formed under the guidance o f the Austrian political 
philosopher Friedrich von Hayek and extolled the benefits o f the free-market principles o f neo-classical 
economics (Harvey, 2005). The Adam Smith Institute was established in the U.K. in the mid-1970s, 
signalling adherence to one particular aspect o f Smith’s theories -  the invisible hand of the market (Peck and 
Tickell, 2006), and notably, not to Smith’s labour theory o f value.
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the welfare state and the labour union movement were reduced. Many state industries were 

privatised, financial markets were liberalised and, in urban areas, public land was assembled and 

transferred to the private sector for redevelopment projects (Thomley, 1991).

At the urban level, a pro-market economic philosophy increasingly infused the operations of city 

management. City planning progressively re-oriented to conform to the goals and criteria of 

private-sector profitability and, in decision-making processes, private-sector interests began to 

command more influence. As this ‘new urban politics’ (Cox & Mair, 1988) or ‘entrepreneurial 

urbanism’ began to emerge, a significant volume of literature and scholarly interest traced the 

nature o f these shifts. A key focus o f this literature centred on an analysis o f the realignment o f the 

state and its changing relationship with capital.

Urban Entrepreneurialism and Regulation Theory

Much of the work on urban entrepreneurialism and entrepreneurial governance has stemmed from 

scholars of French regulation theory, providing useful insights into the changing relationship 

between the state and capital. Drawing on Marxian political economy, regulation theorists argued 

that the entrepreneurial state has evolved as a mode o f governance suited to the regulatory tasks of 

government under global capitalism (Jessop, 1997). From the regulationist perspective, the 

capitalist system is underpinned by evolving modes o f regulation which are used to mitigate 

contradictions and displace crises which threaten the reproduction o f the system at any time 

(Aglietta, 1979; Goodwin and Painter, 1996). A key element of regulation theory is the assertion 

that the role o f the state is to adapt its policies and regulatory frameworks in order to facilitate the 

accumulation of capital, whilst absorbing the social costs of such adaptations (see Table 3.1), To 

use Jessop’s (1996) and Brenner’s (2004) terms, in tandem with changing systems of production, 

systems o f governance and regulation adapted and moved to a new institutional ‘fix’ in order to 

facilitate the accumulation of capital.

Painter (1991) identified, what he referred to as a shift from Fordist to post-Fordist modes of

governance. Taking the U.K. as a case study, he described how a Fordist mode o f regulation, based

on Keynesian macro-economic policy and national modes o f growth that incorporated a

commitment to regional balance, was in operation up to the mid-1970s. These policies incorporated

blanket redistributive policies and direct service provision in order to mitigate the worst

consequences of uneven development. However, the crisis that emerged in capital accumulation,

associated with a dramatic increase in oil prices, interest-rate increases and a relative increase in

wages, cumulatively served to reduce considerably profit levels. In a capitalist system where profit

is the imperative with faster and greater returns being required, a major crisis resulted which led to

a significant re-structuring o f the mode o f production. Furthermore, with the crisis in the capitalist

system instigating a crisis in the public finances a shift in the regulatory system was thus forced in
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Table 3.1 A Summary of the main elements of regulation theory

■ Social systems are complex, contradictory and dynamic, there are tendencies towards 
crisis and rupture in the reproduction o f the system, temporally and spatially.

■ The processes which assuage potential crises and mitigate contradictions, displace 
crises and promote system reproduction are referred to as regulation.

■ Regulation is not an inevitable, automatic or structurally necessary process, it is a social 
process and is therefore subject to contradictions and crisis

■ Regulation is as a result o f the interaction o f a number of separate elements, each of 
which is a necessary but insufficient condition for regulation

■ When regulation fails, either (i) a crisis in the system emerges; (ii) a different mode of 
regulation develops in its place, or; (iii) the regulatory process becomes an object of 
regulation in its own right.

Source: adapted from Goodwin and Painter (1996)

order to facilitate the successful accumulation of capital. In the U.K., Goodwin and Painter (1996) 

explained how the crisis o f Fordism, closely connected to processes o f globalisation, forced the 

shift in the mode o f regulation from a Keynesian welfare state to new and more entrepreneurial 

forms o f governance. At the local level, this shift in governance was, in part, characterised by a 

realignment o f government policy towards place promotion and competition.

Local Economic Development and Competitiveness

Building on the work o f Harvey (1989a), Jessop (1997) identified two tendencies characterising 

contemporary urban regimes. The first related to a reconfiguration and re-imagining of local 

economies, where a pro-growth local economic development agenda have been prioritised and 

where significant resources have been directed by those overseeing redevelopment towards place 

promotion and marketing of cultural events. The second tendency related to the emergence of new 

structures and instruments o f decision-making whereby formal structures o f local government have 

been supplanted by networks o f non-elected decision makers resulting in an increasingly 

fragmented policy sphere. The latter tendency is the subject o f discussion below. However, first, 

the shift in local governance priorities to more outward-orientated local economic development 

policies is examined (Hubbard and Hall, 1998).

The shift to entrepreneurial ism can be seen as a reaction to the erosion o f the economic base of 

cities following the restructuring of modes of production in the 1970s. Global shifts in production 

entailed (amongst other trends) the relocation of manufacturing industry from core economies to 

newly-industrialising regions. The escalation in the globalisation o f economic activity and the 

internationalisation o f investment flows led to a reorientation in the local economic strategies of 

cities in a bid to attract investment capital. In order to fill the void, core regions and cities (and, 

indeed, secondary regions and cities) turned their attention to the services sector and, in a global 

economy with highly mobile (or what was perceived to be highly mobile) capital, engaged in
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competition with other cities and regions for relatively footloose high-tech, knowledge-based 

industries and advanced producer services. Hubbard and Hall (1998:6) succinctly contextualised 

the unequivocal switch to urban entrepreneurialism and place promotion:

“In short, the idea o f the internationalisation of economic activity, the increased 
geographical mobility o f production and investment, and the rising power of 
transnational corporations appears to have instilled an edgy insecurity at all levels of 
the urban hierarchy, with the urban governors and representatives feeling obliged to 
adopt suitable policies to attract capital investment given their perception of an 
increasingly competitive global economy”.

Consequently, the emphasis in urban policy switched from distribution and service provision to 

improving the competitiveness of business and localities (Oatley, 1998) and, in order to enhance 

their competitive advantage in the urban hierarchy, cities have been actively engaged in marketing 

and place promotion (Paddison, 1993).

City governors viewed the improvement and adaptation o f the built environment to the 

accumulation strategies of a city’s key elites as a pre-requisite to improving competitiveness 

(Swyngedouw et al., 2002), with associated urban strategies typically including initiatives aimed at 

supporting local business and the improvement of the physical, cuUural or human resources of an 

area (Oatley, 1998). Thus, cities and city areas (e.g. the London Docklands) were marketed as the 

ideal location for various high-grade service-sector firms (financial, banking and insurance firms 

for example) with marketing strategies often having been equipped with significant financial 

enticements to lure investment capital. The state (in a variety o f forms) bolstered these boosterist 

strategies in a very material way by proffering capital-friendly packages to attract relevant 

developers, investors, firms and other businesses. These capital-friendly packages habitually 

included some form of fiscal incentive, a pro-growth and facilitative regulatory framework and 

other favourable conditions for production (Cox and Mair, 1988; McGuirk et al., 1998; Short and 

Kim, 1998; Ward, 2006).

In critically reviewing the reorientation o f local economic priorities. Peck and Tickell (1994: 280- 

1) showed how localities, without the financial support typically provided under the welfare state, 

had to “fling” themselves into “the competitive process o f attracting jobs and investment by 

bargaining away living standards and regulatory controls”. They also included a note of caution 

maintaining that “not all localities can be victorious in this competition, the losers end up with 

more than their fair share of global unemployment” {ibid, 281).

Place Promotion and Marketing

As part o f the promotion of local economic development strategies, a common feature of the new

entrepreneurial urbanism has been the adoption by city governors of boosterist campaigns and

place promotion. While the entrepreneurial model may vary from city to city and even from project
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to project, there are striking similarities between the policies and strategies pursued (Short and 

Kim, 1998). However, the promotion of place is not in itself new to urban policy (see Ward, 1998). 

Indeed, the work o f Molotch in 1976, predicted the rise o f growth machines in North America 

when he argued that, in order to attract international investment, cities would establish ‘growth 

coalitions’ and the city would be understood only in economic development terms, cities 

themselves becoming ‘growth machines’. Elaborating on growth coalitions, Molotch (1976: 310) 

argued that “the desire for growth provides the key operative motivation toward consensus for 

members of politically mobilised local elites however split they might be on other issues, and that a 

common interest in growth is the overriding commonality among important people in a given 

locale -  at least insofar as they have any important local goals at all” .* Thus, financial, property and 

other business elites formed coalitions to lobby for and promote local development strategies.

Increasingly, cities are packaged and marketed as icons of growth with city boosterists promoting 

particular areas of the city in order to attract capital and white-collar workers. One major tool of 

entrepreneurial urban regimes has been the promotion o f flagship events and projects. Such 

initiatives are often alloyed to a conscious attempt to “re-imagineer” run-down areas for high-grade 

functions and bourgeois consumption. Flagship projects often include the development of new 

financial office spaces, cultural quarters, conference centres, waterside luxury apartments, loft 

apartments and high-grade retail complexes, for example London’s Canary Wharf, Sydney’s 

Darling Harbour, Denver’s South Platte, Dublin’s Custom House Docks and Copenhagen’s 

0restad. Such projects are generally planned, designed and marketed as emblematic o f growth and 

of the global high-tech economy with former industrial and working-class areas being specifically 

targeted to host these large-scale, mixed-use depictions of global economic power and innovation. 

Moreover, urban redevelopment plans may be centred round a bid to successfully host a significant 

sporting or cuUural event. For example, inner Manchester experienced major urban redevelopment 

as part of unsuccessful bids to host the 1992 and 1996 Olympic Games (see Cochrane et al., 1996, 

2002). Urban redevelopment was similarly instigated in Sydney. As Brenner and Theodore (2002a: 

368) lucidly pointed out, the overarching goal o f such urban policy experiments “is to mobilize city 

space as an arena both for market-oriented economic growth and for elite consumption practices” .

The harnessing of broader public support for major cultural or sporting spectacles has emerged as a 

key strategy by urban boosterists in their aim to redevelop and re-imagineer city areas. Such 

strategies echo the politics o f Molotch’s growth machine and, drawing on the concept, Breitbach 

and Mitchell (2003) show how city boosterists employed promotional, cultural and sporting events 

to manufacture a ‘we feeling’ with the general population in Sioux Falls, South Dakota, in order to 

ensure that no alternative configuration of the city would arise to challenge the growth machine

* By “important people”, Molotch was referring to a locally-based elite.
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(local government and the landed elite). The authors elaborate on the underlying motivations of the 

growth machine in its promotion of cultural or sporting spectacles:

“Such activities enlist the general population who may not feel the direct effects of the 
growth machine, for certainly it is not an evenly distributed growth, to join in a 
celebration of the growth of the city (and implicitly of the legitimacy of those who 
have produced and will benefit from that growth)” (Breitbach and Mitchell, 2003:
221 ).

In Sydney, the generation of significant public support for the 2002 Olympic Games facilitated the 

pursuit of an entrepreneurial agenda involving considerable urban redevelopment. The adoption of 

entrepreneurial planning techniques consisted of the centralisation of planning powers, the 

increased involvement of the private sector in government activities, and the relaxation of planning 

processes (Owen, 2002). Furthermore, because hallmark events tend to have a strict timeline, there 

was little opportunity for serious public participation in the planning process of the Sydney 

Olympics, while the introduction of new planning legislation to ‘fast-track’ Olympic infrastructural 

projects reduced transparency and accountability {ibid).

The Hollowing-Out o f the State

In the context of emerging forms of governance, there has been a debate in the literature for some 

time as to the precise nature of the evolved role of the state. With the shift to internationalised, 

flexible systems of production and accumulation, some authors (Jessop, 1994, 1995, 1996; Painter, 

1997, 2002) argued that the power and influence of nation states would inevitably diminish because 

their regulatory remit could not extend beyond national or regional administrative boundaries, 

unlike the operations of transnational corporations. Furthermore, it was argued that within their 

own jurisdictions the autonomy of nation states would also be reduced as power was transferred to 

a number of supra-national and sub-national institutions (Brenner, 1999; Swyngedouw, 1997, 

2004). Indeed, some authors proclaimed the beginning of the end of the nation state arguing that 

market structures would replace the need for state apparatuses (Ohmae, 1995; Friedman, 2005). 

However, such proclamations, to date, have proven to be gross exaggerations and a 

misunderstanding of the continued influence of the nation state and more recently constituted state 

forms (see Brenner, 1999).

Accordingly, Swyngedouw (1997) argued that the shifting environment of power has resulted in a 

substantial re-scaling of governance and that powers and responsibilities traditionally under the 

domain of the national or local state have been either up-scaled to higher scales or levels of 

governance (such as the EU, IMF, WTO) or down-scaled to “local practices and arrangements that 

create greater local differentiation combined with a desire to incorporate new social actors in the 

arena of governing” (Swyngedouw, 2005:1998). He argued that this rescaling of governance 

formed one part of the twin process o f ‘glocalisation’ and was fundamentally linked to processes in
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which “economic activities and inter-firm networks were becoming simultaneously more 

localised/regionalised and transnational” (Swyngedouw, 2004:25).

While the precise nature o f the role o f the state remains the subject o f much debate in the literature, 

it is clear that the new mode o f regulation is characterised by a proliferation of new governance 

structures and institutions and involves a range o f private and semi-public actors in these new 

decision-making infrastructures (Jessop, 1997; Painter, 1997; Swyngedouw, 2005). Some have 

argued that the emerging multiplicity o f actors and institutions involved in governance at a variety 

o f political scales has led to a narrowing o f democratic control and a rearticulation of the 

relationship between the state, capital and the citizen (Brenner, 1999; Swyngedouw, 2000; 

Rodriguez et al., 2003). Increasingly, this shift to governance has involved the adoption of 

partnership approaches to local economic development initiatives and the establishment of new 

agencies and institutions involving close co-operation with the private sector, an approach which is 

often at odds with more traditional pluralistic and democratic styles o f governance. As 

Swyngedouw (2004:41) concluded, “the ‘glocalisation’ or territorial rescaling o f institutional forms 

leads to more autocratic, undemocratic and authoritarian (quasi-)state apparatuses”.

At the urban scale, much o f the analysis in the literature in the 1990s focused on the ‘creeping 

enfeeblement’ or hollowing out of the local state (Peck & Tickell, 1994; Stoker, 1996). Fiscal 

austerity measures imposed by central governments in the 1980s resulted in significant cuts in local 

authorities’ budgets. Furthermore, the transfer o f government responsibilities to different scales of 

government (either upwards to central government or downwards to UDCs or other sub-local 

quangos) resulted in a significant loss o f function being incurred by local governments (Thomley, 

1991). The ‘new urban politics’, to use Cox’s (1995) term, reflected and embodied broader shifts in 

the economic system and associated governance shifts towards entrepreneurialism. Moreover, neo

liberal principles were increasingly being applied to the management and operational activities of 

the public sector. Public policies became embued with a vocabulary drawn from the business sector 

and, increasingly, accounting principles became absorbed in public administration as performance- 

management approaches were adopted and demand-management approaches sidelined. The 

direction o f policy was increasingly steered by cost-benefit calculations rather than missions o f 

service, equity and social welfare (Leitner and Sheppard, 2002).

From Government to Governance

As described by Painter (2000), the shift from government to governance, involved two key

tendencies; first, the traditional system of regulation exerted through the state (government) was •

transcended by the inclusion o f groups and actors from civil society in political decision-making

and; second, the shift to governance involved a move from a top-down, hierarchical inter-

organisational set o f relations towards a less-hierarchical oriented flexible relationship involving
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“coordination through networks or partnerships” {ibid: 317). At the urban scale, the shift to 

entrepreneurial governance entailed the transformation in the modes and instruments of regulation, 

the redistribution of responsibilities across spheres of government, the community and the private 

sector, in addition to significant shifts in the cultures of interaction between them (Painter, 1997).

Many formal government structures were supplanted by new institutional arrangements involving a 

new set of actors. Increasingly, public-private partnerships, special-purpose authorities and 

entrepreneurial initiatives habitually involving property-led regeneration and flagship projects, 

characterised the new urban governance regimes (Stoker and Young, 1993; Moulaert et al., 2003). 

These entrepreneurial projects were often initiated by central governments as, for example, in the 

redevelopment of London’s docklands in the 1980s under the Thatcher government (Brownhill, 

1990; Brownhill et al., 1996). The impacts on the role of the local state of new forms of urban 

governance formed the focus of many analyses (Brindley et al., 1996; Newman and Thomley, 

1996; Goodwin and Painter, 1996; MacLeod and Ward, 2002). Goodwin and Painter (1996), in 

their examination of changes in local governance in the U.K., identified two key trends: a shift in 

power from elected local government to elected central government; and, the involvement of a 

wide variety of institutions and actors in new forms of governance operating at different spatial 

scales. The overall impacts for local governments was a significant erosion of their power base and 

a re-distribution of many of their functions to private operators and newly-formed non-elected 

institutions.

In particular, some of the analysis considered the impacts on urban planning of changing

governance and the re-configuration of the local state (Stoker and Young, 1993). Significantly, the

circumventing of the local-authority planning system and the vesting of planning functions in

special-purpose authorities to oversee redevelopment resulted in a greater emphasis being placed

on meeting the needs of property and financial interests. In many cases, special-purpose authorities

or urban development corporations (UDCs) were given legal and planning powers to acquire and

assemble land and fast-track the re-development of former industrial areas into new office and

high-grade residential spaces. For example, local authorities were specifically excluded from

involvement in the re-development of the London docklands, planning powers being vested in the

central-govemment-appointed board of the UDC, the London Docklands Development Corporation

(LDDC). This circumvention of local government led some commentators to opine that the creation

of UDCs had resulted in the ‘death of local democracy’ (Ambrose, 1986; Thomley, 1991). In the

more recent literature, concerns have been voiced about the operations of UDCs, whereby these

new forms of governance often exhibit poor levels of accountability and representation and lack

formal channels and rules for participation and inclusion (Lovering, 1995; Brownhill et al., 1996;

Wilks-Heeg, 1996; Edwards, 1997; Swyngedouw et al., 2002). In their study of thirteen large-scale

urban development projects in the EU, Swyngedouw et al. (2002: 573) found that the establishment
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of these new structures frequently involved “massive redistribution o f policy-making powers, 

competencies and responsibilities away from local governments to often highly exclusive 

partnership agencies, a process that can be described as the “privatisation o f urban governance”’. 

Furthermore, they found that the priorities being pursed in these projects were more elite-driven 

than democratic and that, with the privatisation o f governance, goals o f private-sector profitability 

were much more likely to be realised than broader social and economic aims {ibid). Furthermore, 

the significant institutional fragmentation and the dispersal of planning functions which resulted 

from the proliferation o f governance structures at the urban scale led to an absence o f strategic 

spatial planning^ (Newman and Thomley, 1996, 2005).

Reorientations of the Local State

A central strand o f the investigation into the emergence of a new urban politics and entrepreneurial 

city has concentrated on the realignment o f government away from its traditional role of welfare- 

services provision to more outwardly-oriented local economic development policies (Goodwin and 

Painter, 1996; Hall and Hubbard, 1998; Imrie and Raco, 1999: Ward, 2003). Significantly, as Imrie 

and Raco explain (1999: 46), “the alleged lessening or diminution in the roles and activities of local 

government is... only part o f the story”. In addition to an examination o f the weakening of some 

powers o f the local state, the authors called for greater consideration to be given to reconstituted 

local-state forms and the increase in local-govemment influence in other activities. While it was 

clear that some o f the fiscal and political powers o f local government were significantly eroded, 

particularly in relation to the loss o f planning powers that regularly resulted from the establishment 

o f UDCs involved in large-scale urban redevelopment, a significant body of literature began to 

focus on the emerging pro-active operations o f the local state. Goodwin and Painter (1996) argued 

forcefully that the local state had been engaged in reorienting its activities towards local economic 

development strategies. Indeed, having considered the ‘creeping enfeeblement’ o f the local state 

(Peck and Tickell, 1994), Peck later argued that the state had not merely been hollowed out or had 

become less interventionist, rather, “ it [the State] organizes and rationalizes its interventions in 

different ways” (Peck, 2001, p.447). He noted that some state activities associated with a 

Keynesian system of governance, including distributive policies, welfare considerations and direct 

service provision, had been reduced and it is with respect to these activities that it could be argued 

that the state had become ‘hollow’. However, with the ‘rolling-back’ o f more traditional state 

functions. Peck and Tickell, (2002: 384) contended that there had subsequently evolved “an 

emergent phase o f active state-building and regulatory reform -  an ascendant moment o f roll-out

’ Indeed, it has largely been the result of the proliferation of governance institutions and the chaotic planning 
results for cities that led to the EU’s formulation of a strategy to make cities and city regions more cohesive 
in order to compete for property capital and high-grade economic activities. Under the European Spatial 
Development Perspective (ESDP), polycentric forms of cities are promoted, which, it has been argued is 
suited to and reflects the multi-level governance environment that has emerged (Newman and Thomley, 
2005).
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neoliberalism”. This reorganisation of the state had been accompanied, if not precipitated, by a pro

market ethos in governance and regulation. In macro-economic policy terms, the rolling-forward of 

new state functions and policies involved the promotion of deregulation, marketisation, 

privatisation and public asset-stripping {Ibid). These observations were also echoed by 

Swyngedouw et al. (2002, p.547) where the authors maintained that, despite its ideological 

teachings promoting a smaller government, conservative liberalism had always had an “intimate 

relationship with state intervention” and that in the contemporary regulatory system, as the state 

withdrew from Keynesian distribution-based policies, it subsequently (or in some cases 

simultaneously) reorientated itself towards ‘pump-priming’ and creating fixed territorial structures 

that would allow for the unhindered and accelerated accumulation of capital. Therefore, while 

some of the functions of local government had been dispersed or reduced, new institutions, policies 

and instruments of regulation had been created to ensure that the local state maintained an 

influential role in shaping the city.

For many local states, the fiscal crisis of the 1980s and the loss of autonomy resulting from the 

establishment of new governance infrastructures acted as catalysts for them to “jump on the 

bandwagon” and actively engage in ‘selling-the-city’ to international capital (Peck & Tickell, 2002: 

393; see Kearns & Philo, 1993). Since then, local authorities have joined in what Peck and Tickell 

(2002) have referred to as a “lemming-like rush” to urban entrepreneurialism. The re-constituted 

state forms and reoriented policies of local government have generally been manifested in the 

adoption of innovative and flexible planning approaches, increasing concentration on local 

economic development, increasing involvement with the private sector to deliver urban 

redevelopment and an active role in place promotion and in marketing the city to international 

capital.

Entrepreneurial local states

As mentioned previously, the promotion of flagship events and projects has been a major tool for 

entrepreneurial agendas. Increasingly, local authorities have become involved directly in large- 

scale urban projects, representing a deepening commitment to urban redevelopment activities and a 

lessening obligation to distribution-based policies. While central governments often intervened to 

prime areas for private sector redevelopment typically through the creation of UDCs (Brownhill, 

1990; M-Guirk and MacLaran, 2001; Rodriguez et al., 2003), local authorities were often 

marginalized from involvement in such projects. However, local governments have often re

oriented their activities to become more involved in local economic development strategies. Indeed, 

in some cases, local governments have become the direct competitors to UDCs in bids to attract 

capital (Swyngedouw et al., 2003b).

47



Swyngedouw et al, (2003b) have pointed to the prevalence of large-scale urban development 

projects as part o f broader entrepreneurial or neo-liberal strategies as evidence to dispel the myth of 

the absent or hollowed-out state. In their study o f thirteen UDCs in European cities, the authors 

drew attention to the key role o f the state in initiating and/or financing large-scale urban 

redevelopment projects. The authors argued that these urban redevelopment projects are the 

physical embodiment o f a significant re-distribution o f wealth. With the creation o f new 

governance arrangements (UDCs), there has been a qualitative shift in the balance of priorities 

being pursued and, while the state has always maintained a facilitative relationship with property 

capital, UDC development has marked a much more direct flow of capital from the state into the 

built environment. Essentially, the withdrawal from an (essentially Keynesian) urban project based 

on considerable collective consumption provision (public services, social housing, etc.) has 

translated into a re-direction o f income into the buih environment for predominantly private 

consumption.

Micro-area planning

The adoption of flexible modes o f planning by the local state is reflective o f an entrepreneurial 

urban agenda. The (micro-area) planning o f significant tracts o f inner-city areas heralded a 

significant shift in the approach o f local authorities to planning the city. In the mid and late 1990s, 

a considerable body of literature pointed to new potentialities for local government to become a 

more influential player in shaping cities in the shift from managerialism to entrepreneurialism 

(Healey, 1995; Mayer, 1995; Stoker, 1996; Imrie and Raco, 1999). The argument centered on the 

contention that under managerialist forms o f governance, local authorities were often constrained 

by bureaucratic procedures in shaping planning outcomes and that the new governance context 

presented new opportunities for local authorities to exploit. Initially, some authors pointed to the 

potential strategic role that local authorities could play in co-ordinating planning and development 

approaches to the city by adopting flexible planning techniques. Stoker and Young (1993) argued 

that local-authority planners, by acting as mediators and facilitators and by bringing local expertise 

to the table, could mobilise such networks to deliver broader strategic planning objectives. In other 

words, the potential existed for the local authority to employ flexible planning techniques and 

governance networks to target urban social problems, approaches that would not have been 

possible under managerialist systems of governance. Furthermore, Healey (1995) pointed to the 

potential for greater democracy to develop in the planning system as the configuration of 

partnerships presented new opportunities for public participation in governance.

However, while the potential existed for local-authority planning to adopt a co-ordinating role, its

ability significantly to guide the goals o f urban redevelopment initiatives generally did not extend

beyond the imperative o f private-sector profitability (Hall and Hubbard, 1998; Swyngedouw et al,,

2003a). Furthermore, as outlined by Jessop (1998) and Healey (1995), there was little evidence of
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significant resistance from local authorities against the implementation of entrepreneurial agendas. 

Two factors were important here; first, urban entrepreneurialism appealed as a remedy to those 

cities experiencing the worst effects o f de-industrialisation, decline and fiscal crises (Jessop, 1997); 

and second, the embracing by local governments of a more business-like approach to running the 

city was symptomatic o f the internal restructuring o f local government departments and 

management structures in line with those o f private companies and corporations. The application of 

new governance technologies based on performance-management approaches, target setting, 

ranking and auditing (Rose, 1999) and the filtering and grooming of local state officials for 

entrepreneurial tasks created a new business-friendly ethos at local-govemment level.

Furthermore, in the re-scaled governance landscape, local government has, more recently, been 

represented to some degree in large-scale urban development projects, either on the boards of 

quasi-public UDCs or in organising contracts and tender briefs for projects to be delivered in 

partnerships with the private sector (Bryson, 2003).

Boosterist local governments

Local governments have also become heavily involved in urban boosterism and place promotion 

and will often have a budget dedicated to the advertisement of city spaces. The specific form of 

campaigns may include the adoption of slogans and icons to brand the city or re-imagineered 

spaces o f the city in order to attract investors, skilled international migrants and tourists (Breitbach 

and Mitchell, 2003; MacLeod et al., 2003). That is not to say that local government and property 

interests (Molotch’s growth machine) are responsible for all the civic boosterism that takes place in 

a city, for cultural and sporting festivities have long been characteristic o f the social life of cities. 

Rather, the growth machine “mobilises what is there, legitimises and sustains it, and channels it as 

a political force into particular kinds o f policy decisions” (Molotch, 1976: 315).

The language of city boosterism draws heavily on metaphors o f rebirth and the purifying o f areas 

that had fallen into decline. Concepts of regeneration, revitalisation and rejuvenation are 

consistently invoked while simultaneously the virtues o f ‘luxury’ or ‘exclusive’ living are espoused 

(Short and Kim, 1998; Ward, 1998). Typically, the places being promoted and sold to a middle- 

class population are the former industrial areas o f the city. Herein lies a central contradiction of 

urban restructuring under conditions o f entrepreneurialism: the new urbanity is a reinvention and 

redevelopment of previously unfashionable working-class areas achieved through the construction 

of new financial and residential spaces, access to which the older working-class communities are 

largely excluded (Jewson & McGregor, 1997).

Furthermore, in the bid to create an identifiable and distinctive urban space and to re-imagineer and

re-package places in order to attract high-grade commercial and residential activities, what has
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often been fashioned is a post-modern ‘blandscape’ (Short, 1989) characterised by an 

unimaginative mosaic o f generic architectural quotations. Therefore, in the bid by cities to achieve 

comparative advantage, the very economic viability o f urban redevelopment strategies may be 

threatened by the re-production of landscapes that are indistinguishable from a plethora o f other re- 

imagineered urban spaces.

The Policy Environment and * Roll-forward Neo-liberalism*

More recently in critical social and spatial theory, the new system o f governance has been more 

firmly theorised within neo-liberalism, notably with regulation theorists situating changing 

governance infrastructures within broader political and economic shifts (Jessop, 2002; Peck and 

Tickell, 2002; Smith, 2002; Leitner et al., 2006). The new mode o f regulation, neo-liberalism, 

based on the belief that the market is the best mechanism to distribute resources, is characterised by 

a policy agenda of: competitiveness and supply-side innovations favourable to capital; 

decentralisation, devolution, and erosion o f political governance; deregulation and privatisation of 

industry, land and public services; and replacing welfare with “workfarist” social policies (Leitner 

et al., 2006).

“In place o f redistribution by way of income transfer programs, progressive taxation, 
and social service delivery is a regressive regime in which the working poor are 
trapped between unemployment and dead-end service jobs, indirectly ‘funded’ by the 
discretionary expenditures o f the cash-rich but time-poor middle class” (Peck, 2001:
453).

In essence, the subject o f regulation shifted considerably with the transition from Keynesian to neo

liberal forms o f governance, whereby the twin processes o f “financialization in the realm of 

economic policy and activation in the field of social policy” were facilitated (Peck and Tickell, 

2002). Equipped with an orchestra o f financial infrastructures and policies, capital was given a 

freer reign to move into and out o f economic sectors while the focus o f social policy re-oriented 

towards citizen management, surveillance and workfare.

The type of policies being adopted by urban governments have been at the vanguard of neo

liberalism, whereby deregulation, competition and the promotion o f market-based solutions to the 

provision o f goods and services have been applied to public goods. Increasingly, local-govemment 

initiatives are required to be self-financing, which has often involved the privatisation o f public 

assets or the contracting o f private companies to undertake tasks that had hitherto been undertaken 

in-house (Imrie and Raco, 1999; Whitfield, 2006). A key characteristic o f the switch to neo-liberal 

or entrepreneurial styles o f governance has been the privatisation of public housing. In New 

Zealand, the U.K., Ireland and, more recently, in the eastern European countries o f the former 

Communist Block, a major feature o f the withdrawal of distribution-based policies has been the
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privatisation o f existing public housing and a significant reduction in financial support for social- 

housing programmes (Ambrose, 2005; Norris and Shiels, 2004).

While the powers o f the state have been eroded with respect to the control o f production, there has 

been a period o f rapid state building in relation to other activities. With the adoption o f a neo

liberal ethos in public policy and with the devolution o f power to sub-national and supra-national 

bodies, Peck (2001) outlined how states have reorganized. Rather than mitigate the worst 

consequences o f uneven development as attempted under Keynesian strategies, the state became 

actively involved in managing its citizens and being generally concerned with regulating the poor 

through the fervent pursuit of immigration control, new policing policies, welfare retrenchment and 

workfare programming (Peck, 2001; see also Cammack, 1998; Smith, 2002; Ward, 2003).

Furthermore, as pointed out by Smith (2002), the pursuit o f local economic development strategies 

by local authorities largely through urban redevelopment projects and the creation o f new spaces of 

consumption have typically been accompanied by a set o f associated social policies. For many 

local governments, a strategic priority has been to attract a middle-class population to central city 

areas that had previously housed a working-class population or industrial functions. The 

construction o f gated enclaves, condominium developments and loft apartment conversions (Zukin, 

1991) in specific zones o f inner cites are almost exclusively targeted at middle-class professionals 

and local governments have been involved in associated boosterism campaigns (Newman and 

Thornley, 2005). Policies targeting the social mixing of inner-city neighbourhoods are crucial tools 

in the quest to re-shape cities in a neo-liberal mould (Brenner and Theodore, 2002a, 2002b; Smith, 

2002; Slater, 2006). As the welfare state continues to be dismantled at the local level in the form of 

a withdrawal o f public infrastructure programmes for inner areas, neighbourhoods are 

reconstructed through private-sector redevelopment, often expressed in physical form as 

emblematic o f growth in an attempt to compete with other urban places for capital and a middle- 

income high-skilled population. Urban locales have thus been recast as places o f consumption, 

access to which is predicated on one’s ability to pay in a neo-classical definition o f demand (Smith, 

2002). Many urban governments have enthusiastically adopted the promotion o f gentrification, 

disguised as encouraging ‘social mix’, the underlying logic being that the attraction of a middle- 

income population will widen the tax base while reducing welfare demands.

Neo-liberal Governance and Participation

In discourses of urban entrepreneurialism, policies aimed at improving social cohesion often

accompany policies o f urban redevelopment and local economic development, particularly in

European cities (Rodriquez et al., 2003). With the proliferation of new governance structures at the

urban scale, new roles for private actors and for groups from civil society as well as for more

traditional elements o f the state apparatus have emerged. The creation o f new institutions of
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governance with an emphasis on flexibihty have been largely endorsed as “empowering, 

democracy enhancing and more effective forms of governing compared with the sclerotic, 

hierarchical and bureaucratic state forms that conducted the art of governing during much of the 

20th century” (Swyngedouw, 2005: 1992), Indeed, the various governance ensembles often require 

that some groups from civil society be directly represented in the arrangements and thus argue that 

new avenues for public participation have been created in the pluralistic governance landscape. 

However, the type of participation that is on offer and the relative power of stakeholders are crucial 

in determining whether or not public participation leads to empowerment. It is to the concept of 

participation that this chapter now turns.

Citizen Participation

When Sherry Amstein posed the direct question o f ‘what is citizen participation’ in 1969, she could 

hardly have predicted that her subsequent typology of citizen power would be so widely used in 

analyses of participatory processes and mechanisms right up to the present day. Amstein {ibid) 

argued that citizen participation represented a redistribution of power whereby those citizens 

normally excluded from economic and political processes become enabled to be included in the 

future. She argued that in order for citizen participation to be meaningful, there had to be a 

redistribution of power and where that did not take place, participation would be “an empty and 

frustrating process for the powerless” where those possessing power could claim that all parties had 

a voice and were heard but could make it possible for only some of those parties to benefit 

{ibid'2\6). She therefore sought to distinguish between mechanisms that involved actual 

redistribution of power and empty ‘rituals’ of participation. The different levels of participation 

were articulated in her ‘Ladder of Citizen Participation’ (see Figure 3.1), with each rung denoting 

the degree of power devolved to citizens. Amstein identified two types of ‘non-participation’, 

‘manipulation’ and ‘therapy’, which she argued constituted a public relations vehicle rather than a 

redistribution of power, aimed at enticing citizens to accept a pre-determined pathway. Above the 

bottom two rungs, Amstein identified three types of participation that amounted to tokenism 

whereby information can be given, and citizens can voice their opinions and advise on actions but 

ultimately lack the power to make decisions. The top three rungs on the ladder represent some form 

of power devolution, from ‘partnership’ which allows for negotiation and trading, ‘delegated 

power’ which equips citizens with decision-making powers in relation to certain elements of a plan 

or programme, to ‘citizen control’ which allows citizens to have control over a plan or programme. 

It is at the top three rungs of the ladder that lie opportunities for the devolution of power.
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Figure 3.1 Arnstein’s (1969) Ladder of Citizen Participation

Citizen Control

Delegated Power

Partnership

Placation

Consultation

Informing

Therapy

Manipulation

. y

Citizen
Power

Tokenism

Non
participation

Participants and residents are able to control a program or an 
institution, govern policy and managerial aspects, and negotiate 
the conditions under which ‘outsiders’ can make changes

Negotiations occur between citizens and public officials that give 
citizens the power to make decisions and maintain control over 
plans and programs

Power is redistributed through negotiation between citizens and 
power holders and they agree to share planning and decision
making responsibilities

Occurs when ground rules allow the have-nots to advise but the 
power holders still have the decision-making power; truly 
appeasing citizens depends on the quality of technical support 
they have in expressing their priorities and the extent to which the
community has been organised to argue for those priorities______
Involves inviting citizen’s opinions (often through surveys, 
meetings, etc.); power holders gain evidence that they have gone
through the necessary steps for involving ‘those people’_________
Involves advising citizens of their rights, responsibilities, and 
options; often involves one-way communication (from officials to 
citizens with no means for citizens to express their opinions and
no power for negotiation___________________________________
Power holders involve citizens in extensive activity, but the focus 
is on curing them of their “pathology” instead of changing the 
social structures that create their “pathologies” (cynical
consultation)_____________________________________________
Occurs when ground rules allow the have-nots to advise but the 
power holders still have the decision-making power; truly 
appeasing citizens depends on the quality of technical support 
they have in expressing their priorities and the extent to which the 
community has been organised to argue for those priorities (civic 
hype)___________________________________________________

Source: Amstein (1969) after Redmond (2003)

Amstein also identified the limitations to the concept pointing out that the ‘ladder o f citizen 

participation’ did not take into account potential constraints limiting the capacity, ability or 

willingness o f  those involved to enable participation to be a meaningful process (e.g. low education 

levels, income and/or time constraints, legal responsibilities or an unwillingness to devolve power). 

Crucially, the fulcrum o f her concept is the location o f power in the process. Thus, the ‘ladder o f 

participation’ acts as a useful barometer from which to gauge the likely effectiveness o f  different 

participatory processes.

Taking into consideration the typology o f citizen participation discussed above, there are some key 

contradictions associated with the assertion that emergent pluralistic and entrepreneurial forms o f 

governance have increased opportunities for public participation leading to enhanced levels o f
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democracy. Crucially, an underlying neo-liberal ethos embracing competitiveness, economic 

efficiency and profitability requires that the decisions reached by the various governance structures 

must conform to that rationale. Also, under more traditional modes of governance, there were 

stated procedures, responsibilities and powers. However, the operational activities of the new 

governance networks are far less transparent {ibid). In many cases, these institutions lack 

operational terms of reference, roles and responsibilities are often not clearly stated and the 

economic or political objectives of governance arrangements may be vague and blurred {ibid). 

Indeed, the local state has often been involved in transferring its own powers to these new 

arrangements. Peck (2001) pointed to these paradoxical elements of local state reorientation, 

whereby, in adopting entrepreneurial strategies and the ethos of privatisation, marketization and 

deregulating, local authorities may be sanctioning their own downsizing. Swyngedouw (2005) 

identified six further contradictory tendencies of the supposedly democratic qualities of the new 

forms of governance. First, significant issues arose around eligibility and status. The assigning of 

stakeholder status is an inherently political process and, more often than not, governance coalitions 

have been led by economic, political and socio-cultural elites (Swyngedouw et al., 2002). 

Moreover, the assignment of power to the various stakeholders within the coalition will be 

significant in determining the decisions reached and policies pursued by the governance structure. 

A second factor relates to the structure of representation, as there is considerable inconsistency in 

the extent to which civil-society representatives have a grass-roots-based agenda, whether or not 

there is effective representation. Thirdly, due to the absence of procedures and a blurring of the 

roles and responsibilities of economic, political and civil society actors, there are few formal 

mechanisms for accountability. A fourth factor centres on the question of legitimacy. In 

representational democratic systems, the mechanisms for the legitimation of policies and actions 

are relatively clear. However, in the reconfigured forms of governance, mechanisms can be unclear 

and may differ between governance structures. These elite-led coalitions or “unauthorised actors” 

(Beck, 1999: 41) and the agenda being pursued often serve to filter out alternative agendas and 

policies and generate discourses of hegemony and legitimacy. However, due to the absence of clear 

procedures, that legitimacy is susceptible to challenge and criticism. The latter two points raised by 

Swyngedouw (2005) relate to the loss of democracy that resulted from a changing scalar context of 

governance. When powers are transferred upwards or downwards, there is also a significant shift in 

democratic power. For example, with the creation of central-govemment initiated UDCs in the 

U.K., local issues and plans were circumvented while central-government policy agendas were 

pursued. The result was a significant loss of local democracy (Ambrose, 1986; Brownhill et al., 

1996).

In examining the power structures of partnerships comprising public managers and community

groups in Dundee and Hull, Davies (2007) examined how the different expectations and

understandings of the processes and desired outcomes of partnership of the two stakeholders
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resulted in significant breakdowns in the proposed democratic nature of the partnerships. Davies 

(2007), illustrated how the initial unequal power status of the community sector in partnerships was 

reinforced by communication failure. In essence, contrasting understandings on the language of 

empowerment resulted in different expectations, thus precluding the achievement of a consensual 

path of action.

“The main function of strategic partnerships in Dundee and Hull appeared to be not 
democratic ‘co-governance’ but managerial ‘coordination’ (Johnson and Osborne,
2003, p. 151). This nuance in governmental thinking might be apparent to a public 
manager with a compatible feel for the governance game, but not to a community 
activist who sees ‘social inclusion’ as a way to gain a voice or access project funding” 
(Davies, 2007: doi: 10.11 Il/j.l467-9248.2007.00677.p.l5).

More often than not, when communicative breakdown occurred, the pendulum of power swung to 

the public managers who had greater situational advantage. When conflict occurred, community 

activists tended to be marginalized, often through the creation of new structures for participation 

which were often peripheral to decision-making structures (Davies, 2007; see also Collins, 1999). 

The communicative breakdown factor, in addition to the tendency for new avenues of participation 

to be set within the frameworks of profitability and the canons of neo-liberalism, led Davies (2007) 

to argue that governance networks and partnerships evolved to ‘structure out’ voices of dissent.

Herein lies a central contradiction of the new urban governance. On the one hand, new 

opportunities for involvement in governance exist for community groups and other groups from 

civil society. On the other hand, there is a deepening authoritarianism to govemance-beyond-the- 

state'” (Swyngedouw, 2005). While considerable emphasis has been placed on the possibilities for 

increased levels of democracy to be achieved with more flexible and encompassing modes of 

governance, the very democracy of such decision-making entities becomes subordinate to the neo

liberal imperative - the application of market-based solutions in the distribution of resources. In the 

context of city governance, there exists a very uneasy dualism between urban entrepreneurialism 

and public participation, whereby inclusive decision-making processes come under pressure to 

conform to private-sector profitability and market-based goals. These pressures serve to constrict 

the sphere of influence that community stakeholders can have in affecting the agenda and policy 

direction of the project, whereby there is a strong possibility that participation becomes tokenistic 

and distanced from decision making, thus leading to increasingly authoritarian governance 

(Swyngedouw, 2005). As Davies (2007) argued, the pursuit of neo-liberalism is likely to require 

authoritarian modes of governance; where market discipline cannot be implemented by consensus, 

it will be imposed by force (see also Harvey, 2005; Swyngedouw, 2005; Leitner et al., 2006).

Using the concept o f  govemance-beyond-the-state, Swyngedouw referred to “the socially innovative 
institutional or quasi-institutional arrangements o f  governance that are organised as horizontal associational 
networks o f  private (market), civil society (usually NGO) and state actors” (Swyngedouw, 2005:1992).
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Considerations

“This policy agenda has diffused over space and across scales with remarkable speed, 
displacing long-running and apparently deep-rooted welfare and interventionist state 
agendas in nations and cities alike. A neoliberai subjectivity also has emerged that 
normalizes the logics of individualism and entrepreneurialism, equating individual 
freedom with self-interested choices, making individuals responsible for their own 
well-being, and redefining citizens as consumers and citizens. Margaret Thatcher’s 
notorious “there is no alternative” seems to be a self-fulfilling prophecy” (Leitner et 
al., 2006b: 1-2).

A number of authors have sought to explain how and why the politics and rhetoric of neo

liberalism have met with such little resistance or even debate. Peck (2001) has argued that the 

presentation of neo-liberalism as a pseudo-science, a set of economic laws that must be followed, 

rather than as a political project has facilitated the permeation of neo-liberal ideas to so many 

aspects of the socio-economic system. In this way, the application of market principles to regulate 

the distribution of all resources seems to have been ‘naturalised’ or assimilated in everyday 

discourse and practice (Beck, 2000). Furthermore, Jessop and Peck (2001) argued that the rapid 

transfer of neo-liberal policies between countries and cities instigated significant institutional 

change, serving to reinforce the spread of neo-liberal ideas while simultaneously reducing the space 

and time for alternative ideas and systems to emerge. In pointing to the growing democratic deficit 

that has resulted from the extemalisation or privatisation of governance through the proliferation of 

networks and partnerships, Eric Swyngedouw (2005) lucidly argued that the authoritarian nature of 

the new governance arrangements prevents debate from taking place. Almost by definition, these 

governance arrangements are path dependent with market principles and heavy private-sector 

involvement delimiting the sphere of possibilities. This point echoes the sentiments of Davies 

(2007) who argued that network governance is structured in such a way as to prevent a space for 

dissent from emerging. In other words, because network governance is designed to operate in a 

manner that bolsters an efficient market economy, the structures themselves cannot evolve to 

accommodate ideas or suggestions that diverge from such pathways {ibid).

Somewhat ironically, the neo-liberal project, aiming to extend market principles to organize all 

aspects of the economy and in allocating resources, has been accompanied by a mobilisation of the 

language of participation and democracy (Harvey, 2005). In the rhetoric, considerable emphasis 

has been placed on increasing levels of citizen participation and social inclusion. However, there is 

little evidence to suggest that there has been a redistribution of decision-making power to citizens, 

with political and economic elites adopting dominant stakeholder positions in such arrangements. 

Thus the promotion of participation and social inclusion has served to act as a cloak in ushering in 

radical market reforms of the public sector, large-scale privatisations, financial liberalisation and a

56



The shift to entrepreneurial governance

general increase in the power of business paralleled with a decrease in democratic accountability 

and transparency (Whitfield, 2006).

At the urban level, the appeal o f entrepreneurialism has proved difficult to resist for many urban 

authorities, where now, a pro-market ethos (neo-liberalism) seems to have become “a hegemonic 

signifier for “best-practice” governance (Leitner et al., 2006b). The ‘new conventional wisdom’ in 

planning the city is underpinned by an ethos o f partnership with the private sector, the reorientation 

of priorities away from public infrastructure towards urban redevelopment and the goal of 

attracting middle-class professionals and boosting tourism. In a playground where financial 

transactions can flow across space at the push o f a button, localities have thrown themselves into 

the game of interplace competition. Cities actively engage in place marketing and in the 

competitive bidding for global capital against other cities in order to improve or maintain their 

status and position in the global urban hierarchy. Almost routinely, these bids involve proposals to 

transform centrally-located former industrial or working-class locales into new spaces for property 

capital to exploit and/or middle-income residents to consume. Indeed, the adaptation of the built 

environment to new forms of production and consumption represents a key element o f the ‘new 

politics o f place’ (Swyngedouw, 1989) with another significant feature being the increasingly 

complex set o f governance arrangements operating at a variety o f spatial scales involving the 

public, private and voluntary sectors. Indeed, Swyngedouw et al. (2002) positioned large-scale 

urban development projects as a planning and policy tool in the ‘new urban policy’ (neo-liberal) 

approach, which was characterised by less democratic and more elite-driven priorities in new 

governance arrangements. The authors argued that large-scale urban development projects 

“embody and express processes that reflect global pressures and incorporate changing systems of 

local, regional and/or national regulation and governance” (Swyngedouw et al., 2002, p.543). In 

this manner, global economic forces became represented and promoted and mingled with 

increasingly entrepreneurial (and often technocratic) representatives o f government (at various 

scales) in the new governance arrangements.

Peck and Tickell (2002) argued that cities are key to the neo-liberal project. Essentially, cities have 

acted as test-sites for neo-liberal policy experiments from place marketing to enterprise or tax- 

incentive zones, special-purpose authorities overseeing urban redevelopment, public-private 

partnerships and more recently through the introduction o f broader social and economic policy 

initiatives such as surveillance and policing, local weIfare-to-workfare campaigns and innovative 

outsourcing initiatives (Brenner and Theodore (2002a). Thus, cities represent geographical and 

institutional conduits through which the neo-liberal orthodoxy can become more deeply entrenched 

in more general economic and social policies.

57



An analysis o f  the changing form and priorities o f  the state is crucial in examining processes o f 

neo-liberalisation. W hile some argued that the early period o f  neo-liberalism sought to roll back the 

frontiers o f  the state (Peck and Tickell, 2006) resulting in the significant curtailm ent o f the sphere 

o f  influence o f  local government in particular, since the 1990s, there has been a period o f active 

state-building based on a neo-liberal re-imagining o f  the role o f the state. In urban arenas, central 

and local states now play a crucial role in bolstering (and in some cases, in initiating) market-led 

planning schemes. While large-scale urban redevelopment may be undertaken by private or quasi

private bodies, nevertheless, “the state often plays a pivotal role and ‘state executives’ become part 

o f  the elite network and m anagement structures that run such new forms o f  governance, albeit in 

ways that are autocratic and outside the traditional procedures o f  dem ocratic accountability” 

(Rodriguez et al., 2003). Thus, while proponents o f  neo-liberalism em phasise the necessity for 

reducing state intervention, in reality and at the macro level, the state orchestrates and facilitates 

the dispersal o f  neo-liberal policies and, ultimately, the accumulation o f  capital.

“The disjuncture between the ideology o f self-regulating markets and the everyday 
reality o f  persistent economic stagnation -  intensifying inequality, destructive 
interplace competition, and generalized social insecurity -  has been particularly 
blatant in precisely those political-economic contexts in which neoliberal doctrines 
have been imposed most extensively” (Brenner and Theodore, 2002a:352).

The outcomes o f  neo-liberal influences on capital restructuring have included a marked increase in 

income and wealth inequalities (Dumenil and Levy, 2004). Sassen (2000) has illustrated that neo

liberalism in urban restructuring has intensified inequalities whereby widening income disparities 

are emerging between skilled and unskilled workers o f the major cities o f  industrial and post

industrial nations and that processes o f  commercial and residential gentrification serve to increase 

the pressures on already marginal social groups in the city. Furthermore, as states have focused 

their attentions on facilitating and lubricating capital flows, their relationship to citizens has been 

re-articulated. On the one hand, the attraction o f middle-income residents to inner-city areas has 

been subsumed within broader urban strategies, afterall, the production o f  space ultimately requires 

an underlying effective demand and new residential space depends on m iddle-class consumption. 

However, while urban authorities wish to secure a resident middle-income population, planning, 

housing and other social policies make it increasingly difficult for low-income households to reside 

in city areas that are undergoing ‘regeneration’ or redevelopment.
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4. T r a c in g  t h e  R e a l ig n m e n t  o f  t h e  U r b a n  R e g im e  in  D u b l in

A central theme o f this thesis is an examination of the movement o f capital in and out of the built 

environment and the role played by the state in guiding capital. While the results chapters of this 

thesis focus on the most recent period of urban restructuring, characterised by an influx of capital 

back to inner Dublin, it is important to consider the economic and political context o f the 1970s and 

1980s which prepared the inner city for the subsequent phase o f revalorisation in the 1990s. It is 

also necessary to examine this period in order to contextualise the genesis of urban 

entrepreneurialism in Dublin.

Economic Restructuring and the Fall-out for the Inner City

As documented by many, the uneven use of space by capital in search o f profit results in a 

differential distribution of inequality at all geographical scales (Harvey, 1982; Smith, 1984; 

Massey, 1995; Pacione, 1997; Perrons, 2004). At a regional scale, the ebbing and flowing o f capital 

means that at a given time, one city may be experiencing the consequences of capital 

disinvestments and another city may be experiencing significant capital inflows. At the urban scale, 

one area o f the city may be experiencing significant property development and another area may be 

experiencing physical deterioration and a loss of capital investment, the adverse effects o f which 

are most sharply felt by poorer residents who, due to inadequate income, have little spatial 

mobility.

The international economic crisis o f the 1970s and the subsequent reordering o f global production 

and financial systems resulted in the spectacular decline of many industrial cities and regions in 

North America, Western Europe and Australia and has been well documented. The imperative of 

capital to extract a profit resulted in a major shrinkage of industrial-based employment in these 

economies as a result o f large-scale closures, the introduction o f new production techniques which 

were capital rather than labour intensive, and the relocation o f manufacturing plants to lower-cost 

economies (Martin & Rowthorne, 1986; Pacione, 1997; Dicken, 1998). Geographically, the 

impacts o f de-industrialisation were highly uneven and the extent to which cities could recover 

economically from de-industrialisation depended on their ability to switch to a service-based 

economy. While employment growth in finance and insurance, marketing, administration and 

consumer services was achieved quite rapidly in London, in other cities, growth in the services 

sector faltered (Dicken and Lloyd, 1978; Martin & Rowthorne, 1986). At the urban scale, the 

impacts of deindustrialisation were also unevenly spread. Generally, the traditional industrial zones 

were located in inner areas o f cities (docklands areas in particular) and with the retreat of capital 

investment and jobs, these areas became characterised by physical dereliction and abandonment 

and a process of depopulation, as employment and residential development relocated to suburban 

areas.
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In Dublin, the work o f  M acLaran (1993) and Drudy and Punch (2001) in particular examined how 

the restructuring o f  the urban space-economy had particularly marked economic, social and 

physical implications for inner-city locales. Manufacturing employment fell dramatically in Dublin 

from 122,000 in 1971 to 84,000 in 1987 with severe losses recorded for the traditional textiles and 

food, drink and tobacco industries (M acLaran, 1993). The rationalisation and closure o f traditional 

industries and a prolonged process o f disinvestment and capital flight significantly eroded the 

economic base o f  the city with the inner city losing about 2,000 m anufacturing jobs annually 

during the late 1970s (Bannon et al., 1981; Drudy and Punch, 2001). In the docklands area, 

technological change led to considerable job  loss in port activities, where containerisation 

decimated a formerly labour intensive sector, while jobs also disappeared from traditional local 

employers, including Reg Armstrong, B&I, Gouldings, IGB, Lever Brothers, Bolands, Brooks 

Watson, ESB, Burmah, ESSO and the Port and Docks (Punch, 2000). Similarly in the Liberties, the 

highly heterogeneous local economic base was rapidly eroded, with most o f  the traditional sectors 

suffering decline, if  not disappearing altogether. Important sources o f local jobs, such as Jacobs 

Bakery, Power’s Distillery and G uinness’ brewery, reduced employm ent levels considerably. 

M eanwhile, employment growth in services sectors stagnated remaining at 242,000 jobs between 

1981 and 1987 (M acLaran, 1993).

Consequently, unem ploym ent escalated rapidly, reaching 33 per cent in the inner city in 1991 with 

some wards experiencing over 50 per cent unem ploym ent" and some inner-city flats complexes 

recording even higher levels (in the Sheriff Street Flats, unemployment climbed to 80 per cent) 

(M acLaran, 1993; Drudy & Punch, 2001). Economic restructuring o f  this kind was clearly a key 

dimension o f a deepening ‘inner city crisis’ but public-sector policy also played an important role. 

In terms o f  the built environment, the road-widening schemes devised by city engineers to 

accommodate the m otorcar in inner areas (including the medieval core) o f Dublin resulted in severe 

dereliction along those ear-marked streets, thereby exacerbating the deleterious impacts o f w ider 

processes o f disinvestment and the more general economic crisis. Indeed, the withdrawal o f  capital 

from the inner city was m anifested in the built environment in the form o f  substantial increases in 

the amount o f  vacant sites and derelict buildings which by 1985 amounted to 600 cleared cites and 

over 65 hectares in and around the commercial core (MacLaran, 1993). Outside o f  the commercial 

core, the Liffey’s Quays were in a poor state o f repair, while the streets earmarked for road 

widening received no new investment and rapidly deteriorated. In the Liberties, these included 

High Street, Patrick Street, N icholas Street, Clanbrassil Street, Cork Street and The Coombe.

” Merchants Quay A, North Dock C, Mountjoy A and Mountjoy B experienced unemployment rates of 
above 50 per cent in 1991.
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Furthermore, the state was actively involved in pursuing a policy o f decentralisation of jobs and 

population to the suburbs in the 1970s and 1980s, notably to the new town of Tallaght. A major 

effect o f this policy was to relocate much of the population o f the inner city to more peripheral 

areas and to direct public and private capital investment away from the inner city and into the 

expanding suburbs.

In terms of social impacts, population decline continued with the demographic structure of inner 

Dublin being characterised by a large elderly component and a large number of very young 

children. In the 1980s, there existed a serious crisis in the public finances illustrated by annual price 

inflation running at over 15 per cent in the years o f 1979-82 (MacLaran, 1993). The crisis resulted 

in an embargo on public-sector recruitment and state take-up o f office space from 1983 and forced 

cuts in public-sector spending. Budget cuts exacerbated the inner-city crisis as a reduction in 

services translated into a significant cut-back in the maintenance o f local-authority housing and in 

the construction o f new housing. The human implications o f this crisis included the reality of low 

incomes, poverty, joblessness and the loss of any hope of future employment for many people in an 

area with a tradition o f early school leaving in order to take up the low-skilled employment 

available in the older industrial base. As the work of Punch (2000, 2002) has illustrated, working- 

class communities that had previously enjoyed close to full employment and the “certainty” of a 

job in one o f the local industries were faced with a stark new reality. A number of related social 

problems also took hold. The relatively rapid rise o f unemployment, the impoverishment of whole 

areas, the emerging phenomenon of inter-generational unemployment and the general air of 

depression and alienation created the perfect demand conditions for hard drugs, and tragically in 

the early 1980s, a heroin crisis erupted with sudden ferocity. It has persisted to the present day and 

many localities have been faced with the attendant conflicts, tensions and loss of life (see Punch, 

2005).

Despite these multiple deprivations and the difficult living environment with which people were 

faced and which the state played a key role in reinforcing, positive policies for inner-city 

community regeneration were never seriously considered or implemented (MacLaran, 1993). 

Regional economic policy since the 1950s remained focused on the problems experienced in the 

western regions despite the evidence that inner Dublin was one o f Ireland’s most depressed 

regions, having an unemployment rate in the 1980s that was surpassed only by Donegal, while 

economic policies for the inner cities were either absent or involved marginal interventions'^. 

Indeed, no de facto  urban housing or planning policies existed in Ireland until the mid-1980s. 

Instead regional policies were developed and applied to urban and rural areas alike. Examples of

Urban policies were equally unsympathetic -  as an example, the East Region Settlement Strategy (1985) 
suggested that it would not be possible to accommodate a further 10,000 people in the entire inner city of 
Dublin, despite the fact that the population had declined precipitously in previous decades.
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this include the policies pursued by the Industrial Development Authority (IDA) in its remit to 

attract foreign direct investment (FDI) to Ireland. No explicit distinction was made between urban 

and rural areas'^.

It is against a backdrop o f an inner-city crisis and more general economic difficulties that a 

growing pervasiveness o f entrepreneurial urban politics can be traced, especially in relation to 

government-initiated urban regeneration schemes.

Changing Urban Governance in Dublin

A number o f analysts have traced the development of urban entrepreneurial ism in Dublin since the 

mid-1980s within a broader context of global economic restructuring and urban decline (M-Guirk, 

1994, 1995, 2000; M-Guirk and MacLaran 2001; MacLaran and Williams, 2003; Bartley and 

Treadwell Shine, 2003). Much of this analysis has examined how planning became more 

facilitative of capital through the creation of special-purpose authorities or urban development 

corporations (UDCs) and the realignment o f the operations o f the local state towards urban 

redevelopment. However, to gain an insight into the extent o f recent changes to the planning 

system, a brief overview of the Irish planning system is first examined.

The Planning System

The contemporary Irish planning system is significantly aligned with the British system, based 

around land-use zoning and development control. The most significant piece o f planning 

legislation, the 1963 Local Government (Planning and Development) Act, charged local authorities 

with planning responsibilities and required them to become involved in development and in dealing 

with land. Prior to this legislation, planning was devised on a regional scale and at the urban scale 

in a rather ad hoc basis, largely unconnected to regional planning and largely unworkable (see 

Bannon, 1989; MacLaran, 1993).

Under the 1963 Act, local authorities were required to devise a development plan for their area and 

private and public-sector developers had to obtain planning permission for any development or 

change o f land use. Developers had to comply with the land uses laid out in the development plan 

and local-authority planners had control over the scale of development, building densities and 

heights and architectural features (M-Guirk & MacLaran, 2001). The planning system attracted 

criticism from many quarters (including, unsurprisingly, development interests but also national 

government) and was generally labelled as reactive, inflexible, bureaucratic and underlain with an

This still applies to housing policy where policies are devised for the national level and are then 
implemented, making little distinction between cities, smaller urban centres and rural areas.

62



Tracing the realignment o f the urban regime in Dublin

anti-development ethos. The implementation o f planning in city areas in particular was criticised 

for its perceived piecemeal approach to development.

However, in the late 1970s and the 1980s, in line with fiscal rectitude measures being adopted in a 

num ber o f  other countries (the U.S. and U.K. in particular) and with a chronic crisis in the public 

finances in Ireland, local-authority budgets were substantially undermined. One effect o f budgetary 

cuts was to curtail the ability o f the local authority to undertake large-scale development on its own 

and through the 1980s, social-housing programmes were significantly scaled back while supports 

were offered to prom ote owner occupation and to promote private development*"^. In this way, 

planning came under political pressure to conform with property developers’ demands, particularly 

in times o f  slump. In prom oting private development and demoting direct state-provision, planning 

became dependent on the private sector to deliver infrastructure in the urban environment, the 

implications o f  which are explained by MacLaran (1993: 93):

“This means that planners either have to take what the developer is prepared to offer, 
making token adjustments here and there, or run the risk o f  developers abandoning the 
scheme altogether” .

Therefore, local-government development plans and policies had a tendency to conform to the 

interests o f  developers, a tendency that was exacerbated during the 1990s as market-based solutions 

became more entrenched in public policy and governance structures.

Indeed, the work o f  M-Guirk (1992) on perceptions o f the role o f  planning in Dublin, captured how 

the groundwork had been lain for a subsequent climate o f  entrepreneurialism  in local government 

to be created. Pointing to the strategic importance o f development interests in the formulation o f 

development plans, she outlined how planners had a keen awareness o f  the importance o f 

producing a developm ent plan in line with market criteria. In her study o f Dublin’s planning 

system, M-Guirk (1992, 1995) found that 95 per cent o f  developers used pre-application 

consultations with local-authority planners prior to the submission o f planning applications and that 

62 per cent o f  planners specified informal contacts'^ as the major source used in policy 

formulation. She concluded that, because o f the close relationship between planners and developers 

at the policy formulation stage, development interests became close to being collaborative 

decision-makers.

For example, rather than expanding social-housing programmes, a Surrender Grant Scheme was introduced 
in 1985 which offered a £5,000 grant to local-authority tenants to buy a house on the private market and 
relinquish their tenancy.

Although informal contact includes contact with community groups and local residents, developers formed 
the majority of those contacting local-authority planners on an informal basis prior to the formulation of 
policies and plans. Community representatives and local residents tended to comment at a later and less 
influential stage, following the production of plans and policies in draft version (see M-Guirk, 1995).
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From a scalar perspective, the mid-1980s marked a significant reordering o f planning power in 

Dublin city. In addition to central government’s cutting back o f funding for local governments, it 

also initiated a number of urban renewal schemes, which served partially to circumvent and 

supplant the existing planning authority in Dublin (M-Guirk & MacLaran, 2001). In many ways, 

the planning system became an arena o f conflict between the local and national government and it 

is to the central-govemment urban renewal initiatives that this chapter now turns.

The Introduction o f Urban Renewal Schemes

As outlined above, Dublin’s inner area was particularly adversely affected by the outward flight of 

capital and people, symptomatic o f broader processes of economic restructuring, de

industrialisation and de-centralisation. Large tracts o f Dublin’s core were in poor physical 

condition. The national government did not believe that the planning system of the day nor the 

local planning authority (Dublin Corporation) had the capacity or flexibility to deal with the 

problems of large-scale dereliction in the inner city and was prepared to intervene directly in the 

planning system to realise urban renewal. In 1986, building on the unimplemented Urban 

Development Areas Bill (1982), the national government introduced a series of property-based 

regeneration initiatives which provided fiscal incentives to developers, investors and owner 

occupiers in a number of designated areas (MacLaran, 1993).

The Urban Renewal Act and the Designated Areas

In 1986, the central government introduced the Urban Renewal Act and Finance Act, providing a 

package o f tax incentives for development, refurbishment and occupation in ‘designated areas’ of

Table 4.1 Provisions of the Urban Renewal Act and Finance Act 1986

1. Full remission of rates for ten years on new buildings and on the increased value of 
reconstructed premises

2. Capital allowances for commercial development amounting to 50 per cent of the capital 
involved, whether the building be owner-occupied or leased

3. For tenants of new or refurbished premises a rent allowance against tax amounting to twice 
the annual rent for a period of ten years

4. In addition to normal mortgage interest relief, owner-occupiers of private dwellings erected or 
reconstructed during the operation of the scheme were entitled to an allowance amounting to 5 
per cent of the net construction/reconstruction cost for each of the first 10 years, amounting to 
a total of 50 per cent of building costs

5. In the case of the Custom House Docks, additional incentives existed. These comprised capital 
allowances for business premises amounting to 100 per cent (54 per cent in the first year and 4 
per cent thereafter), and, for residential properties (measuring between 35 and 125 sq. m. in 
the case of a house or 30-90 sq. m. in the case of apartments) landlords of rented properties 
were permitted under Section 23 of the Finance Act (1986) to off-set the total cost of new 
premises constructed between January 1988 and January 1993 against rental income from all 
sources

Source: MacLaran, A. (1993)
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Irish cities and towns. The aim was to entice property capital back into decayed areas though the 

instruments of capital allowances, rates remission and rent allowances (Table 4.1) (see MacLaran, 

1993; 1999; MacLaran and Williams, 1996, 2003; KPMG, 1996),

The tax incentives applied to ‘designated areas’ which, in central Dublin, targeted dockland areas 

initially but, following a campaign of government lobbying by developers and property owners in 

adjacent neighbourhoods, the policy was extended in 1989 to incorporate much of the Liberties, the 

north-west inner city, O ’Connell Street, the Liffey’s Quays and some of Dublin 2 in the south-east 

inner city. By 1990, the ‘designated areas’ covered a large proportion o f central Dublin outside the 

main retail and office cores (see Figure 4.1). Importantly, no consultation with Dublin Corporation 

was undertaken prior to the introduction of the renewal schemes and neither was there an input 

from local-authority planners in delimiting the designated areas (MacLaran, 1993).

Source: MacLaran and Williams (1996)

In introducing the Urban Renewal Scheme, two government ministers described the underlying 

rationale o f the initiative, emphasising that private-sector development should be encouraged:

“New life must be brought back to these run-down areas at the core o f the nation’s 
capital. They must once again become attractive areas in which to live and work or for 
shopping and leisure pursuits. . . the new incentives will create a suitable financial 
climate for large-scale investment by the private sector in these areas and will generate 
the confidence that will lead to a self-sustaining urban renewal process in the years 
ahead” (Government Information Office, 1986, quoted in Punch, 2005).

Figure 4.1 The Designated Areas 1985-1994
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In addition to targeting physical renewal, the introduction of the Urban Renewal Scheme and 

Finance Acts had other political motivations. As outlined by MacLaran (1993), the aim of the tax 

incentives and designated areas scheme was to stimulate employment in the ailing construction 

sector, which in the mid-1980s was experiencing an unemployment rate of over 45 per cent. This 

point was illustrated further by Malone (1996) who maintained that the government sponsored 

urban renewal in order to soak up unemployment and under-utilisation in the building industry 

citing the comments of the then Minister for Finance, Bertie Ahem, who argued that ‘the great 

thing is that urban renewal is labour intensive’ (Ahern, 1994, quoted in Malone, 1996: 76).

Another factor relating to the introduction of urban-renewal measures, stemmed from an unusual 

political scenario whereby, the dominant political party, Fianna Fail, required the support of 

independent community candidate, Tony Gregory, in order to form a government in 1982. The 

support base for this independent T.D. was located in the north-east inner city, an area that had 

been subject to slum clearance programmes and population displacement in the 1970s, notably in 

Summerhill. In return for his support, an intricate package for inner-city development was 

embodied in the Urban Development Areas Bill of 1982. The Bill proposed that an Inner-City Task 

Force be established and IDA monies directed towards the docklands area of Dublin to address the 

high levels of long-term unemployment that had resulted from economic restructuring, 

containerisation and a general decline in port and port-related activities. Furthermore, funding for 

housing development in the north inner-city was to be provided (Moore, 1999; Punch, 2000; 

MacLaran & Williams, 2003). While it was never implemented, the Bill provided the basis for the 

subsequent Urban Renewal and Finance Acts of 1986.

A further factor to consider in explaining the origins of the urban renewal schemes relates to the 

personal ambition of the Taoiseach of the day to create a flagship urban development on a par with 

the redevelopment of the London Docklands.

Regenerating Dublin’s Docklands

At the same time as the implementation of the Urban Renewal Act, central government intervened 

in urban planning and development in a second critical way. Under the leadership of Charles J. 

Haughey, central government established a special-purpose authority with full planning powers to 

oversee and implement the redevelopment of the Custom House Docks, a largely derelict dock site 

of 11 ha. (later extended to 20 ha.) adjacent to the central business district.

The establishment of the Custom House Docks Development Authority (CHDDA) circumvented 

the traditional planning system by shifting planning powers away from local government to a new 

form of governance structure involving public bodies as well as private property and business 

interests. The development was “heralded as Dublin’s largest inner-city commercial development
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and the most significant partnership of private and public interests in urban renewal in the history 

of the Irish Republic” (Malone, 1996:67), An integrated mixed-use development scheme was 

proposed incorporating commercial, residential and recreational functions. Companies could avail 

of 100 per cent capital allowances for business premises and landlords o f rented properties could 

off-set the total cost of new premises constructed against rental income. Under the direction of the 

Taoiseach, plans for an International Financial Services Centre were then added to the development 

and flaunted as the flagship o f the development. Not only did the generous tax incentive package of 

the Urban Renewal Act (1986) and Finance Acts o f 1986 and 1987 apply to the Custom House 

Docks development, but additionally, and in contrast to other ‘designated areas’, the IFSC could 

induce financial companies to establish there through the provision o f low corporate tax rates’̂ . 

Crucially, the CHDDA had its own planning powers in contrast to other designated areas where 

development proposals would have to go through the traditional planning route (see MacLaran, 

1993; Malone, 1996; Drudy, 1999; M-Guirk & MacLaran, 2001).

A cultural quarter fo r Temple Bar

In devising a plan for the redevelopment o f Temple Bar, the emphasis was on the creation o f a 

cultural and tourist quarter with refurbishment rather than demolition and redevelopment being 

favoured. The 80 ha site, situated between the two retail cores o f the city, Grafton Street on the 

south side and Henry Street on the north side o f the city, had suffered considerable dereliction and 

blight largely as a result o f plans of the transport authority and local landowner, Coras lompair 

Eireann (CIE), to develop a large part of the area as a central bus depot. The government sought to 

enhance the cultural identity o f the Temple Bar which, by the early 1990s, with its low rents and 

central location, accommodated a wide variety o f functions -  pubs, cafes, hotels, second-hand 

clothes shops and music shops (MacLaran, 1993). Under the Temple Bar Area Renewal and 

Development Act 1991, central government established two companies to oversee and implement 

the renewal o f this area -  Temple Bar Renewal and Temple Bar Properties. Unlike the renewal of 

the Docklands, Dublin Corporation remained the planning authority for this project, but its function 

remained o f a permissory nature and, in the drawing-up o f renewal plans, little attention was paid 

to the Corporation’s Action Plan for the area (MacLaran, 1993; M"Guirk & MacLaran, 2001). 

Temple Bar Properties became the development company for the area, acquired and assembled the 

land and initiated a programme of refurbishment and infill development (MacLaran & Williams, 

2003). In emphasising refurbishment over redevelopment, capital allowances amounting to 100 per 

cent of net construction costs for owner-occupied refurbished buildings were offered. In order for 

developers to avail o f tax incentives, they had to conform to the building functions laid out by 

Temple Bar Renewal Ltd in its planning of a cultural quarter.

The Corporation Tax rate stood at 10 per cent until 2003 and currently stands at 12,5 per cent.
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Enterprise areas

A further piece o f legislation that was added borrowed heavily from the Thatcherite urban- 

regeneration policies that had been adopted for the Isle of Dogs in London’s docklands. In 1994, 

two enterprise areas were established at East Wall Road and the Grand Canal Docks (Figure 5.1). 

The enterprise areas targeted industrial and commercial development and companies could avail of 

the full range o f tax incentives for commercial development. However, the local authority once 

again played a marginal role in these initiatives as the IDA assumed responsibility for vetting 

prospective occupiers’ applications for tax incentives (MacLaran and Williams, 1996).

Development Outcomes

The net effect o f such measures was to increase the profitability of inner-city property 

development, to introduce significant risk reduction for private-sector development interests, to 

ensure far greater certainty in obtaining permission to develop, and to fast-track bureaucratic 

procedures. The main consequence has been large-scale property development, the physical 

renewal o f the inner city and significant transformations in social geography. In 1990 and 1991, 

after more than five years o f recession in the development o f office space, Dublin experienced a 

substantial increase in new office constructions of 200,000 square metres (2.15M sq. ft). As a direct 

resuh o f the introduction o f tax-incentives, many lay in non-traditional office locations (MacLaran, 

1999). However, by 1992 there was an oversupply of office space in Dublin with vacancy rates of 

45 per cent in new office buildings in the designated areas outside the IFSC (MacLaran and 

Williams, 1996). Consequently, developers switched their attention to apartment development and 

in so doing, tapped into a significant and unprecedented real demand. By early 1997, some 6,000 

dwellings had been developed in the designated areas with a further 2,700 units being developed on 

non-designated inner-city sites (M-Guirk and MacLaran, 2001). The total estimated investment in 

the various tax-incentive areas in inner Dublin between 1986 and 1997 amounted to IR£1.1 billion 

(€1.397 billion) (Drudy and Punch, 2001). In the Designated Areas outside of the Custom House 

Docks and Temple Bar, 53.3 per cent o f newly developed space was residential (KPMG, 1996). In 

total, IR£308 million (€391 million) o f residential development had occurred in the Designated 

Areas by the end o f 1996 in the shape of nearly 6,000 new apartments, with a further 800 in 

Temple Bar and the Custom House Docks (M-Guirk, 2000). The IFSC rapidly became a key office 

node for banking, insurance and other financial services and by 1998 accommodated over 400 

companies employing 3,200 people (Industrial Development Authority, 2000). Furthermore, the 

residential element o f the Customs House Dock expanded to include 335 new apartments. In 

Temple Bar, much o f the built environment had been renovated by 1998 and the area had 

established itself as a cultural quarter, attracting thousands o f tourists to the many pubs, restaurants 

and arts facilities.
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Social and Economic Outcomes

While this fiscal approach to urban regeneration certainly delivered some very substantial results in 

terms of extensive residential and commercial development in the designated areas, official 

evaluations were critical of this marketized approach to planning as it was almost entirely property- 

led and either ignored or sidelined the need for socio-economic renewal of local communities 

(KPMG, 1996). The findings of the KPMG Study on the Urban Renewal Schemes, commissioned 

by the Department of the Environment in 1996, explained that few benefits had trickled down to 

the indigenous resident population of neighbourhoods ear-marked for renewal {ibid, xi).

“In general, socially deprived inner city communities are precluded from participating 
in tax-incentive led development both by virtue of the fact that they do not have 
sufficient tax liability or capital to benefit from the Schemes and due to escalating land 
prices in designated areas. Similarly, many not-for-profit and voluntary organisations 
have been unable to carry out social or amenity projects in designated areas”.

The report came to the conclusion that urban renewal “cannot be achieved by tax incentives in 

isolation, nor should urban renewal initiatives be led by tax incentives” {ibid, 1996: xiii). 

Furthermore, the report found that, in terms of employment impacts, the renewal schemes had 

influenced the location rather than the level of employment and that few opportunities had been 

created for the indigenous population of the inner city, where unemployment levels in inner-city 

housing estates continued to increase up to 1996. Few employment opportunities for the local 

population had resulted from the IFSC and the type of functions being created in the enterprise area 

were increasingly office-based.

Scholarly evaluations of the renewal schemes were even more critical and pointed to the disruptive 

effects for low-income communities of an influx of higher-income groups to inner areas which 

were becoming manifested in inflated land and house prices and squeezing out low-income 

families from accessing housing locally (Prunty, 1995; MacLaran, 1999). Further criticism was 

directed at the urban renewal schemes for their failure to be integrated within a broader planning 

strategy for the city (Prunty, 1995; MacLaran and Murphy, 1997; MacLaran, 1999).

Moreover, from a broader perspective, the urban-renewal initiative did not attempt to address the 

structural problems of economic change or the local problems of poverty, drugs, a decayed living 

environment and inadequate housing access. Instead, the main consequence of the introduction of 

tax incentives was large-scale property development and the physical renewal of the inner city 

generating a whole range of new tensions and pressures and ushering in a period of intense urban 

change, reinvestment and gentrification.

Effectively, with the introduction of fiscal incentives for property development, the state served to 

enhance significantly the profitability of inner-city redevelopment and ensure significant risk
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reduction for developers to redevelop areas o f the city that had hitherto been considered too risky. 

To use Neil Smith’s (1996) terms, by introducing cost-reduction measures in the form o f  tax 

incentives, the state increased the potential ground rent to be achieved for inner-city property 

development and thereby created a rent gap. More precisely, and to link in with the hypothesis 

being developed here, the introduction o f  tax incentives served to heighten the profitability o f 

development in the inner city by increasing potential rental levels, decreasing the level o f  initial 

yields required by developers and reducing levels o f risk. A subsequent effect o f  state-led renewal 

was to instigate a spiral in land and house prices in inner Dublin. In prom oting inner-city 

residential development, the urban renewal scheme unwittingly tapped into an undetected middle- 

class demand for inner-city apartm ent living, and, with a crash in the office sector in the early 

1990s and an oversupply o f retail space, capital flowed into the creation o f  new private apartment 

complexes from 1992 onwards. A consequence o f  the central governm ent’s urban renewal 

initiative therefore, was the instigation o f a process o f  inner-city gentrification.

Surveys undertaken by the Centre for Urban and Regional Studies (CURS), TCD., in the 1990s 

(M acLaran et al., 1994, 1995, 1996) suggested that a significant difference existed between the 

occupiers o f  the newly-developed residential units and the indigenous inner-city population which 

was typically elderly, poorly skilled and suffered from a high incidence o f  unemployment. The 

incoming population possessed many o f  the characteristics typical o f  a gentrifying population. 

Only a small minority had previously resided in the inner city (15 percent) or possessed kinship ties 

to the locality (9.6 percent). None had previously resided in social housing. It was a predominantly 

youthful group, with 94 percent o f  residents being aged between 18 and 44 years, with an average 

age o f  27 years. Households were small in size, with 80 per cent com prising ju st 1 or 2 people, 

yielding an average household size o f 1.9 persons. The most common household types in the new 

residential developments were single persons in employment (34 percent), unrelated adults in 

employment (28 percent) and couples with no children (24 percent). Student households and 

families with children each comprised 4 percent o f  the total, while only 1 percent were retired, 

‘O ther’ household types com prising the remaining 5 percent. The new residential group was 

characterised by an occupational status which stood in sharp contrast to that o f  the indigenous 

inner-city residents. Professional workers accounted for 37 per cent o f  the new residents, with 

Junior Professionals com prising a further 11 percent. Clerical workers and students accounted for 

14 percent and 9 percent respectively. A majority (77 percent) o f  the new residents were in 

possession of, or currently pursuing, a degree or professional qualification.

While the urban renewal schemes had been successful in increasing the housing stock and 

population o f inner Dublin, the benefits o f  renewal were realised by property interests and a 

middle-class population, while the housing crisis for the indigenous population worsened.
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Planning and Governance outcomes: towards entrepreneurialism

The promotion by central government of urban renewal and the creation o f special-purpose 

authorities or urban development corporations to implement urban regeneration, represented a 

significant erosion of the powers o f the local state. M'Guirk & MacLaran (2001) and Bartley and 

Treadwell-Shine (2003) have traced how the local authority had become effectively marginalised in 

urban planning, being excluded from partaking in the largest urban development projects in the 

history o f the state, namely the redevelopment o f the Custom House Docks and later, Temple Bar. 

Furthermore, under the Urban Renewal Scheme (1986), the geography o f development activity was 

largely determined by the location of tax-incentive designated sites rather than any urban or 

regional planning principles. The exclusion o f Dublin Corporation planners from major urban 

projects coupled with the local state’s increasing budgetary dependency on the central government 

was broadly in line with more general international shifts in governance (Hall and Hubbard, 1998). 

The work o f M-Guirk (1994, 2000) considered the extent to which the marginalisation of local- 

authority planners represented the hollowing out or ‘creeping enfeeblement’ o f local government. 

However, she came to the conclusion, that while local-authority planning powers were certainly 

eroded, other departments within the local authority were actively reconfigured in order to be better 

strategically placed to influence the future development of the city.

“Local governments are not monolithic, coherent, singularly motivated and fully 
integrated entities. They are fragmented and subject to multiple motivations operating 
within departments and across different departments. The enfeeblement o f the 
Planning Department in this case does not necessarily mean that every local 
government department was equally marginalised within the practice o f urban 
governance” (M-Quirk, 2000: 663).

M-Guirk and MacLaran (2001) then traced how, in order to incentivise the take-up o f the Urban 

Renewal Scheme and Designated Areas of the late-1980s, Dublin Corporation established an Inner 

City Development Team (ICDT) in the mid-1990s. This team was to provide a facilitative channel 

through which prospective inner-city developers could be directed. Notably, the ICDT was not 

based in the Corporation’s Planning Department but rather was integrated into the Development 

Department. The Team acted as a catalyst for the renewal programmes by identifying and selling 

inner-city Corporation-owned sites, for which exchequer funding for development was unlikely to 

be forthcoming in the foreseeable future, to broker development deals and engender renewal. This 

facilitative and explicitly pro-developer procedure ensured a rapid rate of development response 

and, by the end o f 1996, 78 projects had been undertaken on land previously owned by the 

Corporation {ibid, 2001).

Essentially, the reaction o f the local state to its being marginalised during the previous decade was

to engender its own tailor-made style of entrepreneurialism to rival that of the urban development

corporations (such as CHDDA and Temple Bar Renewal). In the internal organisation o f the local

authority, the authors described how members of the ICDT were head-hunted, with those
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exhibiting an entrepreneurial flair being recruited and promoted {ibid, 2001). With Dublin 

Corporation’s Development Department adopting a pro-development ethos, the Planning 

Department came under increasing pressure to reflect the demands of private developers in their 

planning operations. This process was illustrated by M-Guirk (1992, 2000) in her influential study 

on the perceptions of planning in Dublin, where she presented the views of Senior Planners on the 

changing planning culture that was emerging in Dublin Corporation.

“We felt a little sidelined. Our advice was only taken when it suited. We felt that the 
Inner-city Development Team should be in the Planning Department not the 
Development Department. It was as if a planner was just brought in on a Development 
Department meeting... It was a bit of divide and conquer on the part of the 
Development Department”, (Former Senior Planning Officer, quoted in M-Guirk,
2000: 665).

“One senior planner (1999) referred to the Corporation as ‘Dublin Inc.’ which was 
“like a firm running the city according to a corporate vision of build, build, build” 
(M'Guirk and MacLaran, 2001: 453).

Led by the Development Department rather than the Planning Department, the internal structure of 

the local authority was reconfigured and significantly changed the way in which the city was to be 

shaped. What was to follow in the late 1990s and 2000s, could be contextualised within the concept 

of roll-forward neo-liberalism, a central tool of which was the development by the local state of 

micro-area planning. In essence the role of local-authority planning took, what could be described 

as, a leap from development regulation and land-use control to development facilitation and 

promotion whereby bureaucratic procedures were supplanted with flexible procedures (Stoker and 

Young, 1993; Jessop, 1998; Newman & Thornley, 2005).

Micro-Area Planning

It was within a number of contexts that a micro-area approach to planning was adopted by the local 

authority. First, master planning had already been adopted elsewhere in the city with the 

development of the Customs House Docks and Temple Bar but from 1996 onwards, it was adopted 

on an unprecedented scale in the redevelopment of the extended docklands area. With the 

completion of the redevelopment of the Custom House Docks and with its celebrated success, 

proposals for the redevelopment of the extended docklands areas (covering a much larger area of 

526 ha) emerged in the mid-1990s and another quango, the Dublin Docklands Development 

Authority (DDDA), was established to acquire lands and initiate development in the south and 

north docks. However, the new special-purpose authority differed significantly from its 

predecessor, the CHDDA, in a number of crucial aspects. The DDDA was established in 1996 and 

presented a master plan (DDDA, 1997) for the revitalisation of the area that would include 

proposals for more holistic urban regeneration, partly through the creation of mixed-use zones for 

redevelopment. The KPMG report (1996) had directed particular criticism towards the renewal 

approach that had been adopted in the Custom House Docks under the CHDDA, contending that

72



Tracing the realignment o f the urban regime in Dublin

the approach had marginalized local communities which benefited little from the creation of 

expensive apartment developments and fmancial-sector office jobs and had little say in the 

transformation o f their local area. The remit of the DDDA was to include broader social, economic 

and environmental aims within the regeneration plan and represented a new model for urban 

regeneration in Dublin (Bartley & Treadwell-Shine, 2003). The pursuit of attracting economic 

investment, creating jobs and the provision of social and affordable housing as part of community 

or planning gain were conceived within the broad framework o f the DDDA’s master plan. 

Furthermore, a Consultative Council was subsumed within the governance structures o f the DDDA 

to liaise with the local community, representing a form o f participatory planning.

The DDDA lacked the sweeping planning powers of the CHDDA and, unusually, a dual planning 

system applied to the area, whereby the local authority retained its traditional planning function and 

the DDDA’s Master Plan was required to conform to the local authority’s City Development Plan. 

Under the legislation, however, the DDDA was given special planning powers to develop detailed 

planning schemes for sites thought to be in need of particular assistance in order to fast-track their 

development. These sites generally required decontamination or other forms o f pump priming and 

fell under the remit o f Section 25 with planning responsibilities exclusively reserved for the 

DDDA.

The inclusion by central government o f the local state in the planning process, as set down in the 

Urban Renewal Act o f 1998, perhaps reflected the former’s emerging confidence in the increasing 

entrepreneurialism o f DCC that was rapidly realigning its operational activities to become more 

involved with the private sector in facilitating property development. From the perspective of the 

local authority, because o f the flexible approach to urban redevelopment offered by micro-area 

planning, it appealed to the emerging entrepreneurs in Dublin Corporation’s Development 

Department who could use the micro-area planning technique to by-pass the bureaucratic 

constraints of the traditional planning system.

A second factor in the introduction o f micro-area planning relates to how inner-city community 

groups had been exerting constant pressure on the local state to devise regeneration strategies that 

would specifically target the needs of the existing community. In the Liberties, for example, a local 

plan was devised by the South Inner City Community Development Association (SICCDA) 

representing a bottom-up initiative o f local-area planning. Furthermore, the Dublin Inner City 

Partnership’s (DICP, 1996) and the Combat Poverty Agency’s (1996) criticisms o f the urban 

renewal schemes was supported by the findings of the government’s appointed consultants, KPMG 

in 1996 with both calling for a more holistic and sensitive approach to planning in the inner city. In 

theory, micro-area planning represented such an approach.
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A third factor, relates to the application in Dublin of a European Union (EU) initiative for urban 

renewal. The Historic Area Regeneration Project (HARP) was one o f five urban renewal projects'^ 

in Ireland co-financed by Structural Funds from the European Union between 1995 to 1999 

(Russell, 2001). The Major Initiatives, as they were referred to, were jointly-funded under the EU’s 

Operational Programme for Local Urban and Rural Development (OPLURD) with the requirement 

o f matching finance by the local authorities involved. Under the scheme, partnership was promoted 

with both the private and community sector. The HARP area, illustrated in Figure 4.2, broadly 

covered that area stretching from O’Connell Street to Collins Barracks, incorporating the markets 

area, Smithfield, Henry Street and the Four Courts. The area, covering a total o f 110 hectares (270 

acres), was also characterised by a low-income population and a high concentration o f public- 

sector housing.

The HARP Plan, published in 1996, represented a new model o f urban development. Unlike 

previous area-based renewal projects, such as the Custom House Docks and Temple Bar, the local 

authority was to be actively involved and retain full planning powers over the area. Moreover, the 

availability of EU and local-authority funding meant that the local authority would not be entirely 

dependent on private-sector funding to deliver urban regeneration (Russell, 2001; Bartley and 

Treadwell-Shine, 2003). An integrated approach was adopted whereby social and economic aims 

were included in the renewal plan and, as outlined by Russell (2001: 8), a new governance structure 

was to be established:

“Reflecting the wider commitment of the Operational Programme to local 
development and its ethos of ensuring a comprehensive approach by encouraging the 
involvement o f a wide range o f interests, the OPLURD required that a steering group 
comprising, social partners, community groups, Area Based Partnerships, County 
Enterprise Boards and Conservation groups be established to oversee implementation 
of the Major Initiative Projects”.

The development o f the HARP and community-based planning, which coincided with the 

publication of the DDDA’s Masterplan (1997) for the extended docklands area, provided a refuge 

where marginalized local-authority planners could seek a new relevance and legitimacy (M-Guirk 

and MacLaran, 2001). Indeed, it was largely through the involvement o f Dublin Corporation 

planners in the HARP, that the micro-area planning approach was adopted on a wider scale by the 

local authority in the form of Integrated Area Plans (lAPs).

Re-inventing the Local State: Integrated Area Plans (lAPs)

In 1998, central government instituted the Integrated Area Plans (lAPs) under the revised 

provisions o f the Urban Renewal Scheme 1998 (DoELG, 1998). Under the lAPs, as recommended 

in the KPMG report (1996), tax incentives would be more strategically targeted and form only one

The remaining urban renewal plans were devised for the cities of Limerick, Cork, Galway and Waterford.
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part o f  w ider urban regeneration strategies. In theory, these plans represented collaborative or 

integrated approaches to urban regeneration which, it was argued, would address community 

dem ands and thus generate local benefits and planning gain. M ^ u irk  and M acLaran (2001: 450) 

described Integrated Area Plans (lAPs) as “ localised planning mechanisms which aim to embrace 

the complexity o f  contem porary urban systems, though developing a holistic approach towards the 

achievem ent o f  social, economic and environmental goals while encouraging the necessary inter

sectoral co-ordination to achieve such aims” . Five integrated area plans (lAPs) were formulated for 

inner-city locales (see Figure 2.3), which had a strong community emphasis with, in some cases, 

specific community gain targets (M acLaran and Williams, 2003). On the face o f  it, these plans 

were a significant reversal o f  earlier urban regeneration policy and suggested a new approach, 

which would deliver elements o f  social renewal as distinct from purely physical property renewal. 

As the Deputy City Planning Officer in Dublin Corporation explained:

“ [t]he lAP incorporates a more holistic planning philosophy, with the social and 
economic agenda balancing the more traditional emphasis on environmental aspects. 
Emphasising consultation, the lAP can respond with focused strategies to address 
local issues on the ground (Gleeson, 1999: 52).

In relation to the integrative potential offered by the lAP approach, he pointed to the “potential for 

co-ordination between sectors, for example between the state and voluntary sectors within the 

context o f  education” and described the model as being “extremely robust and into which 

sustainability considerations can be built” {ibid, 1999:49).

Figure 4.2 Integrated Area Plans in Dublin^s inner city (1998)

L . /
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icliicor*

Source: After Dublin City Council

Under the lAPs, tax incentives still applied but only on specific sites, with developers availing o f 

the incentives being required to contribute some form o f  community gain. Partnership and social 

inclusion measures were promoted under the lAP approach and under the Urban Renewal Scheme
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o f 1998, a cross-sectoral grouping o f  local business interests, community and residential groups 

and statutory and voluntary bodies was to be established to implement the plans.

Table 4.2. The Three Dominant Elements of the Integrated Area Plan approach

Holism

Localism

Sectoral
integration

target managing and facilitating integrated physical, social, 
economic and environmental development rather than 
focusing on physical development and environmental 
improvement

a mid-level o f  planning between detailed development 
control and abstract objectives o f  a city development plan

focus attention on translating broad planning objectives into 
locally-focused implementation strategies

provide a local government facilitated framework for 
bringing together public, private and community sector 
input into the collaborative generation, funding and 
implementation o f  strategies to achieve holistic development

involves coordination o f  all local authority services to the 
locality and coordination o f  cross-sectoral partnerships 
geared towards achieving planning objectives

Source: M^Guirk and MacLaran (2001)

The work o f M ^ u irk  and MacLaran (2001) and Bartley and Treadwell Shine (2003) is generally 

positive with regard to the potentia l o f  integrated planning and the possibility o f  community gain 

accruing. M ^ u irk  and M acLaran (2001) identified three core features o f  integrated area planning, 

namely holism, localism and sectoral integration (Table 4.2), and they identified the potential 

benefits o f  this approach for various groups. For business and development interests, lAPs 

represented a co-ordinating framework within which opportunities for development would be 

facilitated and promoted. For local-authority planners, lAPs represented an opportunity for 

renewed relevance, whereby the local authority was to play a key strategic role in the development 

o f  inner-city areas and, in so doing, would act as an institutional counter-balance to the special- 

purpose authorities created to redevelop dockland areas, the DDDA in particular. Furthermore, 

because o f their co-ordinating function, the lAPs allowed for the levering o f  additional public- and 

private-sector funding to implement urban renewal. For community and voluntary groups, the inter

sectoral approach o f  the lAPs could allow for improved communication and co-ordination with 

business interests and public-sector agencies and lead to improved service delivery. lAPs also 

represented one o f  the few avenues for participation in urban regeneration'*. Finally, it was argued 

that the co-ordinating and strategic role o f  local-authority planning in the lAP could facilitate a

Whether that participation had any meaningful influence had yet to be determined but the lAP did 
officially include the participation of community and residential groups unlike previous urban renewal 
initiatives, the redevelopment of the Customs House Docks for example, where public participation was 
explicitly excluded. The scathing article by Brudell et al. (2004) suggests strongly that the promise of 
participation was far more apparent than real in the Liberties/Coombe IAP (see also Chapter 10).
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more locally-relevant form o f urban regeneration tiiat had hitherto failed to be realised under earlier
—

tax-incentivised urban renewal initiativesTTndeed, M-Guirk (2000) conceeded that the flexible

approach to planning, which necessitated fluid relations among a variety o f stakeholders, might i j  ^
^  *! ^

have allowed the local authority room to generate positive social outcomes by taking a more central 

role in the new governance regime, whereas previously it had been excluded. Furthermore, Bartley 

and Treadwell-Shine (2003:162) contended that the lAP approach “may have the potential to 

become a useful tool in the armoury o f urban regeneration policy in Dublin” .

However, M-Guirk and MacLaran (2001) also include a strong note o f caution in relation to the 

potential o f lAP^TCiting gentrification and large-scale property development that resulted under 

the HARP project, the authors warned that “an inclusive approach to planning urban renewal is no 

guarantee of socially inclusive outomes” {ibid, 454). They also argued that local integrated 

planning could be viewed as an example o f entrepreneurial planning whereby the co-ordinating and 

facilitative functions o f planning are emphasised and, due to broader governance shifts away from 

expansionary budgets to the new monetarism and fiscal constraint, the ability to deliver on social 

aims mav he undermined hv the.need- to-conform to th.e.imp.exati3tie..Q£.profitaM ily .(^  this way, the 

authors argue that integrated area planning could be manipulated as part o f a neo-liberal agenda 

and practice.)

A further political dimension to the potential of lAPs relates to the power battle that existed 

between central and local government in influencing urban regeneration. The central state retained 

involvement in the renewal o f inaer Dublin through the administration o f tax incentives. Therefore,

the aspirations o f local-authoritv planners embodied in the lAP, especially in relation to social 

inclusion measures, could be undermined by the involvement o f a strongly pro-development central 

government.

7"^Bartlev and Treadwell-Shine (2003) also urge prudence in evaluating the potential o f lAPs and also 

situate the shift by the local state, towards micro-area planning as an example o f a shift to 

entrepreneuriali s m ^ y pointing to the requirement of areas to demonstrate their social deprivation 

and need for urban regeneration, areas were competitively bidding for lAP designation against 

other potential lAP areas. Thus, the lAP approach in Dublin closely mirrored planning strategies 

adopted in other entreprene.uiiaLcities (Hall and Hubbard, 1998), wherein the implications for 

communities were explained by the authors (Bartley and Treadwell-Shine, 2003: 162):

“lAPs are clearly not an alternative to wider, long-term planning strategies. Targeted 
approaches necessarily entail competition between communities in an effort to draw 
down resources for one or a few specific areas. Where the ‘losers’ in this scenario are 
left with virtually no safety net, they run the risk o f becoming completely excluded 
from, and invisible within, the regenerated patchwork urban landscape”.
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The re-invention of the local state in Dublin stretched beyond the adoption of local-area planning. 

A much broader internal restructuring was underway, instigated by central government and, to a 

certain extent, by the EU, whereby the role of the state was reconstituted as an entrepreneurial, 

flexible and outcomes-oriented entity (M-Guirk and MacLaran, 2001). Indeed, the changing mode 

of governance at the local-authority level can be contextualised within a broader and rapidly 

changing governance infrastructure. In relation to the power dialectic between local and central 

government, central government was keen to initiate institutional reform at the local level and in 

the mid-1990s, key policy documents were published by various central-govemment departments. 

The Strategic Management Initiative, introduced by the Department of the Taoiseach in 1996 gave 

the first concrete indication that a new flexible mode of governance was about to be embarked 

upon marking a shift away from traditional and bureaucratic forms of public administration and 

governance. In the same year, the Department of the Environment produced the Better Local 

Government Report (DoELG, 1996) which sought to significantly re-organise the administrative 

structures of local authorities moving away from organisation on a functional basis to multi

functional and multi-disciplinary area-based administrative structures (McGuirk and MacLaran, 

2001; Bartley and Treadwell-Shine, 2003). Pressure on the prevailing administrative system also 

emerged from the EU which, on the one hand called for greater competition, and on the other hand, 

called for greater measures to counteract <>ocial exclusion and to improve democratic 

accountability.

Therefore, Dublin Corporation’s shift towards entrepreneurialism was not only reflected in its 

plannm^^peratio^^ but also in it^  management techniques and hierarchical structure. Some 

manifestations of the new modus operandi included the merging of the Planning and Development 

Departments and the establishment within of an ,^conomic-Development Unitj to attract inward 

investment and a Dg,vpJopment Advisory Team to assist property owners of designated sites within 

lAP areas, in redevelopment. Overall, as M-Guirk and MacLaran (2001: 453) contend, the local 

state’s new managerial ethos “is concerned both with providing service efficiency and with city 

boosterism, promoting and selling the city in order to attract investment in a highly competitive 

environment”.

Dublin Corporation, which changed its name to Dublin City Council in late 2001, has been actively

involved in place_£iQmotion, in part to compete for capital with other area-based special-purpose

authorities in the c i ty .^  this regard, Bartley and Treadwell Shine (2003) argue that Dublin City

Council has in fact become an enthusiastic advocate of entrepreneurial approaches, to such an

extent that it is seen as being more enthusiastically pro-business than the Dublin Docklands

Development A uthorj^ Citing the case of the proposed large-scale mixed-use development at

Spencer Dock in the north docks which would have been similar in scale to London’s Canary

Wharf, the authors outlined how, under the dual planning system that exists in the DDDA area, the
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developer chose to apply for planning permission from the local authority instead o f the special- 

purpose authority. By so doing, the developer would avoid the requirement o f community gain and 

could apply for pemijssipn for a much larger development beyond the remit o f the DDDA’s master 

plan. The fact that the local authority granted planning permission despite considerable opposition 

to the proposal on planning grounds, reflected the metamorphosed planning ethos that had been 

embraced by the local state. The decision to grant was subsequently overturned by the planning 

appeals board, An Bord Pleanala, with, ironically, the DDDA’s comprising one of the appellants 

{ibid, 2003).

The shift in the operations of the local state towards more entrepreneurial forms of planning and 

management documented above and the creation by central government o f new governance 

structures involving increased partnership with the private sector, established Dublin as an

‘entrepreneurial citv’. in  order to compete with the Urban Development Corporations that had been^  " "   ̂ -nr, , J-.......... — • j y

established in the late 1,980s and early 1990s, the local authority rapidly realigned its activities 

away from development regulation, through land-use zoning and development control towards

development facilitation. In so doing, the role of planning was re-invented and became increasingly 

imbued with a neo-liberal policy agenda. Chapter 6 examines more recent manifestations of the 

shifting role of the local state particularly in relation to housing and planning policies employed in 

the inner city.
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5. R e s e a r c h  M e t h o d o l o g y  a n d  In f o r m a t io n  So u r c e s

Introduction and Context o f Research

The central aim o f  this research is to review recent structural changes which have affected Dublin’s 

inner-city and, more importantly, to examine the manner in which governm ent initiatives, local- 

authority housing policies and urban planning initiatives have sought to address perceived problems. 

The research reviews the processes o f engagement o f such policy approaches with inner-city 

communities and the impacts o f such programmes. It directs particular attention towards the 

unforeseen consequences which have resulted from public-sector interventions; the so-called "hidden 

mechanisms o f  real income redistribution" (Harvey, 1973) which have often exacerbated rather than 

mitigated many o f the original problems facing disadvantaged urban com m unities, particularly in 

relation to displacement pressures and housing accessibility issues. Furthermore, new entrepreneurial 

housing and planning policies have adopted avenues and structures for public participation and one o f 

the aims o f this thesis is to review the extent to which those structures have addressed the needs o f 

inner-city communities.

The empirical research adopted a case-study approach, focusing on different geographic scales. First, 

and at the broadest level, the inner city was chosen as a case study for analysis. Over the past 15 years, 

much o f  the inner city has been gentrified, responding initially to the application o f  area-based tax- 

incentives for property development (Chapter 4). Thus, in order to examine general trends in socio

economic change and the transformation o f the built environment, the 40-wards o f  the inner city were 

included (see Figure 5.1).

Figure 5.1 Dublin’s Inner-40 W ards
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Second, the south-west inner quadrant o f  the city was chosen for analysis. This more localised case 

study allowed for an in-depth examination o f broader transformative processes with much o f  the 

primary research undertaken at this scale. In recent years, the south-west inner-city quadrant has acted 

as a test-site for entrepreneurial housing and planning policies which have intensified the pace at 

which this area has been gentrified. An analysis at this geographic scale allowed for a more in-depth 

investigation into the disruptive effects for indigenous communities o f  rapid urban change. In 

particular, the south-west inner city provided a useful case study within which to investigate further 

difficulties in the housing system produced by recent and dramatic house-price increases locally and 

by a general reduction in the provision o f  social housing. Furthermore, participatory structures 

associated with local regeneration plans could also be evaluated at this geographic scale.

Finally, an inner-city locale (O ’Devaney Gardens local-authority housing estate) was chosen as a third 

case study in order to undertake a detailed examination o f  the particular structures for participation 

involved in a new entrepreneurial approach to social-housing regeneration. The inclusion o f this case 

study afforded the researcher the opportunity to adopt methods o f  participant observation to chart the 

preliminary process o f  engagement between the local state and a disadvantaged inner-city community 

with respect to proposals to redevelop the housing estate. Figure 5.2 outlines the location o f the latter 

two case-study areas.

Figure 5.2 Geographic Extent of the South-West Inner City and O’Devaney Gardens
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Source: adapted from Ordnance Survey Ireland
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In order for this research to be conducted, a number o f layers o f analysis had to be attempted:

First, policy changes in relation to the redevelopment and regeneration o f the city were charted, 

focusing on both central and local-govemment policies. A central theme that emerged from this 

review was the shift in local (urban) governance towards entrepreneurial planning forms. This research 

examined the impacts o f such shifts in governance on the structures and operations of urban planning, 

focusing on local plans and housing policies employed in Dublin’s inner city. A number o f important 

plans and policies were chosen for investigation. These included;

■ The Liberties/Coombe Integrated Area Plan

■ Local applications o f public-private partnerships (O’Devaney Gardens, Fatima Mansions and 

St. Michael’s Estate)

■ Recent shifts in local and central-govemment housing policy (focusing on the amended Part V 

o f the Planning and Development Act 2000 and a policy o f ‘social mix’ and its implications 

for social-housing provision)

■ The City Council’s public-sector land-management policy (focusing on sites in the south-west 

inner city quadrant)

Secondly, a profile o f Dublin’s inner city, focusing on the Liberties/Coombe area in particular, was 

sketched. This profile o f the south-west inner city dealt with the transformation o f the economic base 

o f Dublin’s inner city in the 1960s and 1970s, notably its local employment consequences, local land 

uses and the impact on its economic, social and physical fabric. This profile then turned to more recent 

changes in the south-west inner city, where again, further transformation has taken place. The profile 

focuses on changing functions and new land uses in the area, examining in detail the extent to which 

new office developments and high-grade residential apartments have become prevalent replacing 

former industrial spaces. An examination o f the appropriateness o f these new functions and land uses 

for indigenous inner-city communities has also been conducted.

Thirdly, a profile describing contemporary social change in the south-west inner city was compiled. 

This involved an investigation into the extent to which the area has become increasingly gentrified 

over recent years. Focusing on land-use, demographic, employment, social class, education and 

housing trends this research has examined the extent to which local employment, indigenous residents 

and low-grade community functions have been displaced and replaced by a more affluent middle- 

income population and higher-grade land uses. The nature o f this displacement has been investigated 

with particular emphasis being paid to economic and spatial restructuring, the changing location o f 

industry and the nature o f inner city redevelopment/regeneration.
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The cumulative impact o f  the above processes (incentivised property-based renewal, a substantial 

influx o f  capital to the area and the subsequent upgrading o f  land uses) on land prices and the 

consequent emergence o f  an acute housing crisis have also been analysed in this study. This research 

attempted to gauge the level o f housing affordability in the Liberties by com piling a local housing 

profile, in terms o f  housing tenure, economic profiling o f local residents, social-housing demand and 

potential future social-housing provision, private residential provision and future potential, availability 

o f  sites and a house price affordability index for both the inner city and the Liberties/Coombe area.

Fourthly, a profile charting the structures for community participation and their outcomes under the 

new urban regime in Dublin has been compiled. The focus in this profile was on the experiences and 

responses o f  inner-city communities to new plans and policies being pursued by the state under 

conditions o f  local-authority entrepreneurialism. New avenues for com m unity participation in 

planning have been developed in parallel with new market-led housing and regeneration policies, 

where the local and central state has developed numerous fora to facilitate public participation. One 

aim o f  this research was to examine the extent to which, through these new avenues for participation, 

inner-city communities could influence urban change in their areas. Focusing on the Liberties/Coombe 

lAP and the O ’Devaney Gardens public-private partnership (PPP), the structures for participation and 

consultation between the local state and local communities have been examined. Furthermore, the 

outcomes for communities o f  these participatory processes and the implementation o f the plans and 

policies have been analysed.

In order for these profiles to be compiled, a substantial range o f  sources were required. These are 

detailed below and summarised later in Table 5.7 at the end o f the chapter.

Information Sources: Published Reports and Maps

The Department o f the Environment, Heritage and Local Government (DoEHLG)

Housing Circulars

Housing circulars issued to local authorities by this central government department (the DoELG) 

provide information to local authorities on government policy directions. Irish social-housing policy 

has changed considerably since 2000 and the Housing Circulars proved to be an important source in 

establishing the details o f such policy changes. Additionally, the circulars point to the relationship 

between the local and central government in the pursuit o f  public-private partnerships (PPPs).

Housing Statistics Bulletins

These quarterly bulletins published by the DoELG contain figures for completed housing units on

national, county, local-authority and regional (Greater Dublin Area (GDA) scales. Figures are also

presented on the number o f  public, affordable and private units recently completed. Figures for new

house prices are also provided on a national and county basis. This source has provided new-house
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completion figures for the entire country, for County Dublin and for Dublin county borough. 

Additionally, data from this source was available on house-price inflation nationally and for County 

Dublin between the years 1995 to 2003'^.

Residential Density Guidelines (1999, 2005)

Information relating to recommended residential densities for central-city areas was provided by this 

source. This information related also to recommended housing type (e.g. apartments, duplex housing, 

etc.) for city areas (1999). The second set of guidelines (2005) includes altered recommended 

densities. These new figures are also included in this study. This information contributed to an 

examination of case-study sites within the lAP, where proposed developments must refer to numerous 

statutory documents and guidelines including the Residential Density Guidelines.

Part V o f  the Planning and Development Act 2000 and Part V Amended (2001)

This source provided details on the various elements o f the Part V provisions relating to social housing 

and affordable housing. The guidelines set out how planning authorities may implement Part V and 

what type of developments would be subject to the provision of social and affordable housing. A 

description o f housing strategies was also included in this document, which every local authority must 

now devise. This source provided the basis for a description o f the amendments to Part V which is 

included in the thesis. Importantly, recommendations were included in the Act to increase the social 

mixing o f neighbourhoods which was to be achieved by increasing the mix o f housing tenure. These 

documents (Part V and Part V Amended) are included in a housing policy review and provide the 

context for an analysis o f the implementation of Part V in the Liberties/Coombe area.

Dublin City Council/Dublin Corporation 

Dublin City Development Plan (1999, 2005)

In reviewing recent planning changes in Dublin city, the aims, objectives and policies o f this 

document have been included. Information relating to land zoning has also been gleaned from this 

source. A number of land zoning maps accompany the Dublin City Development Plan. These are 

detailed and cover the Liberties/Coombe area. The Development Plan and accompanying maps have 

been used as a source to describe the mixed-land-use plans for the case-study area. This source is also 

included in an examination o f case-study sites within the lAP where proposed developments must 

refer to numerous statutory documents and guidelines, including the Dublin City Development Plan. 

The source was also helpful in producing a review of recent planning and housing-policy directions

Figures for new house completions are based on the ESB (Electricity Supply Board) database of registered 
electricity connections. There may be a margin of error here due to clerical error with the database, unregistered 
connections and completed houses that have not yet been connected to the electricity grid.
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affecting inner-city areas. The main changes of the Development Plan in the 2005 document are 

mentioned briefly in this study when making references to future housing and development trends. 

Housing Strategy (2001)

This document provided details on estimated housing demand from 2001 to 2005, first, within the 

region of the GDA based on total housing demand and, secondly, within the local authority area in 

relation to social and affordable housing. Information has been collected from this source on the 

estimated supply o f social and affordable housing within the DCC area from 2001 to 2005. In addition, 

information was garnered from this source detailing how and where DCC intends to implement Part V 

of the central government’s Planning and Development Act 2000 within its jurisdiction. The Strategy 

included details on the proportion of the 20 per cent requirement of Part V to be allocated to social 

housing and the proportion allocated for affordable owner-occupied housing. It also provided details 

outlining under what conditions Part V social housing would apply^°. Importantly, the Housing 

Strategy included DCC’s interpretation of how the principle to increase the social mixing of 

neighbourhoods was to be achieved. In this document, DCC stipulated that wards with a relatively 

high proportion of housing stock in the social-rented sector would not be eligible to receive additional 

social-housing units under Part V.

Liberties/Coombe Integrated Area Plan (1998)

This source provided a basis for the description of the economic, social, physical and environmental 

aims, objectives and policies for the Liberties/Coombe area, initially devised in 1998. Details on urban 

design frameworks, proposed mixed uses and environmental improvements o f various streets within 

the area have been collected from this source (maps and descriptions). This source has identified the 

100 tax-designated sites in the area. The sites have been mapped and described within the plan. Six 

‘Target Area’ maps identifying tax-incentive sites in six different locales taken from this source are 

presented in this thesis. In addition, information has been recorded on the proposed implementation 

structures for the LAP and details on proposals for community gain. This source informed the review 

of planning policy employed in the inner city and provided the context for the analysis o f the 

implementation of the lAP.

Liberties/Coombe Integrated Area Plan Annual Reports (1999-2000, 2003)

Information charting the progress of the practical objectives o f the lAP has been obtained from this 

source. In particular, the following information was collated: a description o f development proposals

20 The estimates for social-housing demand in the DCC area are based on Housing Needs Assessment made 
under Section 9 of the Housing Act 1988. These assessments are conducted every three years and are based on 
persons (i) whom the local authority have reason to believe require accommodation and, (ii) who, in the opinion 
of the local authority, are in need of such accommodation and are unable to provide it from their own resources 
(see Housing Strategy, Dublin Corporation, 2001). The figures provided by the local authority for social-housing 
demand are significantly lower than the figures for the number of households on the Housing List, which was 
also provided by Dublin Corporation/DCC. Demand for social housing is defined differently in each case. This is 
referred to later in thesis when both sets o f figures are employed.
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for tax-designated sites, wiiere planning applications have been lodged to the city council and, where 

applicable, the activity status for each development; a description o f the progress of environmental 

benefits proposed for the area including the development of urban design frameworks, the 

implementation o f Quality Bus Corridors, traffic plans and the Luas light-rail line; a description o f 

economic benefits relating to the numbers of local people employed and in training as a resuh o f the 

lAP; a description of social and community benefits relating to receipts for community gain and 

progress on the provision o f childcare and community facilities. These reports have facilitated an 

assessment of the implementation and outcomes of the lAP to date.

Land-use maps

A DCC land-use map of the south-west inner city for the year 2000, provided data for ground-floor 

land uses on individual sites. Table 5.1 lists the categories which are illustrated on the land-use map^'.

Table 5.1 Land-Use Categories, South-West Inner City, 2000

Residential
Office
Industry
Retail
Tourism Residential 
Transport

Energy/Utilities
Education
Health
C om m unity  Facilit ies 
Cultural/Recreational 
Wholesale

Open Space 
Vacant/Miscellaneous 
Agriculture/Forestry 
Telecommunications 
Government Buildings

Newsletters and Newssheets

Factual data relating to individual developments in the Liberties/Coombe area and notices relating to 

the progress o f Monitoring Committee meetings were gathered from the Talking Liberties Coombe 

(TLC) Newsletter (Issues 1,3,4 and 7, 1999-2003), produced by DCC.

Information on development proposals for O’Devaney Gardens and on consultation exercises to be 

undertaken by DCC, was gleaned from its Newssheetfor O ’Devaney Gardens, February 2004.

South West Inner City Network fSWICN) Reports

(Compiled by SWICN and/or the community representatives on the Liberties/Coombe LAP Monitoring 

Committee)

The South West Inner City Network (SWICN), established in 1994, is a community development 

umbrella organisation representing over 50 community groups and organisations. The network 

produced an initial Area Action Plan in 1995 and since then has produced a more detailed Area Action

21 The 2000 land-use map provided information only on land uses at ground-floor level. Many activities were 
therefore not captured as they operated above ground-floor level. Since the production of the map in 2000, the 
land uses and functions of some streets, sites and areas have changed. In order to capture land use more 
accurately, other sources (fieldwork, the Thom’s Directory, focus groups and follow-up interviews (see below)) 
were used to provide supplementary data.
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Plan (1999) and has docum ented the experiences o f community representatives involved in the 

M onitoring Committee o f  the Liberties/Coombe Integrated Area Plan.

The South West Inner City N etw ork Action Plan 1999-2006: Critical perspectives. An agenda fo r  

action (SWICN, 2000)

This document provided background socio-economic information on the com m unity o f  the south-west 

inner city. Information on social and economic issues affecting the local community has also been 

collected from this source. In addition, this source provided information as to the level o f  community 

activism in relation to planning and housing issues in the south-west inner-city area.

Table 5.2 lists documents produced by SWICN and by the community representatives on the 

M onitoring Committee o f  the lAP in conjunction with SWICN, providing detailed information on the 

experience o f  the community representatives on the Monitoring Committee and o f  the outcomes for 

the community o f  the implementation o f  the lAP. This proved to be an invaluable source in 

contributing to an analysis o f planning in this inner-city quadrant.

Table 5.2 Reports Produced by SWICN, 2000-2002

A Mandate for the Community Representatives to the Liberties/Coombe Integrated Area Plan: A 
Report from the Seminar on Community Gain (SWICN, 2000)

A Mandate for the Community Representatives to the Liberties/Coombe Integrated Area Plan: 
Executive Summary (SWICN, 2001)

Observations I: Observations of the Community Representatives to the Liberties/Coombe Integrated 
Area Plan on Undermining the Community’s Role on the Monitoring Committee in the Planning 
Process (Community Representatives, 2001)

Observations II. On the Response by Dublin Corporation’s Planning Department to the Observations I 
document (Community Representatives, 2001)

Minority Report of the Community Representatives to the Liberties/Coombe Integrated Area Plan 
(SWICN, 2002)

Presentation to Dublin South Central Area Committee: Community Concerns about the manner in 
which Dublin City Council is implementing the Liberties/Coombe Integrated Area Plan (SWICN, 2002)

Initial Response Of Community Representatives to Draft Urban Design Framework Plan for the Retail 
Zone of the Liberties/Coombe Integrated Area Plan (Community Representatives, 2002)

The Community’s Experience of the Planning & Planning Appeals Process within the 
Liberties/Coombe Integrated Area Plan. Case Study: The Kavanagh Site (Community Representatives, 
2002)

Dublin Inner-City Partnership (DICP) Reports

Round-Table Conference on Community Involvement in Integrated Area Plans (2001)
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This document provided information on the experience of community representatives on Monitoring 

Committees of the implementation process of lAPs across the city (Historic Area Rejuvenation Project 

(HARP)/North-West Inner City lAP, North-East inner City lAP, O ’Connell Street lAP and 

Kilmainham/Inchicore lAP). Additional information from this source summarises the City Manager’s 

views on the lAP and Monitoring process.

South West Inner City: Baseline data report -  February 1999 (DICP and Gamma Research)

This document presents a detailed analysis of the 1991 and 1996 Censes o f Population for the 

seventeen wards of the south-west inner city. Additional information relating to levels o f deprivation 

was also gathered from this source. The authors of the report applied the Haase Index o f Relative 

Affluence and Deprivation, using various census variables (e.g. unemployment rate, age dependency 

rate, average number o f rooms per person, proportion of lone parents, etc.) and applied it both to the 

individual wards and to the quadrant o f the south-west inner city, whilst providing the national mean 

factor score. This source has contributed to the compilation o f a social profile for the 

Liberties/Coombe.

O ’Devanev Gardens Community Reports

O 'Devaney Gardens Community Development Forum: A Survey o f  Local Residents (2001)

This community document was based on the results o f a questionnaire survey completed by 92 per 

cent o f households living in O ’Devaney Gardens in 2001. The survey provides statistical information 

on household size and type, the age structure of residents, perceptions o f living on the estate, levels of 

community activism and perceptions of community facilities. This source provided baseline 

information and background on the O ’Devaney Gardens Estate.

A Five-Year Development Plan fo r  O ’Devaney Gardens, (2001)

This report, produced by an independent research consultant and commissioned by the Community 

Development Forum, analysed the results of the Survey o f  Local Residents and put forward thirty-eight 

recommendations for the development of the estate over a five-year period. The recommendations 

related to employment and training, education, family support and childcare services, drugs, crime and 

anti-social behaviour, facilities and services for young people, senior citizens, housing and 

environmental issues, community development, community services and community information and 

the implementation and monitoring of the five-year development plan. This source is used in a 

comparison between a community-based plan and a PPP-led plan for the estate.

Other community reports

Information relating to community development proposals for two inner-city social-housing estates 

was gathered from community-devised development plans, A Community Vision fo r  the Regeneration 

o f  St. M ichael’s Estate produced by St. Michael’s Estate community groups and Eleven Acres, Ten
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Steps produced by Fatima Groups United (FGU). Within the thesis, these documents are used to 

compare plans proposed under a PPP model to plans proposed by the community.

A community-commissioned report from St. Michael’s Estate, “Changing Partners”: how public- 

private partnership has replaced community partnership in urban regeneration^ contributed to an 

analysis o f PPP-models proposed. This source also provided an example o f a community response to 

changes in their areas and to increasing housing and development pressures.

A joint report produced by St. Michael’s Estate and Fatima Mansions in association with DCC, Two 

Communities in Transition, One Model o f  Excellence in the Making provided another example of 

community action in two local-authority housing estates currently undergoing PPP redevelopment. 

This concise document contains a set of best-practice guidelines for participation and consultation 

between local-authorities and tenants in the PPP-led regeneration of social-housing estates.

The Housins Unit

Demographic, housing, income, employment and poverty data relating to inner city areas has been 

collected from the jointly published report (The Housing Unit and DCC), a Profile o f  Households 

Accommodated by Dublin City Council: Analysis o f  Socio-demographic patterns, 2001^^.

The Thom’s Directory

This source was used to provide information on the previous land uses (in the 1950s, 1960s and 1970s) 

of numerous sites in the Liberties/Coombe area. The Thom’s Directory provides the name of the 

occupiers at each address. This source, supplemented with documentary sources, focus group and 

interview material and information from DCC’s planning files, facilitated the charting of land-use 

change in the Liberties/Coombe area.

Newspaper articles, reports and advertisements

Various newspapers provided a source for gathering new and second-hand house prices for the inner 

forty-wards. This contributed to the compilation of an affordability index. Information on land prices 

for particular sites in the Liberties/Coombe area was also collected from this source.

Supplementary information regarding the proposed PPP developments at Fatima Mansions, 

O’Devaney Gardens and St. Michael’s Estate was gleaned from this source in the form of articles from

Although references are made to socio-demographic trends in the North West Inner City Housing Area in 
reference to O’Devaney Gardens within the thesis, none of the nine housing areas outlined in the report 
correspond to the area of the south-west inner city and consequently, county borough data was used instead.
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various journalists and advertisements posted by DCC seeking expressions o f interest from 

developers.

Information Sources: Published Data

The Central Statistics Office 

Census o f  Population

The Census o f Population for various years (1961-2002) at county borough and ward levels provided 

data relating to demographic (population numbers, age structure o f the population, household size, 

type), social class, socio-economic, educational and tenure trends in the inner city. Extensive analysis 

o f the 1991 and 2002 Census surveys was undertaken in relation to the identification o f trends in (i) 

the 40 wards o f the inner city (to provide a greater context in which to analyse social change) and, (ii) 

in the south-west inner-city quadrant. The data, analysed and presented both for the 40 wards of the 

inner city and for the 17 wards of the south-west inner city, is incorporated throughout the thesis 

where relevant.

Indices o f  Income Levels & General Price Inflation

Time-series data on average earnings of industrial workers and of those in the banking, insurance and 

building-society sector were obtained from the Central Statistical Office’s Index o f Incomes for 

selected years between 1995 and June 2003. This source also provided general price inflation (Retail 

Price Index) figures for the same years. This data has contributed to the compilation o f a house-price 

affordability index for the Liberties/Coombe area.

Information Sources: Unpublished Databases

The Centre fo r  Urban and Regional Studies 

CURS inner city residential database 1989-1996

This database provides details o f every private-sector residential development (location, type, 

development name, number o f units and the character of the development) undertaken in the inner city 

between 1989 and March 1996 (CURS, 1996). This database also included the date at which schemes 

were launched on the market together with information on prices relating to apartments of different 

sizes.

Additionally, based on surveys (1993, 1995) of households residing in developments completed 

between 1989 to 1995, the database holds information on household type and tenure. It contributed to 

the formation o f a complete database of modern residential developments in the 40 wards of Dublin’s 

inner city (see Primary Research below) from 1989 to 2003.

90



Research methodology and information sources

CURS/Savills Hamihon Osborne King offices database 1989-2005

To ascertain the development scale of new office developments in the south-west inner city, the 

HOK/CURS offices database was consulted. This source provided data on the number and location of 

new office development and on the amount of new office space created in the south-west inner city. 

This information has been incorporated to describe functional changes in the Liberties/Coombe area.

Information Sources: Unpublished Records 

Planning files (April 1996-November 2003)

In order to update the information available from the CURS (1996) database, on residential 

development in inner Dublin to cover the period from April 1996 to November 2003, a full search of 

the planning applications database of Dublin City Council Planning Department was undertaken in 

October and November 2003. Data in relation to the location, type, number of units and character of 

new residential development was required. This involved an on-line search o f DCC’s Planning 

Department’s computer-based files with all applications concerning ‘residential’, ‘apartment’ and 

‘mixed-use’ developments in postal districts 1, 2, 3, 4, 7 and 8 being reviewed. Those located within 

the inner city were recorded and are included in the study. In many cases, examination of the archived 

planning files themselves was also required in order to obtain more detailed and specific information 

on relevant development schemes.

Information was noted with respect to the number of residential units for which planning permission 

had been applied, the status of the application (lodged, pending decision, granted, granted subject to 

modification, reference to An Bord Pleanala etc.) and the relevant dates o f decision and the character 

of the development. Upon verification of the status of each proposed development (see Site Surveys 

below), this data contributed to the compilation of the 40-wards database, which represents a complete 

inventory o f all private residential development in inner Dublin from 1989 to December 2003^ .̂

Subsequent Site Surveys (see below) revealed a small additional number o f developments which had not 
appeared in the search of the Planning Department database, possibly as a result o f clerical error in recording the 
type of development. Where possible, the number of residential units present in such developments was recorded 
during the course o f the fieldwork. Where this proved impracticable or accuracy was likely to be compromised, 
the location o f the development was noted but the scheme was subsequently excluded from the analysis 
presented in this thesis. The database is therefore based on accurately known minimum  numbers o f residential 
units. The margin o f error is small, especially as the schemes for which complete information is lacking were 
small in scale. Known schemes excluded from the analysis because o f insufficiently detailed information 
comprise less than 7 per cent o f the complete database of 476 developments (either built since 1989, with 
construction on-site in November 2003 or with a live planning permission) and the 37 schemes for which a 
planning application had been lodged but upon which no decision had yet been made. They are therefore likely 
to comprise significantly fewer than 5 per cent of the total number o f units, which is an acceptable level o f 
accuracy for the purposes of this research. Details relating to the previous land use and size o f sites were not 
recorded in every planning application file. Site sizes were noted for 43.9 per cent o f planning applications 
relating to residential developments in the south-west inner city. Previous land uses were recorded for 23.5 per 
cent o f planning files relating to the south-west inner city. Although, additional sources were available to trace 
land-use changes of particular sites {Thom’s Directory, local historians, directed field walks and local 
documented histories), no such sources were available (within the time-frame of the current research) to record 
the size of additional sites.

91



Data on land-use change at particular sites were also gleaned from this source where it was recorded. 

Furthermore, site size, when stated in the planning application files, was also recorded for purposes of 

charting land-use change in the area.

Data was also gathered from this source on the incidence of Social Housing Exemption Certificates 

awarded to proposed residential developments in the south-west inner city up to November 2003. This 

data informed an analysis o f the implementation of Part V (social and affordable housing) in the 

south-west inner city.

In order to compile a planning-case history for selected case-study sites in the Liberties/Coombe area, 

where third-party objections had been lodged, the planning files for each proposed development were 

consulted and relevant details were recorded. This information on case-study development sites 

contributed to an evaluation o f the implementation of the Integrated Area Plan and o f the precedence 

o f various plans and policies applied. The recommendations of An Bord Pleanala’s Planning 

Inspectors assigned to the cases were noted, as were the final decisions made by the Board to grant 

permission, to grant permission subject to modifications or to reject planning permission for the 

development.

In formation provided by DCC to SWICN

In November 2002, SWICN requested a list of information, largely relating to demographic and 

housing statistics for the area, from DCC. In March 2003, the Project Manager o f the lAP provided 

information set out in Table 5.3, details of which have been incorporated within this thesis.
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Table 5.3 List of Information Provided by DCC to SWICN, March 2003

1. Population change in the SW ICN Area: 1991 -  1996 -2 0 0 2 .

2. The population density o f  the area -  i.e. no. o f  persons per square mile -  in the SWICN 
area -  2002.

3. The number and family structure (i.e. size o f family) o f  all those on the Dublin City 
Council housing list for Housing Area L.

4. A list o f  Dublin City Council owned properties in the Dublin 8 area.

5. The num ber o f  people over 55 years o f  age on the Dublin City Council H ousing List. The 
nam e and num ber o f  Dublin City Council housing units designated specifically and 
exclusively for the elderly in the SWICN area.

6. Local-authority housing provided in the last 5 years in the SW ICN area.

7. Social Housing provided by Voluntary Bodies in the last 5 years

8. Local-authority housing planned

9. Social housing provision by voluntary bodies -  in progress/planned

10. Dublin City Council flat com plexes refurbished/to be refurbished under the Area 
Regeneration Programm e i.e. window replacement, central heating installation, roof 
replacem ent/concrete repairs where necessary and precinct im provem ent works to the 
surrounding environs o f  the complexes.

11. Details o f  Affordable Housing units secured bv Dublin City Council from private 
developers as result o f either (a) the com mitm ents outlined in the Liberties/Coombe 
Integrated Area Plan -  since 1999, or (b) in accordance with Part V o f  the Planning & 
Developm ent Act 2000.

12. A list o f  new and refurbished community facilities -  indoors and outdoors -  created in the 
Liberties/Coom be since the com m encem ent o f the Liberties/Coom be Integrated Area Plan 
-1999.

13. Com prehensive list and location o f all com munity and public facilities -  indoors and 
outdoors -  in the SW ICN area.

14. A list o f prem ises given over by Dublin City Council for com m unity use.

15. The no., location and area size o f  all Dublin City Council owned property - i.e. yards, 
buildings, offices etc. - earm arked for replacement by social housing in the SW ICN area.

16. The acreage o f  public parkland owned by Dublin City Council in the Dublin City area. The 
location and acreage o f  same in the SWICN area.

Source: SW ICN, 2003

Letters

A letter from one o f the community representatives on the M onitoring Committee o f  the 

Liberties/Coombe lAP informing the Project M anager o f the lAP (21®* Novem ber 2002), o f  his 

intention to resign in protest from the Committee was also an important source o f  information. This 

letter provided a valuable insight into the difficulties experienced by community representatives in the 

participatory structure, culm inating ultimately in the decision to resign,

A letter (14*'’ August 2003) from the Department o f the Environment and Local Government (DoELG) 

to the Assistant City M anager, DCC, provided information on the redevelopment history o f  St. 

M ichael’s Estate and the policy proposed by the DoELG for St. M ichael’s Estate. It also outlined the
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nature o f  the relationship between the DoELG and DCC in relation to the pursuit o f  PPPs for 

regenerating social-housing estates.

Personal correspondence from the Assistant City M anager (Housing) to Councillor M ick Rafferty in 

Novem ber 2004 provided details on the estimated cost o f the value o f  the lands at St. M ichael’s Estate 

and O ’Devaney Gardens. The letter also outlined the plans which DCC intended to pursue on both o f 

these sites.

A letter from the Assistant City Manager, DCC to the O ’Devaney G ardens’ B locks’ Committee 

provided information on a tim eline for the tendering process that DCC intended to pursue with the 

agreement o f the B locks’ Com mittee in the redevelopment o f  the estate. This source contributed to 

analysis o f  the timelines used in participatory processes.

Primary Sources

Directed field excursions

Under the direction o f  a local historian, a community activist, a community planner and a local 

community policy analyst, field excursions o f the Liberties/Coombe were undertaken on the 14“’ 

March 2003 and 6"’ June 2003. The main purpose o f these excursions was to familiarise the researcher 

with the case-study area, to gain an overview o f local land uses and to identify some physical and 

infrastructural changes that have occurred in the area over the past fift}' years. These provided 

additional detail on the location o f various land uses (present and previous) and provided evidence o f 

land-use upgrading in the area. In addition the location o f proposed developm ents included in the local 

Integrated Area Plan (lA P) were identified, some o f which were included as site case studies in an 

examination o f the outcomes o f  the implementation o f the lAP.

Site surveys o f apartment developments

In order to establish the activity status for each planning application (the details o f  which were 

recorded from an extensive search o f D CC’s planning files) for residential developm ent in the 40 

wards o f  the inner city, it was imperative to visit each site. Between Novem ber and Decem ber 2003, 

site checks were carried out at over 350 locations, enabling determination to be made as to whether 

development had been completed, if  construction was taking place, whether the planning permission 

was live but inactive or if  it had lapsed. The site survey also allowed for the identification o f those 

additional developments, either under construction or completed, that had not been captured from the 

planning files database. W here possible, a note was taken o f the number o f  residential units concerned.
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Survey o f  house prices

Information covering new launch prices and second-hand asking prices o f residential units was 

collected from estate agents during November 2003. Estate agents visited included; Sherry Fitzgerald, 

Hamilton Osborne King, Hooke MacDonald, Lisney and Douglas Newman Good. House-price data on 

all advertised residences for sale in the inner city areas of Dublin 1, 2, 3, 4, 7 and 8 were collected. 

This data combined with house-price information from other sources (e.g. newspaper advertisements 

and articles) contributed to the compilation of an affordability index for the south-west inner city.

Interviews (The Liberties/Coombe lAP)

In order to obtain empirical information in relation to the experience o f the community o f the lAP 

Monitoring Committee and community responses to the changes that are occurring in the area 

resulting from the implementation o f the Liberties/Coombe Integrated Area Plan, several key 

individuals involved in the lAP process, in various capacities, were identified for interview^'*. These 

are noted in Table 5.4.

Table 5.4 Interviewees, Liberties/Coombe lAP

Position Committee or Organisation

Community Representative Monitoring Committee, Liberties/Coombe lAP

Local Councillor Monitoring Committee, Liberties/Coombe lAP

Policy Analyst SWICN
^ Community Technical AidCommunity Planner

Appendix 1 outlines the structure of the personal interviews conducted and the topics covered. 

Personal communications

Recorded conference presentation and question responses. Assistant City Manager, Directions fo r  

Social Housing in Dublin City conference, Croke Park Conference Centre, 16th November 2004. This 

source provided information on recent housing policy changes introduced by DCC and provided 

specific information on the proposed PPP redevelopment of St. Michael’s Estate and Fatima Mansions 

public-housing estates.

The individuals identified for interview were targeted in order to give some community perspectives on their 
involvement with and the outcomes o f the Integrated Area Plan. The views presented in this thesis are unlikely to 
be held by representatives o f  the local authority, DCC. However, because this thesis is primarily interested in the 
perceptions o f the operation o f  policies and the responses o f  inner-city communities to increasing housing and 
development pressures, the attitudes o f  DCC officials in relation to the implementation o f  the lAP were not 
sought.
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Central Statistics Office^ personal communication with Chief Statistician and Small Area Population 

Statistics administrator, August 2004

This source was used to provide additional detail on the definition and composition o f  the Social Class 

7 category o f  the Census o f Population.

DCC, personal communication with a housing department official, November 2004 

Data on the number o f  social-housing units provided under the provisions o f  Part V o f  the Planning 

and Development Act 2000 within the City Council’s jurisdiction up to Novem ber 14th 2004 was 

gleaned from this source.

Tenant Survey

A targeted questionnaire o f  local-authority housing tenants in the south-west inner City was conducted 

between April-July 2004, to provide information on current living conditions and pressures within the 

housing stock and on tenants’ concerns about the future provision and m anagement o f  local-authority 

housing. Eleven estates (see Table 5.5) were chosen for the targeted survey. Factors considered when 

choosing estates to be surveyed included; geographical location (the chosen estates were 

geographically dispersed throughout the Liberties/Coombe area), size o f  estates (i.e. the number o f 

flats), a variety o f  public-housing complex sizes being selected.

Table 5.5. Public-Housing Estates Surveyed, 2004

Public-Housing Complex Number of Public-Housing Complex Number o f

occupied units occupied units

Fatima Mansions 198 Michael Mallin House 52

Mary Aikenhead House 115 Pimlico Terrace 29

South Summer Street flats 39 Emmet Buildings 68

Braithwaite Street flats 78 Robinson’s Court 40

Bishop Street flats 65 Robert Emmet Close 46

St. Teresa’s Gardens 326

(Data on the number of units occupied was based on the List o f DCC Properties in the Dublin 8 Area, DCC, 

2003)

The survey was conducted between April-July, 2004. Questionnaires (a total o f  275) were distributed 

to local-authority tenants in eleven estates in the Liberties area, having first made contact with 

community leaders in each estate describing the survey and its aims. A total o f  90 questionnaires were
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returned by post from eleven estates representing a response rate of 32.7 per cent, acceptable for a 

postal survey^^. A copy of the questionnaire is available in Appendix 2,

Focus groups & follow-up interviews

In order to collect primary data on the main industries and employers in the Liberties/Coombe area 

from 1950 to 1990, focus groups and follow-up interviews with local residents, former employees of 

traditional industries and local community leaders were conducted to gather qualitative information. 

Further information on housing conditions and community life during the same time period was also 

sought. Given the time-period focus of the study (1950s -1980s), the more elderly population of the 

Liberties/Coombe area was targeted for this exercise. In order to achieve this, the researcher worked 

closely with SWICN and local historians and community activists associated with the Network to 

identify potential participant areas and to arrange a date and location for the exercise to be conducted. 

Prepared leaflets advertising, ''A Night o f  Liberties Reminiscences”, a public meeting facilitated by 

SWICN, were distributed and a notice was sent to the local newspaper. Community Voice.

The public meeting was held in the St. Nicholas of Myra parish hall on the I®* October 2003. 

Following an introduction outlining the research and describing the type o f information sought, the 58 

attendees were assigned to one of six focus groups. The researcher and five fully-briefed research 

associates facilitated the focus groups. Each focus group was audio- recorded and each facilitator also 

took notes. Appendix 3 details the list of topics put to the focus group attendees.

The focus groups also provided the framework in which follow-up interviews were conducted. 

Eighteen participants of the focus groups volunteered to provide more detailed data on the industries 

and employers o f particular streets in the Liberties/Coombe area. The interviews were conducted on a 

semi-structured basis between January and March 2004.

This information has allowed for the charting of the extent to which industrial employment and 

residential displacement occurred in 1960s and 1970s and for a description o f aspects o f social and 

community-life changes that have occurred since^^.

As this was a targeted survey, involving the co-operation o f  com munity activists in facilitating the survey and, 
the response rate from some estates was relatively low. The results are therefore not intended to be statistically 
representative o f  social-housing tenants in the south-west inner city. Rather, the results do provide useful 
qualitative information relating to perceptions o f  social housing conditions, the availability o f  social housing and 
personal preferences with respect to the ownership and management o f  the housing stock. These have some 
value in inform ing potential trajectories in future policy directions. Significantly, the survey highlights the need 
for a more com prehensive and detailed statistical survey to be conducted to ensure that policy is informed by 
tenants’ needs and wishes rather than by centrally determined governm ent policy.

The aim o f the focus groups and follow-on interviews was to provide a contextual picture o f  the economic and 
social life o f  residents and workers in the Liberties/Coombe up to the 1970s and to describe how the area 
changed in the 1970s and more recently (since 1990).
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Participant observation 

Tenants First

This research method was used to document the establishment and development o f Tenants First, a 

city-wide local-authority tenants organisation, from November 2003 to August 2005. In late 2003, 

tenants, community activists and a number of academics sought to exchange information as to the 

potential impacts of the some of the housing policies being introduced by DCC. It had emerged that 

the regeneration of St. Michael’s Estate and Fatima Mansions was to be achieved by PPP rather than 

the traditional procurement route. Furthermore, DCC had announced that it was intending to pursue a 

‘sale o f flats’ policy in the city and tenants were becoming increasingly concerned about falling levels 

of maintenance. Thus, Tenants First emerged as a grassroots response to housing policy changes in 

November 2003 following a number of initial meetings of tenants from across the city.

As a response to city-wide application of new policies affecting local-authority housing schemes, one 

aim of the Tenants First organisation was to share information between local-authority flats 

complexes. Attendance and participation at these meetings enabled details on the specific structures of 

each PPP model and the development details of each PPP proposal to be collected and documented. 

Additionally, the experience of community leaders involved at various stages in the PPP 

redevelopment of their estate (St. Michael’s Estate, Fatima Mansions and O ’Devaney Gardens) was 

noted. These documentary notes were supplemented with other accounts o f the communities 

experience in the PPP process. These sources include: community reports, community plans and joint 

reports (generally involving the two communities of St. Michael’s Estate and Fatima Mansions), 

conference presentations (from the Directions fo r  Social Housing in Dublin City conference, 

November 2004 and The Regeneration Game: public-private partnerships, community participation 

and social housing redevelopment, November 2004, see below) and various correspondences between 

the DoELG and DCC and from DCC (see Letters above).

O 'Devaney Gardens

The employment of participant observation as a research tool provided the researcher with the 

opportunity of charting the progress of the consultation process involved in the regeneration, through a 

PPP model, o f O ’Devaney Garden’s housing estate. The researcher was actively involved in the 

capacity of a participant observer in the regeneration process from March 2004 (just prior to the 

Request for Qualifications (RFQ), a planning document which seeks expressions o f interest from 

developers in the described project, being released by Dublin City Council) until February 2005 (as 

the tendering document, the RFP, was being prepared for release). Detailed written notes were taken 

covering each meeting.

The researcher, acted as participant observer at Community Charter meetings. Regeneration

Committee meetings. Technical Advisory Group meetings and other community meetings (see Table
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5.6 for a breakdown o f meeting attendees). A detailed field diary, docum enting each meeting, was 

kept. This source supplemented with information gathered at follow-up interviews and other 

correspondence with planners, a property development expert, tenants’ representatives and community 

development workers, enabled the researcher to compile an in-depth and experiential analysis o f  the 

specific planning and tendering process used in the O ’Devaney G ardens’ regeneration project and the 

level o f  community participation involved. Using these ethnographic sources, it has also been possible 

to evaluate the roles, positions and relationships o f the various stake holders involved in the PPP 

process: developers, Dublin City Council and the community o f  O ’Devaney Gardens. Levels o f 

community participation in the regeneration process, meanings o f  terms such as ‘consultation’ and 

participation’ and the suitability o f PPPs as a means to regenerate social-housing estates were 

evaluated in this case study.

Table 5.6 The Composition of Various Groups and Committees in the O’Devaney Gardens

Regeneration Process

Regeneration DCC Regional Manager
Committee DCC officials

Six residents of O’Devaney Gardens 
the Gardai 
Health Board
Vocational & Educational Committee 
Local Youth Groups
Residents’ Association in wider neighbourhood* 
An Si'ol, Community Development Project*^^

Technical Advisory Residents, a local community development worker and resident,
Group academic advisors from University College Dublin and Trinity College 

Dublin and representatives from; Dublin Inner City Partnership; An 
Siol, community development project and; the ODG Community 
Development Forum

Community Charter The DCC Regional Manager, DCC officials. Blocks’ Committee
negotiations representatives, representatives from An Siol, the local Community 

Development Project, Urban Capital (DCC’s consultants) and the 
meeting facilitators (Community Technical Aid)

Other community Blocks Committee representatives. Forum representatives residents (and
meetings on one occasion, residents and community workers from Fatima

Mansions)^^

* Representatives from these groups were added to the Regeneration Committee some weeks after its initial 
establishment.

The other community meetings attended were held between May and December 2004. These meetings ranged 
from informal discussions held immediately after other meetings (e.g. Forum meetings and Charter meetings), to 
formal (pre-arranged) discussions. Attendance by residents varied from meeting to meeting.
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Interviews (O'Devanev Gardens)

Background information on tiie estate of O’Devaney Gardens in relation to socio-demographic 

characteristics, community activism, social problems and landlord/tenant relations has been gathered 

from community documents and surveys and supplemented by oral accounts from a number o f 

existing and former residents of the flats complex who had been actively involved in community 

activities. These oral accounts were collected from interviews.

To ascertain the views o f tenants’ representatives on the Community Charter negotiation process and 

the regeneration process more generally, interviews were conducted with three members o f the 

Blocks’ Committee in January and February 2005.

In addition to tenants’ representatives being interviewed, interviews were also conducted with 

representatives from the Community Development Project for the area. An Siol. Two representatives 

who had attended Community Charter meetings were interviewed, as was the Director of An Siol in 

order to provide additional background information on the work o f the CDP. The structure o f 

interviews conducted in the O ’Devaney Gardens case study is included in Appendix 4.

In addition, three planners (a community planner, a lecturer in planning in DIT and a lecturer in 

planning in UCD) were consulted in December 2004 and January 2005, in order to establish the 

specific elements of the planning process involved in the PPP-led redevelopment in O’Devaney 

Gardens. The technical information sought included: the managerial role and the executive function o f 

planning; the nature o f the decision making process under ‘normal’ planning procedures and the 

operation of Part 8 and Part 8 Modified of the Planning and Development Act 2000; the requirements 

and role of Environmental Impact Studies and Environmental Impact Assessments.

An academic from DIT with expertise in property development was also consulted (January 2005) to 

provide general information on tendering processes and to provide specific information on the 

tendering process involved in PPPs.

Con ferences and Fora

Attendance and participation at a number of fora and conferences also contributed to the information- 

gathering process.

In relation to local-authority policy directions, the DCC-organised conference. Directions for Social

Housing in Dublin City, held in the Croke Park Conference Centre on the 16*'’ November 2004,

provided a source for updating the policy profile included in this thesis. Presenters o f papers at this

conference included the Assistant City Manager and community development workers and residents

from O ’Devaney Gardens, St. Michael’s Estate and Fatima Mansions. Details on the participatory
100



Research methodology and information sources

structures of each PPP model and details of each PPP redevelopment proposal were collected from this 

and other aforementioned sources.

The annual Dublin Inner City Partnership Forum (April 2003, April 2004) provided a useful source 

for gathering information on community regeneration issues for a plethora of inner-city communities. 

The Forum comprised a number of presentations from community development workers and policy 

analysts and was followed by policy workshops and a general plenary session.

A conference organised by Threshold on The Regeneration Game: public-private partnerships, 

community participation and social housing redevelopment, (Gresham Hotel, 30'*’ November 2004) 

provided an additional opportunity to document the experience of community representatives and 

community development workers from O’Devaney Gardens, Fatima Mansions and St. Michael’s 

Estate in the PPP-led regeneration process of their social-housing estates.

Conclusion

In summary, the methodology employed for this thesis has involved the triangulation of a diverse 

range of sources and approaches (qualitative and quantitative), in order that the core issues be analysed 

in a thorough manner. Among the methods employed were participative research, interviewing, focus 

groups, surveying (of both land uses and residents) and archival research. Such a nuanced approach 

(including qualitative and ethnographic elements) was necessary given the complexity of the research 

concerns and the conflictual and contested nature of urban governance and social change. The main 

approaches to fieldwork, data collection and sources are summarised in Table 5.7.
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T able 5.7 Sum m ary o f  Sources and M ethods

Source Information Relevance/use
Published Reports & Maps
DoEHLG
Housing Circulars Government housing-policy change Introduction o f  PPPs
Housing Statistics Bulletins Completions, prices & inflation National, Co. & Co. Boro

(Public, affordable, private)
Residential Density Guidelines (1995, 2000) Development densities Case-study development sites, Liberties Coombe lAP
Part V, Planning Act, 2000 Social/affordable housing provisions DCC implementation o f  Part V, Liberties/Coombe lAP

Required L.A. housing strategies DCC Housing Strategy & social mix, Liberties/Coombe lAP

Dublin Corporation/Dublin City Council
Dublin City Development Plan (1999,2005) 
DCC Housing Strategy, 2001

Liberties/Coombe lAP, 1998

Liberties/Coombe lAP, Annual Reports

Land-use map, 2000 (DCC Planning Dept.)

Land-use zoning
Estimated housing demand, 2001-5 
Implementation o f  Part V 
Objectives & policies

Tax-designated sites 
Community Gain arrangements 
Development progress 
Environmental benefits 
Economic benefits 
Social & community benefits 
Ground-floor functions

Newsletters/Newssheets Development jproposals/progress

Liberties/Coombe
Social & affordable housing requirement 
50% social-housing rubric 
Economic, physical & environmental aims 

-Urban design frameworks 
-Mixed use
-Environmental improvements

Proposals fo r  & development on designated sites 
Urban design frameworks, LUAS, traffic plans, QBCs 
Locals employed/in training resulting from  lAP 
Community gain, childcare, community facilities 
Current land uses, various sites, Liberties/Coombe lAP  
Liberties/Coombe lAP

South West Inner City Network Reports
SWICN Action Plan, 1999-2006

SWICN Reports & Observations documents

Socio-economic profile 
Planning & housing issues 
Community stance on lAP 
Operations o f  Monitoring Committee

South-west inner city 

Liberties/Coombe lAP



Source Information Relevance/me
Dublin Inner-Citv Partnership Reports
Round-table Conference Report, 2001 Community views on monitoring lAPs Role o f  Monitoring Committees in Inner-Dublin lAPs
DICP-Gamma, Baseline data, 1999 Deprivation South-west inner city profile

O'Devanev Gardens Communitv Reoorts
Survey of Residents, 2001 Profile o f  households O'Devaney Gardens & PPPs
Five-year Development Plan, 2001 Community-based Plan Recommendations for social regeneration, O'Devaney Gds.

Other Communtiv Reports
Community Visions for St. Michael's Community-based Plan Regeneration o f  St. Michael's estate, Inchicore
Eleven Acres, Ten Steps Community-based Plan Regeneration o f  Fatima Mansions, Rialto
Changing Partners Community- commissioned report on PPP Critique o f  PPP approach
Two Communities in Transition Fatima & St. Michael's estate Community experience o f  PPPs

The Housing Unit
Profile o f Households Accommodated by DCC Hh. composition, income & employment Inner-city social-housing tenants

Thom's Directory
Directories, various years Pre-current land uses Liberties/Coombe, various sites

Newspaper articles, advertisements
House prices Affordability index fo r  inner-city dwellings
Land prices/transactions Various sites, Liberties/Coombe lAP

Central Statistics Office
Census of Population (1961-2002) Demography, socio-econ., tenure Co. Borough, Wards (Inner-40; SWIC 17)
Central Statistics Office (1995-2003) Average earnings, price inflation Construction o f  Housing Affordability Index (Inner Dublin)

CURS TCD, Unpublished Databases
Office database, development 1960-2006 Inner-city Office development Impact o f  Desig. Areas & Liberties Coombe lAP
Inner-city apartments database, 1989-96 Location, scale, types, dates, prices Early phase o f  apartment development
Surveys of apartment residents, 1993, 1995 Household types, tenure, origins Profile o f  incoming 'gentrifiers'
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Source Information Relevance/use
UnDublished Records
DCC Planning files (1996-2003) Residential developments Creation o f  inner-city residential database

Number & mix o f  units Changing character o f  residential development
Previous land use Extent o f  upgrading
Social Housing Exemption Certificate Exemptions from Part V

DCC Planning files, various Planning history o f  specific sites Evaluation o f  implementation oflAP, Liberties/Coombe
DCC Communications with SWICN Social-housing provision Operation and progress, Liberties/Coombe lAP

Projected Area Regeneration plans LA refurbishment policy
LA-owned properties Liberties/Coombe lAP

Letters
DoEHLG to City Manager History o f  St. Michael's regeneration

Relationship DoEHLG & DCC under PPPs 
Asst. City Manager to Councillor Value o f  lands at St. Michael's estate
Asst. City Manager to Blocks Cttee, O'Devaney Timeline fo r  PPP process
Resignation letter Community Rep., Monitoring Committee Liberties/Coombe lAP

PRIMARY SOURCES_____________________________________________________________________________________________________________
Directed field excursions___________________________________________________________________________________________________________
__________________________________________ Physical & land-use change_____________ Orientation, familiarisation Liberties/Coombe lAP area
Site surveys_______________________________________________________________________________________________________________________
__________________________________________ 350 development sites___________________Development status o f350 live planning permissions
Survey of Estate Agents, Nov. 2003__________________________________________________________________________________________________

New launch prices/second-hand prices Inflation in apartment prices from  1995
_________________________________________________________________________________ Affordability Index o f  inner-city apartments___________
Interviews (Liberties/Coombe lAP)

Community Rep., Monitoring Cttee lAP Community experience o f  Liberties/Coombe lAP
Councillor, Monitoring Cttee lAP Community experience o f  Liberties/Coombe lAP
Policy Analyst, SWICN Community experience o f  Liberties/Coombe lAP
Community Planner, Comm. Technical Aid Community experience o f  Liberties/Coombe lAP



Source Information Relevance/use
Personal Communications
Assistant City Manager, Housing Reply to conference-floor question Valuation o f social-housing lands, PPPs
CSO, Chief Statistician (SAPS) Census composition of'Social Class 7'
Housing Dept. Official, DCC Units provided under Part V

Tenant Survey, DCC Social Housing
Household profile 
Living conditions & pressures 
Housing preferences 
Tenure preferences

Focus Groups, Liberties/Coombe lAP
Previous life & economy in the Liberties

Communitv-based interviews
Previous life & economy in the Liberties

Particioant observation
Tenants First Establishment o f  city-wide tenants group Assessment o f development o f local activism & PPPs
O'Devaney Gardens Regeneration Scheme Regeneration Committee meetings Evaluation o f PPP participation process

Community Charter meetings Evaluation o f PPP participation process
Technical Advisory Group meetings Assessment o f community capacity to participate

Interviews fO'Devanev Gardens PPP)
Current & former residents Community experience o f PPP & participation
Community Development Worker Community experience o f PPP & participation
Members o f  Blocks Committee Community experience o f PPP & participation
An Siol, Community Development Project Community experience o f PPP & participation 
Community Planner Planning law re PPPs & social housing regeneration
Academic Planner, UCD Planning law re PPPs & social housing regeneration
Academic Planner, DIT Tendering process & PPPs
Property Development Lecturer, DIT_______ Tendering process & PPPs______________________
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6. U rb a n  P o l i c y  in  t h e  2f^ C e n tu r y :  T ig h t e n in g  t h e  E n t r e p r e n e u r ia l  
S c r e w

The active engagement by the local state in Dublin with an entrepreneurial or neo-liberal agenda has 

become more deeply engrained in its operational activities since the late 1990s. Indeed, it could be 

argued that DCC now represents a major vanguard for applying innovative market-led solutions to 

service and infrastructure provision. Building on the discussion of Chapter 4, this chapter examines the 

evolving governance environment experienced in Dublin in the early twenty-first century. Paying 

particular attention to a number o f central- and local-government policy documents and reports, the 

plans and strategies o f special-purpose authorities, community documentation for a variety of planning 

and housing schemes and drawing on DCC’s planning file database and census data, this chapter 

traces a deepening commitment to neo-liberal approaches to governing and shaping the city.

New Governance Infrastructure

In line with governance shifts internationally, Dublin experienced significant institutional and 

governance reforms at various levels in the early 2000s. While central government had hinted in 1996 

that a shake-up of local-government administration was forthcoming, the shape o f that organisational 

and jurisdictional change was written into law in 2001. In 1998, the Report o f  the Task Force on 

Integration o f  Local Government and Local Development Systems (DoELG, 1998) delineated 

perceived failings of the existing local-government structure. These included the narrow scope of local 

government functions, the weak position of elected Councillors in terms of a policy development role, 

the bypassing of the local state by local development agencies, the existence o f too many central 

controls and the scarcity o f resources available to them (see also O ’Broin, 2002). Infused by both the 

EU’s social inclusion principles and the neo-liberal mantra of increasing competition, the Local 

Government Act o f 2001 emerged from the 1998 report. The stated principles o f the act included 

enhancing local democracy and encouraging greater public participation, improving customer services, 

greater efficiency in the delivery o f services and a better-resourced local government. Importantly, the 

act established a plethora o f new governance structures at local-government level including Local 

Area Committees, Strategic Policy Committees and City/County Development Boards. In theory, the 

formation of this new governance infrastructure represented a strengthening o f the influence o f local 

Councillors and an invitation for civil-society groups to participate in governance (Swyngedouw, 

2005).

However, while the establishment of such structures offered the potential for a greater influence by the 

public in the formation o f policy, there was also a danger that the Strategic Policy Committees (SPCs) 

and the City Development Board could act largely as inconsequential ‘talking shops’ and serve to 

contain debate about policy measures within the confines o f the structures themselves. Indeed, in a
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recent study undertaken by the Centre for Urban and Regional Studies, TCD^^ on the Irish planning 

system, an interview with the former C hief Planning Officer o f  DCC revealed a number o f difficulties 

in the operations o f  the new structures, namely poor attendance levels at SPC meetings and a limiting 

o f discussion o f  significant development proposals in the city from a strategic perspective. Generally, 

local councillors in the Area Committees only discuss planning applications that arise in their area and 

few opportunities arise at City Council meetings to discuss and debate wider issues o f strategic 

importance. Furthermore, the former C hief Planning Officer pointed to how the new structures have 

facilitated the increase in power o f the local-authority manager.

“ [T]he Irish local government system has this person known as a city manager, who is 
absolute and has been made more absolute in recent legislation. The 2000 Local 
Governm ent Act has almost made them a Prince in their own kingdom, you know, and 
absolute power, even in appointing staff and side-lining staff and so on. Very, very 
powerful! The councillors commensurately have lost even more influence” (McDonnell,
2005: 19).

The strengthening o f the powers o f local-authority managers in Dublin has been largely as a result o f 

their strategic involvement in outcome-oriented planning measures such as the lAPs and PPPs, a 

theme that will be discussed in Chapters 10 and 11.

Concurrently with changes to local government structures, other urban governance structures have 

been established in Dublin which will see the significant spatial re-shaping o f  the inner city. One 

important cog in the new governance apparatus relates to the proposal for a Digital Hub on Thomas 

Street in D ublin’s Liberties, a plan which is likely to have a significant impact on the physical and 

social shape o f  the area. The form o f  urban regeneration to be initiated began to take shape in 2001 

when central government established a consultative board comprising statutory agencies and business 

interests^®. Digital M edia Development, to devise a strategy for the proposed Digital Hub. In 

November o f  that year, a Strategy Document was produced which proposed the establishment o f  a 

cluster o f  digital-m edia industries on former Guinness Brewery sites on Thomas Street covering a total 

area o f 3.6 hectares (9 acres). Overall, a mixed-use development was envisaged with residential, 

cultural, retail and recreational functions supplementing the high-tech digital industries and associated 

education and training initiatives. While it was aimed to deliver the project “through public sector 

investment, public private partnership developments and community participation” (Digital Media 

Development, 2001: 5), central government, through the DoELG Enterprise, allocated €130 million to 

be spent on the project between 2001-2002. The funding was used to pump prime the area, first 

through the provision o f  a high-tech broadband network and second, through the Office o f Public

McDonnell, P. (2005) Unpublished archived interview. Centre for Urban and Regional Studies/Combat 
Poverty Research Programme, “Empowering Communities in Disadvantaged Urban Areas: Towards Greater 
Community Participation in Irish Urban Planning?”, CURS, TCD, Dublin

Digital Media Development comprised representatives from the Irish Businesses and Employers Council 
(IBEC), the Irish Council o f Trade Unions (ICTU), Enterprise Ireland, DCC, and the Higher Education Authority 
(HEA).
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Works’ (OPW) acquisition and assembly o f lands for development. Interestingly, the sites involved in 

the proposed Digital Hub were owned by three separate entities; the OPW, Media Lab Europe (the 

anchor company for the enterprise cluster) and DCC.

In 2003, the Digital Hub Development Agency Act was passed which saw the establishment of a 

special-purpose authority to oversee urban redevelopment. However, the Digital Hub Development 

Agency (DHDA) differed from previous authorities in that it was a state body and focused on 

developing an area as an enterprise centre. Furthermore, it did not have any planning powers, with 

planning permission for the development having to be sought via the traditional route. The 

establishment o f the project was explained in the Digital Hub Development Agency’s (DHDA) draft 

development plan (2006):

“The Digital Hub is an Irish Government project with the objective o f creating an 
international centre o f excellence for knowledge, innovation and creativity focused 
around digital media enterprise. Through legislation, the Government established that the 
project would be delivered by a state body, utilising property acquired by the Office of 
Public Works (OPW), and delivered by commercial partnership arrangements with 
developers” (DHDA, 2006: 3).

The Act saw the transfer o f 2.4 hectares (6 acres) of development lands to the DHDA at Crane Street 

and Windmill Lane. These lands combined with sites owned by the OPW and DCC (ca. 1.2 hectares/3 

acres) formed the site o f the Digital Hub.

“In accordance with the Government decision, the lands transferred to the DHDA are to 
be developed under a public-private partnership commercial arrangement with property 
developers. Through a combination o f property sales and rental income, this is to provide 
a sustainable self-fmancing model for DHDA’s statutory remit” (ibid: 7).

In 2003, work began on developing the Digital Hub’s Enterprise Cluster, Crane Street, which by 2005 

comprised 50 companies employing about 400 people and occupying 9,200 sq m o f building space. 

However, in 2005, the biggest employer and anchor company for the Digital Hub, Media Lab Europe, 

rationalised its activities substantially and closed its operations in Ireland. While being a significant 

set-back for the ‘digital’ element o f the Digital Hub project, further plans have been developed by the 

DHDA to expand the enterprise cluster and to develop, amongst other things, a National Digital 

Research Centre between the period 2006-2012.

As written into the legislation, the DHDA was to deliver the project through public-private 

partnerships (PPPs). Under the PPP arrangements, for which the contracts were agreed and signed in 

early 2006, the lands owned by the DHDA (2.4 hectares/6 acres) will be transferred to two private 

developers in return for a cash sum of €72.4 million and about 13,000 sq m of “fitted-out digital media 

office space with an estimated value of €45.7 million” {ibid: 7). The estimated gross value being 

returned to the state in this project is €118.1 million. However, in acquiring the 2.4 hectares (6 acres) 

o f land for development under the Digital Hub, the OPW paid €56.5 million between 2001 and 2002.
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Looking to the future, the high underlying value of the land in the Digital Hub has led to the 

submission of planning proposals for unprecedented high-rise and high-density developments. In June 

2006, planning permission was sought for the 1.1 hectare (2.7 acres) site for a mixed-use development 

of 11 blocks ranging in height from 9 to 49 storeys accommodating, amongst other things, over 38,398 

sq m (413,312sq ft) of office space, a 360-bedroomed hotel plus 85 apartment-hotel units above and 

125 apartments. The building heights of the streets involved traditionally range from 2 to 4 storeys and 

the Liberties already represents one of the most densely developed areas of the city. Planning 

permission was rejected in September 2006 on the basis that the unprecedented height of the buildings 

would “seriously impact on the identity, character and scale of the inner city” and that to grant 

permission would set an undesirable precedent “for the proliferation of developments of such 

excessive scale and would impact unacceptably on adjoining properties” (DCC 2006, quoted in 

Morgan, 2006).

It remains to be seen what shape the Digital Hub will take in the coming years and indeed what the 

outcomes of the innovative participatory structure, the ‘Community Public Private Partnership’, will 

be. Nevertheless, the case of the Digital Hub provides further evidence of Dublin’s patchwork urban 

governance landscape where considerable opportunities have been created for the involvement of the 

private sector, statutory agencies and community groups in shaping the cityC^^t for which the 

distribution of power is unclear and for which there remains limited strategic overview ^

Entrepreneurial Planning Policies

The new governance arrangements forming in Dublin city have stimulated an associated shift in the 

direction of local government’s policies and plans. The flexible and entrepreneurial approach to 

planning the city was enshrined in DCC’s Dublin City Development Plan of 1999, wherein the plan 

was intended to be a “more stream-lined strategic plan, capable of responding to the complex 

development needs of the city” (Dublin Corporation, 1999: 9). The lAPs were to form a central tool 

for the implementation of the underlying principles of the city development plan.

The Liberties/Coombe lAP

As outlined in Chapter 4, the DoELG approved the proposed integrated planning approach to area- 

based urban regeneration in 1998. Focusing on areas with a spatial concentration of physical decay, 

economic disinvestment and social deprivation “in need of regeneration” (SWICN, 2000, see Chapter 

5), five Integrated Area Plans (lAPs) were prepared for inner-city areas including, the HARP, the 

North-East Inner City, the Liberties/Coombe, Kilmainham Inchicore and O’Connell Street. The local- 

area plans included social, economic and environmental targets and incorporated a strong community 

emphasis with, in some cases, specific community gain targets including the provision of social
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housing. The lAP documents generally followed the same structure and headings for four of the lAPs 

in the inner city. However, the contents of the O’Connell Street lAP differed significantly due to its 

distinctive and largely homogeneous commercial functional character.

Figure 6.1 Wards included in the Liberties/Coombe lAP
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ch Quay C
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t
N

Boundary line of the Liberties/Coombe lAP

Source: A daptedfrom  Dublin Corporation, 1998

The Liberties/Coombe lAP is the largest of the lAP areas in inner Dublin covering an area of 251 

hectares (620 acres) and encompassing ten of the seventeen wards of the SWIC (Figure 6.1). As stated 

in the original lAP document produced in 1998, “the Plan’s objective is to bring about sustainable 

urban regeneration by integrating physical, social and economic interventions to address the key issues 

in the area” (Dublin Corporation, 1998:1). The lAP set out 15 detailed objectives in line with the 

three-pronged approach as set out in Table 6.1. These objectives were organised into Renewal 

Strategies that consisted of thematic objectives with, in some cases, specific area-based targets under 

the following headings; land use; environment; employment; education and training; health, 

community and amenity; housing; archaeology and conservation; tourism, arts and culture; and 

transport and movement.

The main spatial element of the plan was organised through the identification of eleven Renewal 

Framework Target Areas (Figure 6.2) for which the Corporation developed guideline planning 

principles in relation to land uses and functions of targeted streets. Subsequently, more detailed Urban 

Design Framework Plans were devised for each of the renewal framework target areas with outline 

planning specifications being devised for each site with potential for redevelopment. The 

specifications related to land-use zoning and the desired functional use of buildings (and floors within 

buildings for mixed-use developments), building heights and maximum allowable internal floor area 

and design aspects, such as building form and line, in an attempt to reconstruct the line of some 

streets.
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Table 6.1 Objectives of the Liberties/Coombe lAP, 1998

■ Achieve sustainable urban regeneration through a framework o f  intervention that 
achieves a balance between social, physical and economic renewal.

■ Attract significant investment to underpin the three-pronged approach o f economic, 
social and physical renewal.

■ Consolidate existing industry and create a positive framework to attract a broad base o f 
small light and incubator industry.

■ Improve the quality and amenities o f both private and public housing.

■ Encourage the provision o f a range o f housing types and a variety o f  tenures.

■ Exploit the area’s close location to the Central Business District and develop synergies
with the HARP area.

■ Develop the tourism industry in the area including the provision o f  an adequate tourism 
infrastructure, creating maximum spin-off for the local economy.

■ Create mechanisms and framework to ensure that the social dimension o f urban
renewal extends tangible benefits to local residents.

■ Ensure that education and training are key components in framework interventions to 
address social disadvantage and exclusion.

■ Create a widespread mixed land use culture.

■ Consolidate the antique trade in Francis Street.

■ Create a physical renewal based on reinforcing the coherence o f  the street as an 
essential building block in the urban form o f the area.

■ Rebuild the urban fabric o f Cork/Coombe and M arrowbone Lane combining 
appropriate infill with models o f mixed use development.

■ Achieve a radical leap in the quality o f the public domain.
■ Restore the civic character o f  a number o f key urban spaces including Commarket, St.

Catherine’s Precinct, Newmarket and Dolphin’s Barn Village.

Source: Dublin Corporation, 1998

Figure 6.2 Liberties/Coombe lAP Target Areas for Regeneration, 1998

The target areas are as follows:

A Thomas Street /  James’s Street. 
B Cork Sti'eet/T he Coom be.
C Marrowbone Lane.

D Francis Street.
E Meath Street.
F Bridgefoot Sf^eet.
G Fatima Mansions,

H Theresa’s Gardens.

I Dolphins House.

J The Grand Canal,
K Corr.market /  Bridge S t ./

r n -I F #

Christchurch

Source: Dublin Corporation, 1998



Under the lAP, the Corporation had applied to the DoELG for tax designation under the 1998 Urban 

Renewal Scheme on sites within five o f  the eleven renewal framework target areas on the basis o f 

these areas’ need for physical regeneration^', their prevalence o f social problems and their underlying 

weak economic base. These areas included Thomas Street/Jam es’s Street, Cork Street/The Coombe, 

Marrowbone Lane, Francis Street and Meath Street (areas (a) to (e) in Figure 6.2) and target area (f), 

with Bridgefoot Street subsequently included in 1999.

The tax incentives formed a central tenet o f the plan and provided Dublin Corporation with a tool to 

entice private-sector capital to redevelop sites in line with the C orporation’s m aster plan for the area 

and, importantly, to realise planning gains for the local community. In the initial plan (Dublin 

Corporation 1998), it was envisaged that for some tax-designated sites identified by the Corporation 

for redevelopment (particularly on M arrowbone lane), 15 per cent o f  developm ents was to consist o f 

social and/or affordable housing. Furthermore, details o f a Community Gain Contribution were 

included which sought to impose a development levy o f  15 per cent o f  the site value on key 

development sites. It was envisaged that the monies arising from the levy would be invested in the 

provision o f  community and leisure facilities locally.

In line with the formal commitment to integration and equity, the proposed structures for 

implementation o f  the Liberties/Coombe lAP were similar to the structures o f  the HARP project. A 

cross-sectoral steering group with “wide representation from public, private and community sector 

groups recognised as having a role and associated with the Plan area” was to be established “to guide 

the implementation” o f the lAP and a multidisciplinary project team and project m anager from Dublin 

Corporation was appointed to implement the plan and to report to the steering group {ibid:\2S). The 

promotion o f  a marketing strategy was also included as a key principle o f  the structures for 

implementation.

“A clearly focused marketing strategy exploiting the strengths o f the Area and a sustained
effort are required if  the targets and aspirations o f the plan are to be achieved” (ibid: 126).

Two key aspirations underpin the Liberties/Coombe lAP. The first reflects an ambition to develop the 

area as a mixed-use quarter o f  the city where residential, commercial and recreational functions are 

envisaged. A second aspiration is more ideologically based. The desire to increase the social mix o f 

the area is most clearly reflected in the housing objectives o f  the plan. As detailed in Table 6.1 above, 

one o f the aims o f  the lAP was to encourage a variety o f tenures and, in num erous instances in the 

plan, reference is made to the high concentration o f  social housing that exists in the Liberties area. 

There is recognition in the document that previous urban renewal schemes engendered a process o f

The need for regeneration was established through demonstrating that these areas “had a high incidence of 
dereliction/vacancy, inappropriate/conflicting uses; fractured urban form and unrealised potential” (Dublin 
Corporation, 1998: 107).
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gentrification and it is conceded that the new residents are generally single, mobile professionals who 

“tend to have short term aspirations, living in the city for only one phase o f their lives, making little 

commitment or contribution to their new neighbourhood” {ibid\56). There is an ambition expressed in 

the lAP to attract families to live in the inner city and to provide additional social-housing units and 

improve housing amenities. Indeed, under the heading, ‘future social housing’, the lAP recognises the 

increased demand for social-housing units and makes a useful recommendation to address that need.

“The South West inner city has few substantial land banks and the opportunity for new 
social housing units are limited. New sites need to be identified on Cork Street and in 
association with other renewal sites, for social housing and mixed housing proposals” 
(Dublin Corporation, 1998: 52).

While the lAP encompassed a much wider meaning of urban regeneration than preceding urban 

renewal initiatives, it is important to point out here that the lAP approach from its inception was 

underpinned by the attraction of private-sector investment. The HARP project had received over 

IR£12 million (€15.2 million) in public funding (half from EU Structural Funds and half from Dublin 

Corporation), However, no such public funding existed for the Liberties/Coombe lAP and instead the 

project team was to act as co-ordinator in the targeting of existing sources o f public funding. Thus in 

reality, the implementation of the lAP was heavily dependent on private-sector funding and on the co

operation of developers.

T a b le  6.2 P ro v is io n s  o f  th e  U rb a n  R enew al S chem e for lAPs 1999

1. Capital allowances for commercial development amounting to 50 per cent o f the capital 
involved, whether the building be owner-occupied or leased.

2. Capital allowances for industrial development amounting to 100 per cent o f the capital 
involved for buildings that were owner-occupied, or 50 per cent o f the capital involved for 
buildings that were leased.

3. Capital allowances for hotel development of 15 per cent of the net construction costs for 
each of the first 6 years amounting to 90 per cent of the capital involved.

4. In addition to normal mortgage interest relief, owner-occupiers of private dwellings erected 
or reconstructed during the operation of the scheme were entitled to an allowance o f 5 per 
cent o f the net construction/reconstruction cost for each o f the first 10 years, amounting to a 
total o f 50 per cent of building costs. Additionally, for the refurbishment o f residential 
buildings, owner occupiers were entitled to an allowance of 10 per cent o f the net 
refurbishment cost for each of the first 10 years, amounting to a total o f 100 per cent o f 
building costs.

5. Furthermore, under the lAPs, tax incentives under the Living Over the shop (LOTS)
schemes applied. The package included capital allowances o f 100 per cent o f refurbishment 
costs, capital allowances on the commercial development at ground-floor level, double rent 
relief for tenants of commercial units for the first 10 years and rates remission on a 
graduated scale up to 10 years._______________________________________________________

Source: DoELG (1999) Urban Renewal Scheme Guidelines

In the subsequent approval of the Liberties/Coombe lAP by the DoELG in 1999, a package of tax- 

incentives was endorsed for 100 sites within the area amounting to 12 per cent o f the overall 251 

hectare (620 acre) lAP area. These are listed in Table 6.2. The incentives covered new development.



and refurbishment with a mixed use o f commercial and residential functions. In order to qualify for tax 

incentives on designated sites, each development was officially required to contribute ‘community 

gain’ to the lAP area.

With the production o f Monitoring Guidelines by the DoELG in 1999, an alteration was made to the 

originally proposed structures for implementation. Instead o f a cross-sectoral steering group being 

established as outlined in the HARP and Liberties/Coombe lAP document o f 1998, the 1999 DoELG 

guidelines detailed that a cross-sectoral monitoring committee should be established to “monitor 

progress on the implementation o f the lAP and to provide guidance on how delays or barriers to 

implementation can be eliminated” (DoELG, 1999: guideline 2.1). This alteration was made without 

an explanation as to why a pro-active steering group became downgraded to an after-the-fact 

monitoring committee.

In mid-1999, the Monitoring Committee for the Liberties/Coombe lAP was established and included 

three local-authority representatives, four community group representatives'^^, and one representative 

from each o f the following: business; the trades council; architectural, historical and conservational 

interests; the construction trade; and local traders. Additionally, a multi-disciplinary project team and a 

project manager from Dublin Corporation were appointed. Officially, the project team, in consultation 

with the monitoring committee, was responsible for the implementation and administration of the lAP. 

The DoELG produced the 1999 Urban Renewal Scheme: Monitoring Guidelines in April o f that year. 

Under the guidelines, the monitoring committee was required to establish performance indicators so 

that progress on the lAP’s implementation could be measured. The local authority was to prepare and 

submit to the monitoring committee, six-monthly reports and publish an annual report. Detailed 

guidelines on the layout and outline content of the progress reports were included in the Monitoring 

Guidelines with the progress reports structured under the following headings: (I) Physical 

Development, (II) Economic Benefits, (III) Social and Community Benefits, (IV) Environmental 

Benefits and (V) Marketing and Promotion. Importantly, under Physical Development, the progress 

reports were to include, amongst other things, details on the “number o f houses constructed including 

a breakdown between social and private housing” and under section 5.18 o f the 1998 Urban Renewal 

Guidelines in relation to social housing, “the overall objective should be to ensure that at least 15% of 

additional bedspaces provided in the total area covered by the lAP shall be social housing” and that 

“information should also be compiled to assess the mix and affordability o f houses, both in terms of 

design and price range and to provide a breakdown of what proportion o f houses are being owner 

occupied, privately rented and social housing” (DoELG, 1999, G.3.4).

Originally, the Monitoring Committee had three community representatives. However, a forth community 
representative was added in 2001.
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Community Gain Requireniefits

A key issue for the monitoring committee and for the community sector in particular in the 

Liberties/Coombe lAP, was the issue o f ‘community gain. In the initial lAP document, the concept o f  

community gain was quite vague and as expressed in the first annual report o f  the Liberties/Coombe 

lAP in 2000, “the absense o f a clear definition o f what community gain is and the fact that it is 

equated with community levy as a source o f finance has led to confusion in the matter” 

(Liberties/Coombe lAP Annual Report, 2000:11). The local state then developed a more detailed 

explanation as to what could be accepted as community gain, including the preface that it would be 

negotiable with developers.

1. The allocation o f a percentage o f residential development for social and/or affordable 
housing to be purchased by agreement by the local authority

2. A financial contribution based on a percentage o f the current site value -  the 
contribution to be invested in the provision o f community and leisure facilities in the 
Plan area

3. Provision o f facilities/opportunities within the physical development, e.g. play areas, 
youth club facilities, training workshops, low cost offices, community resource centers, 
pedestrian links to new or existing spaces, creation or enhancem ent o f small 
neighbourhood squares or parks, etc.

4. The development itself, as in, for example, the preservation or restoration o f a building 
o f historical or architectural merit or in the remodeling o f shopfronts or facades to meet 
with the objectives o f the lAP

(Liberties/Coombe lAP Annual Report, 2000: 11)

In 2001, further details were included in relation to community gain. A fifth category was added to 

community gain to include “provision o f permanent employment opportunities and training for 

members o f  the local com m unity” (Liberties/Coombe lAP Annual Report, 2002: 14). Furthermore, in 

relation to community gain categories 1 and 2 above, the Economic Unit o f  DCC (formerly Dublin 

Corporation), detailed that 15 per cent o f new residential schemes were to be sought for social and 

affordable housing at cost price^^ or, as an alternative, a financial contribution towards a community 

gain fund, calculated at the rate o f  €4,400 per apartment for residential developm ents would be sought. 

For housing refurbishment, the refurbishment itself sufficed as community gain and for commercial 

developments comprising a gross fioor area o f more than 350 square metres, a rate o f €41 per square 

metre o f gross internal fioor area was to be sought.

The reforms to community gain devised by Dublin Corporation/DCC, reflected a significant 

concession to developers who had exhibited limited interest in availing o f the tax incentives due to the 

existence o f  community gain clauses (Liberties/Coombe lAP Annual Report, 2000). Indeed, the

Cost price here included site cost, construction cost, professional fees, etc. (DCC, 2002)
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implementation o f the lAP by the local state, including the community gain element was, from the 

outset, closely linked with the private sector and depended on a working relationship with developers. 

The reforms outlined above were devised by the Economic Development Officer following 

discussions with developers as to the workability o f the community gain requirement. Moreover, the 

final amount o f community gain to be extracted from development sites was the subject of further 

negotiation between developers and the Economic Development Officer (Liberties/Coombe lAP 

Annual Report, 2002). This mechanism could be criticised on the basis o f a lack o f transparency where 

the method of calculation for the final amount o f community gain was not made explicit, nor was the 

method used in calculating the financial contributions from new residential and commercial 

developments. Furthermore, the reforms to community gain coupled with DCC’s decision in its 

Housing Strategy o f 2001, to exclude wards from receiving social-housing units that may have 

accrued from Part V of the Planning and Development Act 2000, significantly reduced the likelihood 

of social housing being contributed as community gain under the Liberties/Coombe lAP.

From an examination o f the annual progress reports from 1999 to 2003, it is clear to see that initial 

progress on the social aspects o f the lAP was slow to materialise while the physical redevelopment of 

the lAP area proceeded apace on both designated and non-designated sites. Although the broad 

structure o f the reports followed the DoELG’s 1999 Monitoring Guidelines, there were significant 

gaps in the detail with little attempt being made to measure social-housing output as a proportion of 

the total new housing output or to measure changing house prices.

Sellins the lAPs

As mentioned previously, a key element of the implementation strategy was the development of a

strong marketing strategy to promote the lAP area and essentially to compete with other area-based

urban regeneration projects for investment capital. Through its lAP Project Team and Development

Advisory Team, the local state has been very pro-active in encouraging the development of tax-

designated sites with the 2000-2001 annual report outlining how “the Project Team continues to assist

owners to develop their vacant or derelict sites and properties” via personal communication

(Liberties/Coombe lAP Annual Report, 2001: 6). Indeed, considerable promotional and boosterist

language is employed in the lAP progress reports. For example, the Project Manager in the 2003

annual report finds it “encouraging to see the area being described as a “fast developing growth area”

by various independent commentators” (Liberties/Coombe lAP Annual Report, 2003:2). The words of

‘renewal’, ‘revitalisation’ and ‘regeneration’ appear throughout the reports and there is a clearly

discemable approval o f the physical redevelopment being promoted. In referring to the regeneration of

the quays in the Liberties area, the same lAP annual report states that there are “a significant number

of sites ripe for redevelopment” and that to “examine these issues and bring forward proposals, the

Planning and Economic Development Department are preparing a study o f the South Quays from the

Civic Offices to Heuston” {ibid: 6). It is clear that redevelopment has an inherently positive meaning
116



Urban policy in the 21''' century

under the lAP, while little consideration is given to the negative effects o f gentrification being 

exacerbated under the plan nor to the fact that, elsewhere in the report, it is conceded that considerable 

difficulties have been experienced in pursuing the social and economic aspects o f the lAP (see 

Chapters 9 and 10). Elsewhere, in a report on integrated area planning in Dublin prepared for the EU 

Entrust Project '̂^, Corcoran and DCC Entrust Team Members (2003:3) also engage in urban 

boosterism when describing the progression of the lAPs:

“The Cork Street/Coombe Relief Route has just been completed, but there is still much 
dereliction along the route. It is hoped, however, that sites along this route are in the 
process o f being sold to private developers, and that these will provide affordable housing 
and new businesses along the route. This will lead to increased economic development in 
the area. There are already signs of “gentrification” in Francis Street, which has seen new 
developments over the last few years. New apartments are being constructed throughout 
the Liberties-Coombe area, and these are often snapped up quickly by professionals who 
want to be close to the city centre. These apartments offer good value, as many of them 
are near the Digital Hub campus, and Quality Bus Corridors”.

The report goes on to say that the Liberties-Coombe lAP “ is progressing well” citing the long-awaited 

completion o f the Cork Street Relief Route and plans to develop the Digital Hub {ibid: 10). The report 

also states that “there is great interest from developers in the area about sites for sale” and that all of 

“these physical developments are having a knock-on effect on the social, economic and community 

development of Liberties-Coombe” {ibid: 10). Throughout the report, there is little attempt made to 

acknowledge the unequal and class-specific distribution of benefits and disbenefits inherent in the 

process o f gentrification, representing another uncritical evaluation of the considerable physical and 

social transformation of an inner-city area as projected through metaphors of death and rebirth and 

accounts o f urban decline to urban rejuvenation (Logan and Molotch, 1987; Smith, 1996).

Clearly, the deepening entrepreneurialism in Dublin exemplified in micro-area planning, can be 

posited within the dichotomous tendency internationally for local government to become engaged in 

boosterist politics and place promotion while simultaneously rationalising substantially its 

commitments to welfare services and other infrastructure (Hall & Hubbard, 1998; Swyngedouw, et al., 

2003a). It is to the state’s withdrawal from housing provision that this chapter now turns.

Housing Policy

Recent departures in housing policy in Dublin offer a useful insight into the changing role o f the local 

state. The deepening retrenchment of welfare service provision particularly in housing illustrates a 

growing pervasiveness of a neo-liberal governance ethic. While, on the one hand, Dublin has 

demonstrated a period of active state building and the rolling-forward of entrepreneurial planning

ENTRUST was a research project supported by the European C om m ission under the Fifth Framework RTD  
Programme and contributing to the im plementation o f  the Key A ction 4; “City o f  Tom orrow and Cultural 
Heritage" within the Energy, Environment and Sustainable D evelopm ent them atic programme.
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policies at the local level, there has also been a conscious rolling-back o f the local-govemment’s 

responsibilities in relation to housing provision. The dichotomous reformation o f the local state is 

elucidated most clearly in its policy to engage in public-housing renewal in partnership with the 

private sector.

PPPs as Social-Housing Policy?

Accounts of entrepreneurial governance include frequent references to partnership between the state 

and the private sector (Harvey, 1989a). In the late 1990s in Ireland and drawing on American 

economic principles, the promotion of public-private partnerships as a means of delivering 

infrastructural projects became a significant feature of national policy and considerable institutional 

infrastructures were established to hasten their initiation (Hearne, 2006). Typically, partnerships with 

the private sector have been undertaken for major urban redevelopment projects, in for example, urban 

development corporations, or for major infrastructural projects, in the provision o f roads. In Dublin, 

however, local-authority housing estates have become test sites for a new public-private partnership 

initiative. Increasingly, local-authority flats complexes that have suffered long periods of neglect and 

declining levels o f maintenance are being transformed through the mechanism of public-private 

partnerships (PPP). This new departure in housing policy is set to have a major impact on local- 

authority housing provision in Dublin’s inner city.

The adoption of PPPs as a method of regenerating large social-housing estates in inner Dublin 

originated with the central government’s insistence that refurbishment and renewal schemes be self 

financing. Up to this point, the refurbishment or redevelopment of local-authority housing was carried 

out under central government’s Remedial Works Scheme (1985) and was funded by exchequer grants 

and/or by a portion of the proceeds of the sale of local-authority houses (Norris, 1999). However, a 

Housing Circular issued by the DoELG in September 2001 signified that a substantially different 

approach to social-housing renewal was imminent:

Local authorities should consider the extent to which additional housing supply can be 
brought on stream through PPPs between local authorities and private developers utilising 
suitable local authority lands.

(DoELG, Circular H S 13/01, 2001)

This message was further reinforced in June 2003 by Central Government’s PPP Unit which 

confirmed that projects costing more than €20 million were to be considered for PPP (DoELG, 

Circular PPP 2/03, 2003).

DCC has embraced this directive and taken the lead in initiating PPP-based regeneration, wherein a 

joint venture is negotiated with a private sector developer. The publicly-owned land is developed to 

provide an agreed number o f social and affordable units (returned to the local authority), while the
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remainder is developed as private housing for sale on the market. In essence, the “untapped” 

commodity value of public-sector land is offered to private-sector developers in return for a negotiable 

number of social housing units and community facilities.

The first three test-sites for social-housing regeneration through a PPP approach were located in inner 

Dublin. Between 1999 and 2002, the community of Fatima Mansions, a social-housing flats complex 

comprising 15 four-storey blocks with 394 flats in the south-west inner city^^, was in a process of 

negotiation with the local state to begin a major regeneration project. In 2000, the local community 

representative structure, Fatima Groups United (FGU) devised a vision for the estate highlighting 

social as well as physical regeneration objectives (FGU, 2000). This vision was followed a year later 

with the production by DCC of a draft master plan for the housing estate. While some private units 

were to be provided, it was envisaged that significant community and sports facilities and about 220 

local-authority units would be provided under the plan. DCC applied to the DoELG for approval and 

the project was to be funded by a combination of exchequer grants and from the proceeds of the sale 

o f the land element for private development. However, in September 2003, the community was 

informed that funding for the project had been withdrawn by central government and that regeneration 

would instead be delivered through a public-private partnership.

St. Michael’s Estate, located in Inchicore and slightly v/est o f Fatima Mansions is a local-authority 

flats complex built in the 1970s and comprises 346 flats in 14 medium-rise blocks. In a similar vein to 

Fatima Mansions, the community representative bodies in St. Michael’s Estate, developed a strategy 

for the physical and social regeneration of the estate, entitled Past, Present, Future: a community 

vision fo r  the regeneration o f  St. Michael's Estate (St. Michael’s Estate Regeneration Team, 2002). 

Following two years of negotiations between community representatives and DCC, an agreed master 

plan was drawn up for the estate in 2003. As in Fatima, there was to be a mix of tenures but the 

redevelopment was to include community facilities and 170 social-housing units. It was envisaged that 

most o f the funding would be by way of direct exchequer funding. However, in November 2003, the 

application for funding was rejected by the DoEHLG and DCC was directed to pursue an alternative 

plan (see Plate 6.1).

The O’Devaney Gardens housing estate, located in north-west inner Dublin and just a few hundred 

yards north of the south-west inner city area, comprises 276 flats set out in 13 four-storey blocks and 

was constructed in the early 1950s. In O’Devaney Gardens, the community representative 

infrastructures were not as well developed as those of Fatima Mansions or St. Michael’s Estate. 

Although in 2001, a five-year development plan had been compiled by the community structures, the 

O’Devaney Gardens Community Development Forum, there was no significant regeneration plan in

Fatim a M ansions lies w ith in  the L iberties/C oom b e lA P  area.
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the pipeline in the early 2000s. The only significant proposal for the estate was to build a new 

community and youth facility in the vicinity of the football pitch for which funding o f IR£1.25 million 

(€1.58 million) was granted in early 2001 by the Young People’s Facilities and Services Fund 

(YPFSF). However, the money for the youth facility was never drawn down and in May 2004 it was 

announced that the entire estate o f O ’Devaney Gardens was to be redeveloped under a PPP 

mechanism. Hitherto, there had been no serious negotiations between community representatives and 

the local authority relating to the regeneration of the estate and when plans for regeneration emerged, 

the only option presented was the PPP approach (see Plate 6.2).

The PPP approach to social-housing regeneration may appeal to local authorities in that the renewal of 

a proportion of the stock can be achieved on what has been referred to (somewhat deceptively) as a 

‘budget-neutral’ basis. In the short term, the local authority does not have to generate capital funds to 

invest in the reconstruction o f dwellings because that capital can be extracted from the value of the 

land transferred. However, in the medium- to longer-term, the PPP approach acts to asset-strip the 

local authority, acquiring those assets at levels significantly below market values. A closer analysis of 

the mechanism reveals a serious imbalance in terms of who is likely to benefit and who is likely to 

lose from these partnerships arrangements where not only can the PPP approach be criticized from a 

broad social-policy perspective but its very economic basis seems often to be fundamentally flawed.

Unsatisfactory economic rationale o f  PPPs

Any housing regeneration or development project clearly requires the investment o f socially-produced 

resources: labour power and physical materials. The local-authority owners o f estates and any current 

tenants are necessarily and directly involved in the process o f estate regeneration. Private-sector 

contractors would also commonly be engaged to undertake construction or refurbishment. Thereafter, 

important questions arise. As private-sector profitability has to be paid for, just how does the 

involvement of a private-sector partner in addition to the building contractor make for social 

efficiency in the operation o f renewal? Where do the resources come from to provide the partner with 

the required profit?

At given level o f input o f resources, private-sector profitability may be derived from cost savings in 

three potential ways:

a) By the private sector's ability to create cost efficiencies in the management o f  renewal when 
compared to in-house management by DCC staff Such an argument for the use of PPPs 
would represent a clear statement of no confidence in DCC Housing Department's 
management abilities and is belied by the high quality o f the renewal schemes already 
completed under its direction.
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b) By the private sector's being able to gain access to cheaper finance  than that available to 
public authorities. Given the public-sector's high credit rating, this is a highly unlikely 
scenario.

c) By cost cutting in terms o f the quality of labour inputs and/or materials used. If this were 
possible, it might give considerable cause for concern over the quality o f the final product 
created by the PPP arrangement.

In fact, it is more likely that the inclusion of any private-sector party in the regeneration process must 

create a need to expend additional resources to meet the private-sector's profitability requirements for 

engagement in the process. It is most likely that this requirement would be met by the direct transfer 

o f  public-sector equity/value to the PPP partner. This value transfer is most easily disguised and 

effected through the transfer o f  land at a cost significantly below its market value. Far from increasing 

the social efficiency of renewal schemes, PPPs are likely to embody an actual loss o f value through the 

transfer of additional social resources to the private-sector partner.

These are sites that have gone through many years of decay and policy neglect, which nonetheless are 

now newly seen as very lucrative, notably due to their central locations in a city undergoing rapid 

gentrification and their proximity to light rail (Luas) stations, provided at enormous public expense. It 

is significant that the first three test cases for the redevelopment of local-authority housing estates 

using a PPP approach are all close to this recently implemented transport infrastructure. As the new 

form of urban governance rolls out, the local state seems keen to capture short-term gains from the 

commodification of land that hitherto had been unavailable to private development, with little 

consideration given to the substantial long-term losses to the state.

Land sales

As illustrated above in relation to the social housing aims of the Liberties/Coombe lAP 1998, local 

authorities often refer to the decline in the number of sites available for the development of public 

housing, as a key reason for reduced levels of housing output. However, Dublin Corporation/DCC has 

been engaged simultaneously in selling publicly-owned sites for commercial uses since the mid-1990s, 

many of which were previously ear-marked for social housing. As outlined in Chapter 4, the 

establishment of the Inner City Development Team (ICDT) in the mid-1990s (discussed in Section 2) 

provided a key link between developers and inner-city tax incentive sites and acted as a catalyst for 

developing land previously owned by the local authority (M'Guirk & MacLaran, 2001). Under 

conditions of deepening entrepreneurialisni and partnership with the private sector, the sale and 

transfer o f publicly-owned land has continued. While initially the sale o f local-authority owned sites 

may have been due to the poor state of the public finances at both central and local-govemment levels, 

there seems little justification for continuing this policy considering the substantial increases in public 

revenue and the substantial budget surpluses from the mid-1990s and the increasing need for
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additional social housing. Therefore rather than being based on monetary constraints, the policy of 

selling public sites is motivated by a particular political ideology.

Extending the 'right to buy ’ to fla ts complexes

Another example of the privatisation o f social housing has been the promotion of Tenant Purchase and 

Shared-Ownership Schemes, whereby local-authority tenants can buy the dwelling units currently 

being rented. It has been estimated that over two-thirds, or about 230,000 units o f all local-authority 

housing built in the state since 1930 have been bought by tenants (Drudy and Punch, 2005). Take-up 

of these schemes was particularly high in the mid-1980s, reducing significantly the total stock of 

public housing. While take-up o f the schemes has since reduced, tenant-purchase and shared- 

ownership schemes nonetheless contribute consistently to declining overall stocks o f local-authority 

housing. In the Inner-40 wards in 1991, 663 households were in the process o f purchasing their 

dwelling unit from the local authority, while there were 10,233 households renting their local- 

authority units. By 2002, 1,950 households were in the process of purchasing, while the number of 

households renting from the local-authority had fallen to 8,111 (CSO, various years).

To date, tenant-purchase schemes have been limited to the sale of houses. However, the local- 

authority housing stock (of county boroughs in particular) consists of houses and flats complexes. As 

outlined by the Assistant City Manager at a housing conference in November 2004, DCC has made 

efforts to facilitate the sale o f local-authority fla ts  to sitting tenants (Kenny, 2004). In 2001, 44.3 per 

cent o f DCC’s housing stock consisted o f flats (Housing Unit & DCC, 2001). Potentially, a sale-of- 

flats policy in conjunction with other privatisation policies (notably the use of public-private 

partnerships to redevelop social-housing flats complexes) would almost certainly diminish and 

possibly eliminate the stock o f local-authority housing in inner Dublin.

Supply

In 2004, there were almost 7,000 households on DCC’s housing waiting lists and this figure will 

almost certainly continue to rise’. At a time of annual record housing output since 1994, social- 

housing provision has declined considerably as a proportion of the total. In 2004, 75,954 housing units 

were completed in Ireland. Social housing (including local-authority output and output from the 

voluntary and co-operative sector) accounted for just 7 per cent o f the total. The state had played a 

much more active role historically in the provision of housing, accounting for almost 50 per cent of 

national output in the 1950s and about one third of national output in the 1970s.

' At the current time of acute housing shortage, it is noteworthy that DCC's dwelling stock included more than 
2,000 units which were being kept vacant (CSO, 2002).
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In Ireland, it is estimated that social-rented housing accounts for only 7.9 per cent o f  the total housing 

stock compared to an EU average o f 13.4 per cent and a U.K. average o f 25 per cent (Norris & Shiels, 

2004). Dublin City and County has higher concentrations o f social housing than in the rest o f the 

country but provision by the Dublin local authorities fell dramatically in the 1990s, with only 20,184 

units being provided in that decade compared to over 42,000 in the 1980s, despite significant increases 

in numbers on the housing waiting list.

Planning and Development Act 2000, Part V

The Planning and Development Act 2000 represented the most important piece o f planning legislation 

since the Local Government Act o f 1963 with many o f the conditions o f  the Act relating to housing 

provision. Part V o f the Act represented an innovative and controversial planning initiative and was 

introduced with the aim o f  addressing the social housing and affordable housing demands that were 

largely ignored during the 1990s in spite o f high levels o f housing completions nationally. Under the 

legislation, Part V imposed conditions on private residential development with developers required to 

transfer up to 20 per cent o f  their sites to the state for use as social and/or affordable housing or up to 

20 per cent o f  the completed dwelling units. Part V o f the Act also required local authorities to 

develop a housing strategy as an integral part o f their development plan with an audit being conducted 

on income levels o f the population and o f the housing tenures and types required. Furthermore, 

Section 94 o f  the Act required local authorities to ensure “that the proper planning and sustainable 

development o f  the area o f the development plan provides for the housing o f  the existing and future 

population o f the area in the manner set out in the strategy” (DoELG, 2000a: 110). Essentially, local 

authorities were compelled to ensure that they had enough land zoned for residential development to 

meet projected population increases. By using this mechanism o f  the private sector and the planning 

system to provide social housing, it was argued that local authorities would have access to very 

expensive, scarce inner-city land. A further aim o f the Act was to “ increase social mix” and “to avoid 

undue social segregation” through the development o f mixed-tenure residential developments. In order 

to speed up the delivery o f  much needed affordable housing, a ‘w ithering ru le’ was included in the 

legislation under Section 96. This rule stipulated that any planning permission granted after the 

introduction o f the Part V legislation but prior to the preparation o f a housing strategy would lapse or 

‘w ither’ within two years as opposed to the normal five-year duration o f  planning permissions.

The impetus for this initiative emerged from numerous sources. First, the provisions o f Part V 

represented some form o f response to the calls from the Bacon Reports (Bacon et al., 1998, 1999, 

2000) to address spiralling house prices and the growing housing affordability crisis. Second, a similar 

piece o f legislation was being operated in the U.K. (under Section 106) and was known to the DoELG. 

Third, initial results were quite promising from the implementation o f a piloted initiative in the 

docklands area under the D DD A’s M aster Plan which required developers to contribute social and

affordable housing as part o f  planning gain (Clayton, 2004). However, this perceived radical piece o f
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legislation met with stiff opposition from the construction industry especially in relation to the 

inclusion o f social and affordable housing units within the same building as private housing units. By 

December 2002, following the return to power o f the centre-right coalition government (consisting o f 

Fianna Fail and the Progressive Democrats), an amended Act was introduced which significantly 

diluted the provisions o f Part V. Under the Planning and Development (Amended) Act 2002, 

developers, instead o f having to provide social and affordable housing units as part of their 

development, could offer the local authority land elsewhere within the local-authority’s jurisdiction or 

the financial equivalent of the value of the land transfer. Furthermore, the ‘withering rule’ was 

substantially altered, effectively making the provision redundant.

Under the DoELG’s (2000) guidelines in relation to Part V, it was the responsibility o f the local 

authority to decide on the share o f the development (to a maximum of 20 per cent) they required based 

on assessments o f existing and projected need as part of their housing strategies. In DCC’s Housing 

Strategy (2001), the City Council outlined that under the Part V provisions it would require 10 per cent 

of the residential element for social housing to meet the housing needs o f over 7,530 households on 

the local-authority’s waiting list at the time, and 10 per cent for affordable housing.

However, despite the aspirations of Part V, a number of limitations were built into the policy from its 

inception. Part V applied only to sites covering an area of greater than 0.1 ha (0.247 acres) and having 

more than four residential units. In inner Dublin, where small site size but high-rise and high-density 

developments are likely to exist, it was likely that many developments would automatically be 

excluded from the policy provisions. Indeed, the residential density guidelines introduced in 1999 

(DoELG, 1999b) increased significantly density thresholds, which meant that inner-city sites were 

likely to experience an intensified level o f development and an increase in units per hectare/acre^^. The 

exemption clause o f Part V, coupled with the decision o f DCC to rely on Part V as the main 

mechanism for the delivery o f new social housing units as stated by the Assistant City Manager at a 

housing conference in November 2004 (Kenny, 2004), explains to a considerable degree why only two 

units for rental from the local authority had by April 2004 been provided under Part V of the Planning 

and Development Act 2000 within the City Council’s jurisdiction (DoEHLG, 2005). In contrast, 95 

social housing units managed by voluntary housing associations have been constructed at Clarion 

Quay, which falls within the jurisdictional remit of the Dublin Docklands Development Authority 

(Clayton, 2004).

While practical problems relating to the management of mixed-tenure apartment blocks have been 

cited as a reason for the policy’s failed implementation, there is also a notable unwillingness on the

The more recent residential density guidelines (Dublin Regional Authority and Mid-East Regional Authority, 
2004) removed density thresholds altogether.
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part o f the local authority to manage additional social-housing units, particularly since local authorities 

have been directed by central government to consider other options to social-housing management 

(DoELG, Circular HS 13/01, 2001). The local authority has in fact been encouraging voluntary 

housing associations to assume responsibility for social-housing units to be provided under Part V 

(Kenny, 2004).

Moreover, there remain important questions with respect to local-authority control over the finished 

units so transferred, with respect to the input of both the quality of the materials and labour. However, 

reliance on Part V for the delivery of social housing is unlikely to provide dwellings o f a quality equal 

to that developed at Bride Street or the renewal schemes at Ballybough or Bridgefoot Street.

Furthermore, tying the production of social housing directly to the output o f private-sector 

development renders the planning of social-housing provision impossible in the context of the 

inherently cyclical nature of private-sector output.

Social mix

The Dublin City Development Plan & Housing Strategy (Dublin Corporation, 1999), Part V of the 

Planning and Development Act (DoELG, 2000a) and the Integrated Area Plans (Dublin Corporation, 

1998), are all concerned with the promotion o f ‘social mix’, ‘tenure mix’ and the avoidance o f ‘undue 

social segregation’ in the inner city. However, the interpretation of this policy o f social mix by the 

local authority has serious consequences for social-housing provision. DCC has interpreted the 

avoidance of ‘undue social segregation’ as meaning that no more local-authority housing should be 

developed in those areas already possessing high proportions o f  the housing stock in the social- 

housing sector (more than 50 per cent of dwellings). As Figure 6.3 illustrates, up to April 2004, this 

had effectively excluded 15 of the 40 wards of the inner city and a further 7 wards in the wider county 

borough area (namely Ballymun, Cherry Orchard and Priorswood) from receiving any addition to its 

social housing stock. In the SWIC, eight of the seventeen wards were excluded from receiving Part V 

social-housing units (see Figure 6.3). It should also be noted here, that the data used to identify areas 

with high concentrations of social housing was based on the 1991 Census o f Population, being out-of- 

date by more than ten years, during which time significant demographic, social and tenurial change 

had occurred (see Chapters 8 and 9). Indeed, by 2002, many of the identified wards no longer had 

proportions o f the housing stock in the social-housing sector above fifty per cent (CSO, 2002). 

However, with the publication of the updated Dublin City Development Plan in 2005, the 

interpretation o f “avoiding undue social segregation” was significantly altered.

The Dublin City Development Plan 2005-2011 (DCC, 2005) maintained that the “50:50 split o f the 

20% quota may not apply to planning applications for developments” in electoral wards previously 

identified (based on 1991 census data) as having an excess of 50 per cent of the total housing stock in

the social-housing sector (DCC, 2005: 164) whereby the 10 per cent normally requested for social
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housing may not apply in full. M oreover, the criteria for eligibility for Part V requirements changed: 

“The proximity o f  any developm ent to existing social housing will be a factor in the determination o f 

the social/affordable split within the developm ent” (DCC, 2005: 164). The latter statement, which can 

be used to exclude areas in the vicinity o f social housing from receiving Part V social-housing units is 

likely to diminish further the output o f social housing in the inner city.

In Ireland, where the social-housing sector has increasingly become synonymous with stigmatised 

housing for a residualised minority (Fahey, 1999; Norris and Redmond, 2005), social housing is an 

important indicator o f deprivation and disadvantage. Therefore, to restrict the provision o f important 

public-sector social support, in this case the provision o f  much needed additional social housing, under 

this ‘social m ix’ policy, from areas that are socially deprived simply because they already constitute 

concentrations o f social deprivation as they already have a high percentage (50 per cent) o f  social- 

rented dwellings, seems counter-intuitive and, indeed, highly regressive. The reality is that the 

introduction o f social housing into homogeneous middle-class owner-occupied locales is unlikely to 

be pursued with much vigour by the local state. Therefore, the overall result will be to reduce the 

number o f areas that are either eligible or likely to accom m odate new social-housing units. In the 

longer-term, this is likely to restrict the ability o f DCC, a legal housing authority, to meet its 

obligations to those who are unable to provide housing o f  a specified standard at a cost which is 

affordable.

Subsidising private landlords through the Supplementary Welfare Allowance (SWA)

The Supplementary W elfare Allowance (SWA) introduced in the late 1970s, was originally intended 

as an income support measure to assist families whose income was insufficient to meet their needs. In 

the 1990s, the rent supplement o f  the SWA began to be used more widely as a short-term measure to 

relieve housing waiting lists, whereby the Department o f  Social W elfare provided a subsidy to 

households in private renting towards the payment o f  their rent-(G uerin, 1999, Drudy and Punch, 

2001). By the 2000s, the SWA had become a key part o f  housing policy due to its widespread and 

increasing use, the increased duration spent availing o f  this policy by individual households and the 

increasing costs o f  rent. In 1989, expenditure on the SWA amounted to the equivalent o f  €7.8 million. 

By 1999, this figure had risen to €127.7 million and by 2003 had reached €331.5 million (Department 

o f Social & Family Affairs, various years).

As a social-housing policy, however, there are some serious concerns raised about the increased 

reliance on this measure. First, the increasing cost o f  the scheme over the past decade is alarming and, 

while this may be partially due to the increasing number o f  households availing o f the scheme, it also 

reflects the trend o f  increasing rents experienced in Ireland over the same period, which is, in part, 

being fuelled by this subsidy. Second, in subsidising the payment o f  private rents, the state is paying a 

premium (in the form o f profit to the private landlord) for those rents while at the same time diverting
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Figure 6.3 Wards Excluded from Part V Social Housing Units
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ever-increasing amounts o f money away from capital expenditure programmes for public housing into 

current expenditure in the form of premium rents. Third, and on a related point, the increasing reliance 

on the SWA rent supplement is creating new informal infrastructures in the housing system -  private 

housing with subsidised rents -  and in the longer-term it may prove difficult politically to dismantle 

that emerging infrastructure and to revert to a more traditional policy o f the direct provision of housing 

under the differential rents system. Fourth, unlike in the social-housing system, it is difficult in the 

private-rented sector to provide a decent set of quality controls.

Undoubtedly, many of the tax-incentivised, landlord-let new apartment complexes in inner Dublin are 

subsidised through the SWA rent allowance, representing yet further subsidy to private capital 

embodied in the same building. The SWA rent allowance is serving to subsidise the private sector in 

lieu o f the state providing the housing directly, an asset that it would then own. However, further 

research would be required to establish the extent of the subsidy.

The Role o f  the Voluntary Sector

Housing Associations have played a small role in the Irish housing system in the past, accounting in 

2002 for only 12,000 units nationwide (Mullins et al., 2003). However, the output from this sector is 

increasing and DCC envisages that much of the social housing provided under Part V will be 

managed, owned and maintained by housing associations. Furthermore, in a paper to the DCC 

Housing Conference, the Assistant City Manager for Housing, Social and Community Services, 

outlined that DCC was considering the future transfer of public-housing stock to the voluntary sector 

(Kenny, 2004).

An increased reliance on the voluntary sector to deliver social housing would not be without its 

problems. While central government funding is available for the capital costs o f construction, the 

current revenue funding of housing associations is derived from three main sources; management and 

maintenance allowances, rents from tenants (under the differential rents system), and income from 

charitable donations (Clayton, 2005). While, in the short term, the voluntary-housing sector may be in 

a position to increase the number o f units it manages through acquisitions under Part V, housing 

associations are likely, in the longer-term, to find it difficult to raise funds for renovation or major 

maintenance programmes that may be required in the future.

The SWIC has a long history o f philanthropic and co-operative housing, with the Iveagh Trust and the 

Dublin Artisan’s Dwelling Company being the most renowned. In recent times, other housing 

associations have established themselves in this inner-city quadrant. Between 1991 and 2002, an 

estimated 332 social-housing units were constructed in the SWIC by voluntary housing associations 

(Clayton, 2005). Based on field observation and an examination of DCC’s planning files, that figure is 

likely to have increased since, with the addition of units from housing associations such as Nabco on
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New Street, Oaklee Housing Trust on Jam es’ Street, Cara Housing on M arrowbone Lane and Sophia 

Housing on Cork Street.

However, while this sector may supplement local-authority provision o f social housing, it by no means 

has the capacity to assume control o f  significant amounts o f  local-authority housing stock. In addition 

to difficulties with the funding systems, issues relating to the allocation o f  households from the 

waiting lists are likely to arise. However, further research is required to ascertain the potential o f the 

voluntary sector to deliver housing and housing management in the longer-term.

Considerations

Through an examination o f  recent planning and housing policies and the formation o f various PPP 

initiatives, this chapter has examined the increasing pervasiveness o f  a neo-liberal agenda in the arena 

o f urban governance in Dublin. The more recent period suggests that there has been a significant 

‘rolling-out’ o f  entrepreneurial politics in Dublin with the local state having become much more 

confident in initiating urban redevelopment through the packaging o f  land for PPP exploitation. 

Indeed, one could consider that in the first phase o f entrepreneurialism identified by McGuirk and 

MacLaran in 2001, the role o f the state had shifted from development control and regulation to 

development facilitation. However, in the pursuit o f  a neo-liberal policy agenda in the 2000s, the role 

o f the local state can be more precisely interpreted as shifting to that o f  overt ‘agent’ o f capital (Smith, 

2002).

Indeed, where the local state has dismantled some o f  its more traditional functions, the direct provision 

o f housing for example, there has been a concurrent and active construction o f  other activities o f the 

state. As outlined in the lAP discussion, DCC is now actively engaged in place promotion and urban 

boosterism seeking to recreate Dublin as an icon o f economic growth. The very visible centrepiece and 

epitome o f  this boosterism has been the re-development o f  D ublin’s main thoroughfare, O ’Connell 

Street which has undergone a considerable physical transformation, with the much debated sculpture- 

piece, ‘The Spire’ spearheading the marketing strategy for the re-created street, and subsequently 

being embodied in the City Council’s new logo for Dublin. The proposed re-imagineered landscape is 

symptomatic o f  what Smith (1996) referred to as the reactionary urbanism o f  gentrification whereby 

decaying areas o f  the city are sanitised and cleansed for middle-class consumption and capital 

exploitation thereby dissolving traditional cultural and economic meanings o f  the area (see also Davis, 

1990).
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Plate 6.1 Advertisement of Fatima Mansions Public-Private Partnership
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Plate 6.2 Advertisement of O ’Devaney Gardens Public-Private Partnership
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7. T h e  P h y s ic a l  T r a n s f o r m a t io n  o f  In n e r  D u b l in

Introduction

The transformation o f inner Dublin since the early 1990s has been dramatic with respect to both the 

built environment and its social structure. Such changes can be ascribed to a number o f factors. First, 

economic growth from the late 1980s was to provide a demand for built space o f all types, notably 

from office establishments and residential occupiers. Secondly, the fiscal incentives put in place to 

encourage property-led regeneration in geographically-defined designated areas had a marked impact 

on shaping the geography of property development in the inner city. Thirdly, as discussed in Chapters 

4 and 6, the transformation o f the operational activities of Dublin Corporation established a more 

entrepreneurially-driven institution facilitative of the development process. Combined, these factors 

ushered in a period of unprecedented change and the widespread capital revalorisation of inner Dublin.

This chapter examines the impacts o f the significant influx of capital on the functions and land uses of 

inner Dublin, highlighting in particular the emergence of new office and residential functions. While 

considerable attention is given to overall trends in the Inner-40 wards (that area o f the city broadly 

inside the canal ring), this chapter includes more detailed references to trends in the Liberties or the 

South West Inner City quadrant (hereafter referred to as the SWIC). In relation to residential- 

development data, a number o f sources and methods were employed. The unpublished CURS Inner- 

City Residential Database J989-1996, provided details of every private-sector residential development 

undertaken in the inner city between 1989 and March 1996. As noted in Chapter 5, in order to update 

the information on residential development in inner Dublin to cover the period from April 1996 to 

November 2003, a full search of the planning applications database of DCC’s Planning Department 

was undertaken in late 2003 and site checks were carried out at 358 inner-city locations to establish 

the status o f the site in the development process. This data formed part o f the Inner-40 Wards 

Residential Development Database, 1996-2003^^.

To ascertain the development scale o f new office developments in the SWIC, the unpublished 

Hamilton Osborne King/CURS offices database 1989-2004 was consulted. This source provided data 

on the number and location o f new office development and on the amount o f new office space created 

in the SWIC.

Furthermore, this chapter contextualises the extent o f functional change through the charting of 

previous land uses, functions and economic life that persisted in the Liberties area prior to the recent

While ideally, the extent of renovation of the existing residential stock in addition to an audit of new 
development, would have been included in the figures relating to the changes to the housing stock, because there 
is no database dedicated to renovation-only works and because planning permission is not required for 
renovation, the database will not track the gentrification of the existing housing stock.
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period o f  transformation. Tlie focus-group and subsequent interviews provided information on the 

main employers and industries in the Liberties in previous decades and also allowed more qualitative 

information to be gathered on the underlying economy and community life in the area. This material 

was supplemented with a num ber o f  quantitative sources, including the Thom ’s Directory for the 

1950s, 1960s and 1970s, data from DCC’s planning files on previous uses o f  sites and a DCC 

Planning Department land-use map for 2000 o f the SWIC.

Cycles of Investment and Local Communities in Inner Dublin

Chapter 4 discussed the impacts in Dublin in the 1970s o f the uneven spatial and temporal movements 

o f  capital and described the emergence o f  an inner-city crisis. This section, offers a more experiential 

analysis o f the changing economic, physical and social functions o f the Liberties area o f  Dublin during 

that period, focusing in particular on how the uneven ebbing and flowing o f  capital affected inner-city 

working-class communities.

Traditional functions o f the Liberties

The Liberties area in south-west inner Dublin is renowned for its rich historical, architectural and 

archaeological heritage. The area has a strong tradition o f arts and crafts, some originating in the late 

seventeenth century with the arrival o f  English and French Huguenot immigrants and, later, Dutch and 

Flemish immigrants. Traditional local industries include textiles (woollen and silk), iron works, 

brewing, distilling, printing, baking, shoe making and furniture making and restoring. A great variety 

o f  manufacturing companies occupied extensive land areas in the Liberties, and until the 1960s, the 

area was a labour-intensive industrial locale with closely-knit neighbourhoods serving as a cheap and 

reliable workforce for m anufacturing (Aalen, 1992, MacLaran, 1993, SW ICN, 1999).

The dominance o f  industrial functions in the area up to the late 1970s is renowned as is the strong 

retail function o f the area. In addition, the Liberties area has had a significant residential function, 

initially accommodating the families o f  low-paid workers o f local industries and later housing those 

workers and their families that had become redundant as a result o f  economic restructuring, 

rationalisation o f  local industry or relocation o f local industry to peripheral areas. Until the 1970s, 

there had been a diverse range and size o f  manufacturing industries, many o f  which were concentrated 

on Cork Street, The Coombe, Blackpitts, Jam es’s Street and Back Lane, though manufacturing 

functions were not limited to these localities. Table 7.1 provides an indication o f  the variety and 

heterogeneity o f  economic functions in the SWIC area up to the mid-1980s. Furthermore, Figure 7.1 

(Dublin Corporation’s land-use map o f  2000) was based on a land-use survey for 2000 by which time 

many o f  the former industrial and distribution/wholesale sites had become disused and appear on the 

map as ‘vacant/m isc.’, nonetheless provides a good indication o f the footprint and mix o f  past 

economic functions.
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Table 7.1 Traditional Land Uses in the South West Inner City

Street/Location Land Uses/Functions Firms

Francis Street, Back Lane, La 
Rochelle

Bakeries • Junk shop • Johnny Ray’s Ice • O’Hora’s (curtain
Brush factory • Metal works cream shop)

Butchers • Pubs • Mushaffs Chemist • Sam’s Junk Shop

Chemist • Saw sharpeners • Myra Bakery • Windstanleys

Cinema • Sewing factories (shoes)

Curtain shop • Shoe-making
Drapery shops factory

Groceries • Tea, wine and spirit

Ice-cream shop merchant

Patrick Street, Clanbrassil 
Street, New Street, 
Blackpitts, Kevin Street, 
Golden Lane

Bakeries 
Biscuit factory 
Box-making factory 
Chemical factory 
Clothes factories 
Clothes wholesalers 
Coal merchant

Knacker’s yard
Knitwear factory
Slaughter houses
Tailoring factory
Timberyard and 
construction 
equipment 
wholesalers

• Boileau and Boyd 
(chemical factory)

• Burton’s Tailors
• Jacobs Biscuit 

Factory
• Kennedy’s Bakery
• McHenry’s (coal 

merchant)

Mulcahy’s/ 
Sunbeam (clothes 
factory)
O’Keefe’s 
(knacker’s yard)
Perry’s (box- 
making)
Wavemount Court 
(clothes factory)

Meath Street, Thomas Street, 
Commarket, Bridge Street, 
Catherine Street, James Street

Agricultural produce 
and equipment 
wholesalers
Barbers
Brewery
Butcher shops
Cake and bakery shop
Cinemas
Chicken shop

Clothes shops
Clothing
wholesalers
Construction
equipment
wholesalers
Distillery
Fruit and vegetable
shops
Mill
Skin yard

• Blanchardstown Mill
• Capital Tea
• Crowilsons 

Wholesalers
• Fountain Cinema
• Frawley’s Drapery
• Guinness Brewery
• lAWS (agricultural 

equipment)

• Kelly’s Timberyard
• Larkin’s Butchers
• Lyric Cinema
• Power’s Distillery
• Roches (fruit and 

vegetables)
• Woolworths 

(clothes shop)

Cork Street, Ardee Street, 
The Coombe, Newmarket, 
Dunore Avenue, 
Marrowbone Lane

• Abbatoirs
• Bakeries
• Biscuit wholesalers
• Buttery
• Cigarette factory
• Clothes factories
• Coalyard
• Distillery
• Dog-biscuit-making 

factory.
• Engineering shops
• Farmyards
• Felt factory

Fish factory
Furniture factory
Hardware
wholesalers
Knacker’s yard 
Laundries 
Meat-curing 
factories 
Nylon factory
Sausage-skin- 
making factory
Shoe-making
factory
Tailoring factory 
Wholesalers

• Beltrims/Gaskels (felt • Player Wills
factory) (cigarette factory)

• Devlins (sausage- • Prescotts (nylon
skin-making factory) factory)

• Donnelly’s (meat • Prices (clothes
factory) factory)

• Dunlop Laundries • Reilly’s (abbatoir)
• Fry’s (meat factory) • Scribbon’s Bakery
• Gerard’s (clothing • Spratts (dog-biscuit

factory) factory)
• Hawton’s (fish • Timmon’s

factory) (coalyard)
• Hubbards • W & R Jacobs

Engineering • Waldron’s Buttery
• Jack Tuohy’s tailoring • Watkins
• Jameson and Pimms • White Swan

Brewery Laundries
• Mangan’s Hardware • Winstanleys (shoe-
• Parkes Wholesalers making)

Sources: Thom’s Directory (various years), DCC Land-Use Maps, 

Interviews.

1973, 2000, Focus Groups & Follow-on
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Figure 7.1 Land-uses in the South-West Inner City, 2000
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Furthermore, there was a considerable range in the size of various economic functions, with some 

firms employing hundreds, while there was also a plethora o f small firms employing only a few 

people.

“We lived on Cook St. and the main employer in that area was Jacobs. Jacobs 
employed hundreds of people and a good few from my family worked there” (FG2- 
01 ).

The influence of some of the bigger companies locally was significant. As one local resident 

explained, “I don’t think there was a family in the area that didn’t have someone in Jacobs” (LI- 

10). The Guinness Brewery was also a major employer in the Liberties area and required a wide 

range o f workers including engineers, mechanics, brewers, labourers, managers, foremen, 

distributors, transport workers, stable workers, coopers and administrators. A former employee of 

Guinness who had worked with the company for more than forty years described how a job in the 

Guinness Brewery would be “the most sought after in the city and people came from the four 

comers o f Ireland to work there” (LI-16).

As Table 7.1 suggests, there was a wide range and large number o f smaller sized firms and these 

included bakeries, laundries, butchers, chemists, shops, abbatoirs and small manufacturing 

companies.

“Another place that gave a good bit o f employment was Catherine Corcoran up on 
Stephen’s Green, they gave a lot there and another place on Kevin Street, Gunnings, 
they did all the Church furniture, the brass, candle holders, chalices, they did all that.
They gave a lot of work there” (FG2-02).

“So, you had Guinness, you had the railway, you had the shoe factories, you had the 
timberyards, you had crafts, all the different crafts...you had laundries, all those type 
of small scale manufacturing and servicing jobs. They would have employed 
substantial numbers of people overall” (LI-22).

The Liberties/Coombe area was also renowned for its lively retailing and markets areas and streets, 

notably Meath Street, Francis Street (and the Iveagh Market), Thomas Street and Patrick Street. In 

addition, Cornmarket and Newmarket frequently hosted a number of farmers’ markets. A local 

resident and former bakery employee described Francis Street in the 1960s as being “full of 

life...the multitude o f small shops, factories, trades at ground level which were open all day and the 

family life teeming from the tenements above... And the shoppers were all local people from the 

Liberties... A little like Meath St. today but better and cheaper” (FGl-01).

The Liberties area was also associated with a strong sense of community where social-support 

networks were of considerable importance. As the work of Eagleton (2003) explained, the working 

class lacks mobility, largely due to the constraints imposed by having low incomes, but locality is 

o f significant importance due to the close proximity to services, low transport costs and the social- 

support infrastructure that develops. In these social-support networks, relatives, neighbours and

135



friends play important economic and social functions. In Kevin Kearns (2000) collection o f oral 

histories in the Liberties, many interviewees make reference to the importance o f local 

relationships, with one interviewee paying considerable tribute to the essential role played by the 

“Grannies o f the Liberties” . After school, many children stayed with their ‘grannies’ (or other 

relatives) for dinner while the parents were at work. Important functions that were facilitated 

included child minding, social outings, the borrowing o f food or utensils, running errands and 

moral support offered in difficult times.

There was a family in every house, no-one was left on their own and if a person was 
sick, neighbours, family and friends would help out” (FG3-01).

“I suppose there was a lot of activities in the community then. We had a committee 
which organised activities -  we had a community creche, sports days for the kids and 
marathons for adults. Then we had the monthly socials. There was a lot that people 
could do compared to nowadays where what you have is television and computers” 
(LI-17).

Frequent references were made by local residents participating in the focus groups and subsequent 

interviews, to the important relationships between neighbours and friends and to the wide range of 

activities that was organised by various communities. One resident explained that the existence of 

such a close relationships resulted in a caring community which “never had a child in trouble” 

(FGl-04).

The Impacts o f Urban Restructuring on the Liberties

Economic restructuring, new manufacturing techniques and an active policy o f decentralisation of 

industry to the periphery in the 1960s and 1970s, resulted in the significant erosion of Dublin’s 

manufacturing base (see Chapter 4) and, in the Liberties area, many o f the labour-intensive 

industries disappeared within a short period of time resulting in widespread unemployment.

“With the arrival o f free trade with Britain around 1966, you had the almost 
immediate collapse o f the shoe manufacturers. They couldn’t really compete because 
their scale was too small. They could supply the local market but that was it. So, when 
the markets opened up and then eventually after 1972, the last of them went then when 
the Common Market opened. You could get Italian shoes and Spanish and other things 
like that being produced, and even further afield in places like Turkey you could get 
stuff and they couldn’t compete on price levels and they certainly couldn’t compete 
with the Italians on style. There were a lot that were well established like 
Windstanleys where Mother Redcaps pub is, that was the old Windstanley’s shoe 
factory. You had another one on Donore Avenue, an English guy called Wiltshire.
You had one on Basin Street and there were some over towards Camden Street. These 
were all very small scale and, as I said, it was a very local market....They all cleared 
out and the clothing manufacturing then went as well, so they all cleared out. The 
laundries began to go as well then. People could have their own washing machines 
and could do their own dry cleaning. There’s only one or two laundries left” (LI-22).

“I worked in Mulcahy’s. There’s now huge big apartments where the factory used to 
be. It was knitwear and nylon stockings...hundreds worked there, men and women...it
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became Sunbeam later, having changed nam es...but the factory closed in the late 
1960s (L I-15)” .

The local textile com panies were particularly adversely affected in the 1960s with many o f  them 

closing completely. However, some o f  the bigger firms relocated to the suburbs. Jacob’s Bakery 

was the first com pany to move from the inner city and into one o f  the purpose-built industrial 

estates in Tallaght.

“When Jacob’s moved, naturally the people o f the Liberties followed the employment 
and o f  course their children also went to Tallaght” (FG3-05).

The deliberate decentralisation o f employment and residents to the ‘N ew Tow ns’ on Dublin’s 

periphery contributed to serious fracturing o f  remaining inner-city communities which were 

becoming increasingly marginalised and welfare dependent. While some manufacturing relocated 

rather than close completely, it was clear that there was a significant shortfall o f  jobs.

“There was no replacem ent for any o f that and that’s what the problem was. There 
was no replacem ent o f  any substantial industry o f  any kind. Guinness, as they 
modernised their technology, were shedding labour all the time. I remember every 
couple o f years they’d announce less and less workers in Guinness. The railways were 
doing the same thing. There was a huge number o f people working in the railways, 
seven or eight thousand and in the 60s and 70s that went down to about two thousand.
So there was a huge loss there. Guinness had several thousand workers maybe ten 
thousand workers and that went down to only two or three thousand workers and even 
less today, I don’t think there’s more than fifteen hundred working there. And there 
has actually been nothing to replace that so people had to go to work further out. For a 
while you had car assembly on the outskirts, down along the Naas Road but that 
disappeared. The rest o f  it was more or less distribution, imports being brought in and 
held here in storage and distributed. Obviously that didn’t need as much labour as 
manufacturing did. You had the same thing happening down on the docklands.
M odernisation brought in containers that were lifted by a crane. You had hundreds o f
workers replaced by one crane” (LI-22).

A number o f  questionable housing policies (for example, the surrender grant scheme^* o f the mid 

1980s, (Threshold, 1987)) were pursued during the 1960s and 1970s, the consequences o f  which

still resonate in housing estates in the Liberties and in the new towns o f  west Dublin, most

pertinently in the increasing levels o f  deprivation that have since characterised the public-housing

The Surrender Grant Scheme (1984-87) had a particularly bad effect on social housing in Dublin’s inner 
city. Its primary aim was to allow local-authority tenants enter into the private housing market and the 
scheme provided them with a £5,000 grant. By implementing the scheme it was hoped that the availability of 
existing social-housing units would increase without the local authority having to build additional units. 
Some 7,700 households took up the grant amounting to 6.5 per cent of all local authority tenants (Threshold, 
1987). The scheme resulted in the exodus of many of the most well-off families from the most 
disadvantaged local-authority housing estates. Those that availed of the grant were often those tenants most 
involved in the community and those who replaced the original local-authority tenants represented a very 
marginal and deprived sector of society. The scheme was abolished by 1987 but the capacity of housing- 
estate communities had been seriously undermined with detrimental social consequences -  the way had been 
paved for serious drugs crises and problems of anti-social behaviour to take hold (Fahey, 1999).
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stock. Furthermore, cutbacks in public expenditure and a withdrawal o f private-sector investment 

exacerbated the economic, social and physical crises of the Liberties area.

“The place was denuded so most o f the younger people had to emigrate and go further 
afield...so, there was no investment coming in and things were beginning to fall. 
Services were beginning to suffer. Schools were beginning to suffer because o f the 
population moving out to the outer suburbs, so the schools were deteriorating. So you 
had this constant malaise going on all the time and going towards the negative all the 
time, things being lost, no investment coming in. The boom in the 60s didn’t have that 
much effect here apart from, towards the town end, whatever office blocks were built 
in the 60s. But then again they didn’t really apply here because they didn’t employ 
factory workers or the numbers that the factories employed” (LI-22).

With widespread poverty and unemployment and a decline in public-sector and private-sector 

investment locally, a drugs crisis came to characterise much of the Liberties in the late 1980s and 

early 1990s, thus serving to erode further the social fabric o f the area.

“Unemployment hit the area really badly in the 1980s. I mean in the fifties and sixties, 
there was a great spirit in the area and people had jobs and a reasonable income and 
you had a roof over your head. But the 80s were really bad. The worst effects were the 
drugs and robbery. Things like that had never happened before, handbags being 
snatched, things like that” (FG3-02).

“You could leave the key in the hall door and head into town. But things have changed 
since the 1980s when the drugs came to town” (FG3-03).

“Over in Weaver Square, there was a big bonfire held every night and then the protest
moved to City Hall and there were sandwiches every night. But the government never 
did anything and the only time they did anything was after Veronica Guerin....then 
they started to arrest people because it happened to one of their own. When it came to 
their own door, they finally started to do something about it” (FG3-05).

By the mid-1990s, the economic base of the Liberties had been transformed with many of the

traditional manufacturing functions having disappeared completely. However, the area maintained 

a strong residential function, and a relatively strong low-grade retail and service function.

“It’s a miracle really what has survived here -  the likes of Meath Street and Thomas 
Street, the atmosphere there, the stall holders, the small shops. They survived mostly 
out o f loyalty o f the residents there. But they were all hit then by the modem 
supermarket, so even they were getting hit where previously they would have suffered 
alright because people were losing their jobs. But that was a great threat to their trade 
and that’s still happening. I would say that they are fairly competitive there in Meath 
Street and Thomas Street and they are still holding out” (LI-22).

The markets provided a valuable economic function in the Liberties, where household goods and 

groceries were often sold for lower prices than in supermarkets located in more peripheral areas. In 

2004 (when the follow-on interviews were conducted), Thomas St. and Meath St. were still home 

to many stalls and traders - businesses which had often been handed down from generation to 

generation, catering for not only the local population but also for that generation which had moved 

residence to more peripheral areas but maintained strong social and community links with the 

remaining inner-city community. On Saturday afternoons, one could observe buses to Tallaght,
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Ballyfermot and Walkinstown dotted with bags containing the weekly provisions of meat, fruit and 

vegetables making their way back to the homes of a generation that once lived in the Liberties. 

Other cultural ties to the area still existed for many people, one resident explaining how “if 

someone died now, they nearly always come back to be buried from Francis Street church...and 

that’s when you get to see all your old neighbours” (FGl-01).

Land-Use Change: from  industrial functions to new commercial and residential spaces

The functions of the Liberties have changed dramatically since the early 1990s. The economic 

boom experienced in the 1990s and 2000s, has partly driven land-use change and has escalated 

influxes of investment and population to central Dublin. However, the state at various levels, has 

played a crucial role in shaping the type and pace of renewal that has occurred in former industrial 

locales through area-based approaches to urban regeneration spearheaded by fiscal incentives. As 

discussed above, significant land-use change has occurred in the SWIC where former industrial 

sites of the Liberties became high-demand sites for the construction of high-grade private 

apartment developments and office space. It is to the office function that this chapter now turns.

The geography o f office development

Between 1960 and the end of 2003, a total of 2,362,079 sq. m. of modern office space was 

developed in Dublin (MacLaran and O’Connell, 2003). Figure 7.2 illustrates the cyclical nature of 

this development, characterised by four phases of intense development activity, separated by 

periods of relative calmness. It clearly shows the enormous scale of the most recent development 

boom, associated with rapid economic growth and a vibrant demand for office accommodation.

Dublin’s office core is located in an area extending from Dame Street and College Green, the focal 

point of office functions during the nineteenth and early twentieth centuries, southwards towards 

the Grand Canal at Ranelagh and eastwards over the Grand Canal into Ballsbridge. This wedge- 

shaped prime office zone, encompassing parts of Dublin 2 and Dublin 4, is bordered by a 

secondary area of overspill which has attracted office development periodically, notably during 

times of greater activity in the boom-slump cycle. These overspill areas comprise those parts of 

Dublin 1, 7 and 8 which border the office core, together with parts of the western fringe of Dublin 

2 and its docklands areas {ibid).

As outlined by MacLaran (1999), modern (post-1960) office schemes undertaken in such 

secondary areas have resulted from a number of stimuli. First, schemes have been initiated because 

of the desire by owner-occupying businesses to develop, expand or redevelop sites to accommodate 

their own office functions, sometimes additional to their main industrial operations.
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Figure 7.2 The Office Development Cycle in Dublin.
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Secondly, at times o f boom in the office development cycle when profitability calculations were 

more favourable or when site assembly difficulties hampered development in the office core itself, 

developers increasingly turned their attention to locations which were more marginal, both 

geographically and in terms o f their potential profitability. Thirdly, from the mid-late 1980s, the 

establishment o f fiscal incentives for property-based regeneration o f certain Designated Areas in 

inner Dublin favourably altered the profitability o f redevelopment in such areas. These Designated 

Areas were mapped earlier in Figure 4.1 and the provisions relating to the first group o f areas were 

set out in Table 4.1.

As discussed in Chapter 4, the fiscal incentives made available to property development in the 

Designated Areas marked a salient point in the city’s development. They initiated a period of 

intensive private-sector property development, initially in the form of office buildings and 

subsequently as apartment schemes, in areas o f the inner city which had experienced little or no 

private-sector development during the twentieth century. The provisions therefore mark the 

inception of a significant ‘return’ of private capital to the secondary areas o f the central city.

Figure 7.2 clearly depicts the short, yet intensive, scale of office completions during 1990 and 1991

which resulted, at least in part, from the stimulus provided by the availability o f fiscal incentives

for urban regeneration in the city’s Designated Areas. During a period of just two years, the stock
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of modem of office space in Dublin expanded by some 18 per cent. However, such a sharp increase 

in the scale of development activity, especially in secondary locations for which user demand had 

historically been weak, resulted in a high level of oversupply. By June 1992, in those parts of the 

inner-city Designated Areas which lay outside the Custom House Dock, the vacancy rate for the 

newly developed stock of modern office space surpassed 42 per cent {ibid). Developers reacted 

rapidly to this over-provision by dramatically reducing their scale of office development in the 

Designated Areas and increasingly turned their attention to the development of apartments.

Office Development in the SWIC Area

Over 368,640 sq. m. of modern office space had been developed in the SWIC area by the end of 

2003, amounting to nearly 15 per cent of the city-wide total. The majority of this space, amounting 

to 309,789 sq. m. and accounting for almost 88 per cent of the modern office stock located in the 

SWIC area, is located in that part of the district which lies in Dublin 2. A further 44,799 sq. m. is 

situated in Dublin 8.

Figure 7.3 Postal-code areas D2 and D8 of the south-west inner city
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Within the Dublin 2 postal district, the SWIC area comprises a small proportion of the office core. 

This is located in two main clusters. The first cluster includes 15 modern office developments in 

the Westmoreland street-College Green area comprising 29,650 sq. m. of floorspace. The second 

group includes a far more extensive tract in the prime office zone which encompasses 67 

developments comprising 199,524 sq. m. in an area that extends from the west and south sides of 

St. Stephen’s Green to include Harcourt Street, Harcourt Road, Charlemont Street, Adelaide Road, 

Hatch Street, Earlsfort Terrace and the south side of Lower Leeson Street.
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Figure 7.4 Number of Office Developments in the SWIC Area.
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Secondary areas

The SWIC area also includes a geographically more extensive secondary office zone comprising 

the western portion o f Dublin 2 and several locations within Dublin 8.

Figures 7.5 and 7.6 depict the scale o f office development activity in the Dublin 2 and Dublin 8 

components o f the SWIC area. Within the Dublin 2 SWIC zone, until the mid-1990s, the intensity 

of office development was quite closely related to the contemporary conditions in the development 

cycle (see Figure 7.4). However, from the mid-1990s, the paucity o f available development sites in 

Dublin 2 obliged developers to consider a wider range o f development locations, both in suburbia 

and in the inner fringe to the office core. These difficulties resulted in a significant restriction on 

the scale o f development activity being undertaken in Dublin 2.

Prior to the mid-late 1980s, only half a dozen small-scale office developments had been undertaken 

in the Dublin 8 area of SWIC, These are listed in Table 7.2. Figure 7.5 illustrates the dramatic 

impact of the fiscal incentives available in the Designated Areas upon the scale o f office 

development activity in Dublin 8,
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1973
1973
1973
1973
1980
1982
1982
1984
1986
1989
1989
1989
1990
1990
1990
1990
1990
1990
1990
1990
1991
1991
1991
1991
1992
1992
1998
2000
2001
2002
2002

The physical transformation o f inner Dublin

Table 7.2 Office Developments Located in Dublin 8.

Location Name Size sq. m. Design.

Thomas St. 1904.51
Usher's Quay, 35/37 Olaf House 418.06
Thomas St. 1904.51
Usher's Quay, 35/37 Olaf House 418.06
St. James's Place 942.97
Bride St. Lord Edward Buildings/Court 766.45
Golden Lane Woodchester House 733.93
Usher's Quay (Extension) 204.39
Usher's Quay 576.00
High St. Christchurch Sq., Big. 2 833.34 V
High St. Christchurch Sq., Big. 1 1096.26 V
High St., 9/11 1858.06 V
Bridge St. City Gate 2322.58 V
High St. Christchurch Sq., Big. 4 581.39 V
High St. Christchurch Sq., Big. 3 882.58 V
High St., 1/3 1300.64 V
Merchant's Quay Merchant's Hall 1207.74 V
Merchant's Quay Merchant's House 1858.06 V
Usher's Quay, 31/33 Usher's Court 1300.64 V
Winetavern St. Inns' Court 1021.93 V
Golden Lane 929.03 V
Merchant's Quay Marshalsea Court 2043.87 V
Merchant's Quay Simpson Xavier House 2043.87 V
Winetavern St., 8/11 Inns Court 1066.06 V
High St., 5/7 743.22 V
Usher's Quay, 29/30 325.16 V
Commarket La Rochelle 311.23 V
Kilmainham SCR House 1579.00
Kevin St. Bishops Square 14399.00
Pleasant St. Olympic House 900.00
Thomas St., 15 Thomas Court 650.00

Total 44799.97 21725.66
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Figure 7.5 Office Floorspace Developed in the SWIC Area.
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At the end of the 1980s, three developments availing of the fiscal incentives were completed at 

High Street, totalling 3,788 sq. m.. Over the following five years (1990-1994) a further fourteen 

developments comprising 17,627 sq. m. of space reached completion. However, weak levels of 

take-up became reflected in high rates of office vacancy within these newly-completed 

developments. Developers swiftly responded by reducing the scale of their activity there. During 

the following five years, just one small scheme, amounting to 322 sq. m, reached completion.

However, in the early years of the twenty-first century, user demand derived from buoyant 

economic growth gradually absorbed the vacant stock and, as the shortage of office space in Dublin 

2 intensified, developers again commenced operations in Dublin 8. Four developments accounting 

for 20,992 sq. m. of floorspace were completed, of which Bishops Square in Kevin Street was by 

far the largest at 14,399 sq. m.. Thus, although Figure 7.6 depicts a considerable reduction in the 

number of office development schemes compared to the 1990-1994 period, the sizeable increase in 

the average scale of development actually resulted in an increased amount of office space reaching 

completion during the period 2000-2003. By the end of 2003, Table 7.2 shows that of the 44,799 

sq. m. of office space which had been developed in Dublin 8, more than half (21,725 sq. m.) had 

availed of the Designated Area fiscal incentives.
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Residential Development

Introduction

The residential landscape o f  the inner city has been dramatically transformed since the early 1990s. 

The existence o f  significant quantities o f derelict and disused land coupled with high take-up rates 

o f fiscal incentives for property development attracted a huge influx in capital to the area, mainly in 

the form o f  large-scale apartment developments. The scale and pace o f development has been 

particularly striking considering that very limited private-sector residential development had taken 

place in the inner city during the previous century. Although complete figures for the breakdown 

between tax-designated and non tax-designated developments were not available, o f  the 8,700 new 

residential units developed in central Dublin by 1997, 6,000 had been built in the tax-designated 

areas, notably in the Custom House Docks, the Liberties and the north-east inner city (M-Guirk & 

MacLaran, 2001). This trend is likely to have continued until at least 1999 when tax-designation no 

longer covered large tracts o f  the inner city but became limited to specific sites designated through 

Integrated Area Plans.

Tax incentives and urban renewal schemes

In order to account for the upsurge in inner-city apartment development, attention must be paid to 

the role o f tax incentives in inducing capital back to the central area o f the city. As outlined earlier, 

the Designated Areas were established in 1986 and these, combined with Section 23 and Section 27 

tax relief^^, provided financial incentives for inner-city residential development. These urban 

renewal initiatives aimed to encourage the construction o f units for private renting and, in so doing, 

increased the profitability o f  inner city residential apartment development and induced a substantial 

influx o f  capital to formerly unattractive areas.

The provisions allowed the costs o f  properties, net o f  site value, or the costs o f  converting buildings 

into flats to be deducted from landlords’ rental income from all sources until the tax allowance was 

used up, considerably reducing the real purchase price o f such investment properties. Qualifying 

properties had to fall within specified size ranges, amounting to 30-90 sq.m. (323-968 sq. ft.) in the 

case o f  apartments and 35 -125 sq.m. (377-1,345 sq. ft.) for houses. These had to be rented out for 

a minimum o f  ten years.

Initially, take-up o f tax incentives for residential development in the inner city was largely confined 

to the inner suburbs o f  Rathmines and Ranelagh. It was not until the emergence o f  high vacancy

During the 1980s the introduction of tax relief under Section 23 of the Finance Act, 1981, renewed in the 
Act of 1988 under Section 27, provided a special tax allowance to encourage the construction of 
apartments and, in the later Act, small houses for rent. These tax reliefs became restricted to the 
Designated Areas after 1991.
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rates in office developments in the inner city outside of traditional office cores that developers 

increasingly turned their attention to apartment developments (MacLaran and Williams, 1996).

Residential development in the inner-city quadrants

Information on the residential development of the inner city based on the CURS Inner-City 

Residential Database 1989-1996 and the updated Inner-40 Wards Residential Development 

Database, 1996-2003 compiled by the author, is largely presented in this chapter in two time- 

periods; 1989 to March 1996 and April 1996 to November 2003. In order to examine the 

geographical location of residential development in the inner city, the data is analysed on the basis 

of the four inner-city quadrants; the south-west inner city (SWIC), the north-west inner city 

(NWIC), the south-east inner city (SEIC) and the north-east inner city (NEIC).

Figure 7.6 Development Activity in the Inner-40 Wards, 1989-2003.
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The redevelopment of the Custom House Docks represented the first major programme of inner- 

city apartment development. Under the CHDDA, this mixed-use project was well under way by the 

early 1990s with the construction of the IFSC office development and surrounding high-grade 

residential apartments for owner occupiers and investors. By March 1996, 2,138 residential units 

had been built in the NEIC, many of which were concentrated in the extended Custom House 

Docks area. With the establishment of a second special-purpose development authority, the DDDA 

in 1997, to regenerate a further 526 hectares of dockland, the pace of residential development 

increased substantially thereafter. Between April 1996 and November 2003, a further 3,145 units
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had been built or were currently under construction in the north east o f the city. Residential 

development in the remaining Designated Areas was initially slow to take off but after 1992, 

private apartment complexes appeared in areas that had not witnessed any investment for decades.

Figure 7.6 shows the scale of development over the two time periods. From 1989 to March 1996, 

over 7,700 units in 135 separate developments had been constructed in inner Dublin. Planning 

permission for an additional 3,360 units had been granted in 79 developments and applications for 

45 projects involving 1,161 units had been submitted to Dublin Corporation and awaited 

determination. The scale o f residential development during this short period is remarkable 

considering that it was not until 1992 that residential construction became the focus for developers.

Since then, residential development activity in the inner city has increased and between 1996 and 

2003 a further 8,992 residential units were constructed in 202 separate developments. Overall, 

between 1989 and 2003, 16,722 new residential units in 337 separate developments were 

constructed in central Dublin. Figure 7.6 also indicates that residential development in the inner 

city is likely to continue apace as there were a further 2,713 units at that time being constructed and 

live planning permission existed for the construction of 5,083 residential units. Meanwhile, at the 

end o f data collection in November 2003, recently submitted planning applications involved the 

proposed development o f 2,603 units.

Location o f  developments

Figure 7.7 shows the number of residential developments in each of the inner-city quadrants from 

1989-1996 and from 1996-2003. Initially, development activity was strong in the SWIC and NEIC 

of the city, where 37.1 per cent and 27.7 per cent respectively o f new residential apartments were 

constructed between 1989 and March 1996. The development o f Temple Bar, Commarket, 

Patrick’s Street, Clanbrassil Street, Portobello and Kilmainham account for a large proportion of 

residential development in the SWIC during this period, while the development of the Custom 

House Docks largely explains the high level o f construction in the NEIC.

The scale o f residential developments tended to be much larger in the docklands area as would 

perhaps be expected from the type of planning system employed there, namely the creation of a 

UDC or special-purpose authority and the development o f a Master Plan for the site and because of 

the large size o f industrial sites that were to be redeveloped. As Table 7.3 illustrates, of the 27 

residential developments constructed in the NEIC from 1989 to March 1996, the average number 

of residential units per development was 79.2, while the median number o f residential units was 60. 

One development alone in the north docks, the Custom House Harbour, included more than 330 

apartments. Meanwhile, in the SWIC, o f the 63 separate developments, the average number of
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Figure 7.7 Location of Residential Units by Inner-City Quadrants, 1989-2003.
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residential units per development was only 45.6 and the median was 25.5. The largest single 

development in the SWIC for the same period (1989-1996) was The Maltings development on 

Watling Street which had 202 apartments.

Table 7.3 Number of Residential Units per Development, 1989-2003

1989 -  Mar 1996 Apr 1996 -N o v  2003

Ave. Median Ave. Median
NEIC 79.2 60 39.4 22
SEIC 51.9 30 80.2 59
NWIC 66.7 44 50.2 26
SWIC 45.6 25.5 34.6 21
Inner-40 57.3 33 44.5 25.5

In the NWIC, the tax incentives offered in the Designated Areas led to large-scale residential

developments in Bolton Street, Brunswick Street, Arran Quay, Ellis Quay and Smithfield, with this

quadrant accounting for 22.4 per cent of new residential units between 1989 and 1996. A total of
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26 separate developments were constructed in the NWIC for this period, with the largest 

development consisting o f 286 apartments on Arran Quay.

Residential developments in the SEIC totalled 986 units in 19 separate developments on Mount 

Street, Lombard Street, Ringsend Road and Grand Canal Street, accounting for only 12.8 per cent 

of total units constructed between 1989 and 1996. This relatively low level o f construction may be 

due to the focus on office rather than residential development and the competition from office 

development for available sites. A large amount of office space was constructed in this quadrant 

during the late 1980s and 1990s indicating that the SEIC was a functionally different quadrant to 

the other three.

Pie-charts (a) and (b) in Figure 7.7 indicate that an eastward shift in the geographical location of 

residential units occurred between 1996 and 2003. From an examination o f residential development 

in the west of the city between 1996 and 2003, it is clear that the proportion of units constructed or 

under construction at the time of data collection in the SWIC had fallen to 29.6 per cent, while 

development had slowed to 17.2 per cent in the NWIC.

Figure 7.8 Number of Residential Units Constructed/On Site By Quadrant, 1989-2003
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The establishment of the DDDA in 1997 and the subsequent production o f a Master Plan for 526 

hectares (1,300 acres) o f dockland can largely explain the shift in development activity towards 

eastern parts o f the inner city. Development activity remained strong in the NEIC as 3,145 

residential units were built or under construction in 84 separate developments between 1996 and 

2003, representing 26.9 per cent of the total number of apartments and having experienced only a
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slight decrease from the first time-period (27.7 per cent). The proportion of residential units 

built/under construction in the SEIC increased substantially to 26.3 per cent of the total, increasing 

in absolute terms from 986 units constructed between 1989-1996 to 3,079 units constructed/under 

construction between April 1996 and November 2003. This increase is largely explained by the 

development of the south docks under the auspices of the DDDA and includes developments on the 

Gasworks site on Grand Canal Quay, City Quay, Sir John Rogerson’s Quay, Townsend St and 

Ringsend. Five of the developments constructed between 1996 and 2003, each comprised more 

than 200 apartments. Large-scale residential developments were also undergoing construction 

outside, but on the periphery of, the DDDA area including the Gasworks site on Barrow Street, 

consisting of 630 apartments, and another site on South Lotts Street comprising 101 apartments in a 

mixed-use scheme. There has been a notable increase in the scale of developments being 

undertaken in the SEIC between 1996 and 2003, with the average number of residential units per 

development being 80.2, while the median number was also high at 59 residential units. As 

illustrated by Figure 7.8 and Table 7.4, the absolute increase in the number of residential units 

constructed in this quadrant was substantial but as Figure 7.9 illustrates, the absolute increase in the 

number of residential developments initiated was not so striking with 33 separate developments 

built or under construction between 1996-2003.

Table 7.4 Development Activity by Inner City Quadrant, 1989-2003

Quadrant Built 1996 Built/On site 
2003

Live PP Applications

Nos. % Nos. % Nos. % Nos. %

NEIC 2138 27.7 3145 26.9 1813 35.7 916 35.2
SEIC 986 12.8 3079 26.3 1793 35.3 368 14.1
NWIC 1735 22.4 2016 17.2 206 4.0 189 7.3
SWIC 2871 37.1 3465 29.6 1271 25 1130 43.4

Total 7730 100 11705 100 5083 100 2603 100

While the NWIC and SWIC inner-city quadrants have experienced a fall in the proportion of 

overall new residential developments. Table 7.4 shows that the absolute numbers of residential 

units constructed or under construction has increased. In the NWIC, residential units built/under 

construction amounted to 2,016 for the period 1996 to 2003, representing an increase of 281 units 

over the previous time period, 1989-1996. Overall, this quadrant has experienced a low growth rate 

in development activity over the two time periods with 26 separate developments being constructed 

in the first time period and 27 in the more recent period. Geographically, residential development 

activity has been highly concentrated in the NWIC between 1996-2003, with development having 

been generally confined to the Smithfield area.
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Figure 7.9 Number of Residential Developments by Quadrant, 1989-2003
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In relation to the SWIC, this quadrant became a prominent location for new apartment development 

after 1992 as the generous tax incentives on offer improved the profitability o f  ventures in the area 

and as developer interest switched from office to residential development in the Designated Areas 

outside o f the IFSC. The considerable supply o f derelict industrial land and brownfield sites in the 

Liberties area ensured a sustained period o f intense development from 1992 onwards and between 

1989 and 1996, 2,871 residential units were constructed in the SWIC. Temple Bar, Patrick’s Street, 

Clanbrassil Street, Island Street, Usher’s Quay, Christchurch Place, Com m arket and Newmarket 

were transformed in a relatively short amount o f time from largely disused industrial spaces to 

large-scale private residential apartments.

Although, there has been an eastward shift in the location o f new residential development in the 

inner city, construction in the Liberties continued apace in absolute terms. Between April 1996 and 

November 2003, a further 3,465 residential units had been built or were under construction in 106 

separate developments. Indeed, the greatest number o f  residential developments constructed or 

under construction in an inner-city quadrant for the period 1996-2003, was in the SWIC. The size 

o f development varied considerably in the SWIC, with the average num ber o f  residential units per 

development being 34.6 and with a median o f 21.

Indeed, o f  the 186 planning files for the SWIC area for which information was available on the 

quantity o f  residential units either built, under construction, with live planning permission, at 

application stage, or for which the status had not been determined. Table 7.5 illustrates the 

considerable range in the size o f  schemes.
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Table 7.5 The Size of Residential Developments in the SWIC, 1996-2003

Number o f Developments Total Number o f Units
1-10 units 59 (31.7%) 353 ( 5.7%)
11-25 units 53 (28.5%) 888 (14.3%)
26-50 units 32 (17.2%) 1273 (20.6%)
51-100 units 33 (18.3%) 2297 (37.1%)
Over 100 units 8 ( 4.3%) 1383 (22.3%)
Total 186 6194

While most of the developments were small in scale, 60 per cent having between 1-25 residential 

units, these accounted for only 20 per cent of the total number of units. In contrast, large schemes 

which included more than 50 residential units comprised fewer than a quarter of the developments 

but accounted for more than 60 per cent of the total number of residential units. Charlemont Place 

on Charlemont Street represents the largest residential scheme built between 1996 and 2003, with 

192 apartments but represents a considerably smaller development than recent large-scale 

residential schemes undertaken in the other three quadrants.

The more recent residential developments cover a more extensive area of the SWIC compared to 

the geography of development for the period 1989-1996, with notable developments at Mount 

Brown, Francis Street, James Street, Marrowbone Lane, Bond Street, Cork Street, Blackpitts, 

Newmarket Reuben Street, Aungier Street, Harcourt Street and Clanbrassil Street. Many of the new 

apartment blocks were constructed on former-industrial sites changing considerably the function 

and physical appearance of the SWIC.

Overall, between 1989 and 2003, a total of 5,742 new residential units were constructed in the 

SWIC amounting to 34.3 per cent of the total for the inner-40 wards. This quadrant accounts for the 

largest proportion of newly-built stock up to 2003, with the north-east quadrant accounting for the 

second largest proportion with 27.9 per cent.

Future residential development

Looking to the medium term, residential development in the inner city is likely to continue apace

with 5,083 units having live planning permissions in November 2003 and with planning

applications made for a further 2,603 (see Table 7.4). Development of the Docklands in both the

NEIC and SEIC is likely to continue rapidly for the medium term with each accounting for 35.7 per

cent and 35.3 per cent of units with live planning permissions respectively. The SWIC is likely to

increase its proportion of residential units (see below for further discussion). Notably, the decrease

in potential future supply in the NWIC is striking, with that quadrant accounting for only 4 per cent

of residential units with live planning permissions by November 2003. One factor in the decline in

development activity was that developers were awaiting the publication of the Urban Design

Framework Plans of the HARP lAP before submitting planning applications for development.
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However, since data collection, a number of planning applications were submitted for the NWIC 

and have not been captured in this database. The proposed redevelopment of the O’Devaney 

Gardens housing estate is also likely to increase the number o f new residential units in the NWIC. 

Therefore, it should be noted that the fall in the supply of residential units in the NWIC will not be 

as low as this data suggests.

The Liberties look set to experience further and more intense redevelopment in the near future as 

several major residential development schemes are proposed for the area. These include to the 

west, the Heuston Gateway mixed-use projects, two of which are on Military Road and combined 

propose to construct over 500 residential units, 75 per cent of which will be two-bedroom 

apartments.

The Urban Design Framework Plan for Cork Street combined with tax incentives offered on many 

sites has resulted in an influx o f planning applications for high-density, large-scale residential 

apartments. Cork Street, a former thriving industrial street suffered severe dereliction and blight 

following years of disinvestment that resulted from road-widening plans that were devised for the 

street over 30 years previously yet only implemented and completed in 2003. Cork Street was to 

receive special treatment as part o f the Liberties/Coombe lAP (1998) with many former-industrial 

sites designated as tax-incentive sites. In a very short period o f time, it is envisaged that 2,000 

residential units will have been constructed on Cork Street (Liberties/Coombe lAP Annual Report, 

2003) as part o f its regeneration plan.

A third major residential scheme underway in the area is the redevelopment of the Fatima 

Mansions local-authority housing estate between Reuben Street and the Grand Canal. The 11-acre 

(4.5 hectare) site is being redeveloped under a PPP arrangement with the demolition o f 364 existing 

residential units and the construction of 601 high-density apartments in a mixed-use, mixed-tenure 

development.

The Digital Hub office and high-tech business development in the Thomas Street area proposed to 

incorporate a residential function in its plan amounting to 25 per cent o f the ca. 500,000 sq ft 

(46,000 sq m) development or ca. 260 apartments concentrated in the Windmill site"*®. Furthermore, 

proposals have been put forward for a substantial redevelopment o f the former industrial site and 

cigarette factory, Player Mills at Donore Avenue.

With the closure of the main digital enterprise company, Media Lab Europe, in 2005, it is likely that a 
more substantial residential element will be sought as part of the project. Therefore, the 260 apartments can 
be viewed as a minimum figure.
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These large-scale residential developments, combined with the large number o f smaller-scale 

developments with planning permission and recently submitted planning applications, indicate that 

the residential transformation o f the SWIC is likely to continue and at an accelerated pace. In 

November 2003, live planning permissions exist for 1,271 units while planning permission has 

been sought for an additional 1,130 units. At the time of data collection completion, the SWIC 

accounted for 43.4 per cent of planning applications for residential development. Although, 

development in the Docklands is likely to remain strong in the immediate and medium term, the 

recent surge in planning applications in the SWIC indicates that it too will remain a focal area for 

inward investment in the form of apartment developments in the medium to longer term.

Types o f  Residential Unit

A total o f 398 planning files for the Inner-40 wards included references to residential development, 

either in single- or mixed-use schemes at various stages of development activity - built, under 

construction, with live planning permission or with a planning application submitted. O f the 19,391 

residential units involved in these stages o f development activity, 10,254 residential units (52.9 per 

cent) had details available on unit size and type. Table 7.6 shows that apartments with three or 

more bedrooms accounted for only 6.2 per cent of all units built, currently on-site or with live 

planning permissions between 1996 and 2003. Meanwhile, two-bedroomed apartments accounted 

for over half (54 per cent) o f all residential units with one-bedroomed apartments comprising a 

further 36.5 per cent o f the total. The type o f apartment development in the Inner-40 wards area has 

been characterised by small apartment size and mirrors closely a general decline in the average size 

of households.

Table 7.6 Types of Residential Unit, 1996-Dec. 2003

Built/On S ite/

Type o f  Unit Live PP % Applied For %

Studio Apt 24 0.29 0 0.00
1-bed Apt 3018 36.47 611 30.87
2-bed Apt 4511 54.51 1207 60.99
3-bed Apt 457 5.52 134 6.77
4+bed Apt 54 0.65 0 0.00
1-bed live/work 43 0.52 0 0.00
2-bed live/work 29 0.35 17 0.86
1-bed Duplex 2 0.02 0 0.00
2-bed Duplex 56 0.68 4 0.20
3-bed Duplex 28 0.34 0 0.00
2-bed terraced 27 0.33 6 0.30
1-bed Penthouse 5 0.06 0 0.00
2-bed Penthouse 16 0.19 0 0.00
3-bed Penthouse 5 0.06 0 0.00
TOTAL 8275 100.00 1979 100.00

Source; Dublin City Council, Planning Applications
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Table 7.6 also shows that currently-outstanding planning applications to Dublin City Council for 

residential units in the Inner 40 Wards confirm the continuity o f these trends, with apartments of 

three bedrooms or more comprising only 6.77 per cent o f the total. However, o f the 1,979 units for 

which planning permission has been applied, there has been a reduction in the proportion o f one- 

bedroomed units to almost 31 per cent and an increase to 61 per cent o f those with 2 bedrooms.

Quantifying Land-Use Change

This section focuses on the new residential space that has been created in the SWIC and examines 

the land uses that the new residential functions have replaced. It should be borne in mind here that 

while many of the sites previously functioned as industrial, many had become disused and derelict 

by the mid-1970s and the 1980s.

Table 7.7 Development Status of Residential Schemes in the SWIC 1989-2003

No. o f  Residential Developments
Dublin 2 Dublin 8 Total

Built J 996-2003 23 60 83
On site 1 22 23
Live permission 5 40 45
Application stage 4 18 22
Status not determined 7 7 14

Total 40 147 187

In the examination o f DCC’s planning flies, a total of 187 files for the SWIC included references to 

residential development, either in single or mixed-use schemes. The majority (78 per cent) 

concerned sites located in Dublin 8 and over half of the schemes (56.7 per cent) were either built or 

being constructed by November 2003. The status o f these schemes in the planning and 

development process is set out in Table 7.7.

Information was also gathered, where available, on site size and previous site use. Details 

concerning the precise size o f the site had been included on the files for just 82 of the 187 planning 

applications (43.9 per cent) involving residential space. For these, the total area undergoing 

redevelopment amounted to 20.24 hectares (50 acres) with the average site area being 2,468 sq. m.

Table 7.8 Site Area of Residential Space in the SWIC 1996-2003

Site Area Number o f  Developments

<1,000 sq.m . 40 (48.8%)
1 ,000-5 ,000  sq.m . 35 (42.6%)
5,000 -  10,000 sq. m. 3 ( 3.6%)
>10,000 sq.m . 4 ( 4.9%)
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If these 82 developments actually comprised a representative sample of the whole range of 

schemes, it could be surmised that an area of over 46 hectares (113.6 acres) was undergoing a 

process which involved the development of residential space, as represented by the full number 

(187) of redevelopment projects. However, it is evident from Tables 7.4 and 7.7 that although the 

largest site category seems to represent the profile of scheme sizes quite closely (large 

developments with over 100 units comprising 4.8 per cent of the schemes and 4.9 per cent of the 

largest site category), the site details for smaller schemes seem significantly over-represented and 

the second-largest category of schemes seems under-represented. Thus, if anything, the 46-hectare 

estimate for sites undergoing redevelopment should be regarded as probably being an under

estimate. Furthermore, this estimate is based on residential developments involved in the planning 

and development process from April 1996 to November 2003 and does not include site details for 

the 63 residential developments constructed between 1989 and March 1996.

Previous use

Only 44 planning files (23.5 per cent) included information on the functions to which sites subject 

to redevelopment had previously been put. These are set out below in Table 7.9. While the range of 

former functions was broad, it is immediately evident that the most common previous use had been 

some form of industrial function, including warehousing and storage, factories, mills, car breakers 

and an abbatoir. It is also apparent that some residential buildings/sites were being included 

directly in the upgrading process. To link up with the discussions of Chapter 2, the process of 

gentrification in the Liberties area has included not only functional upgrading, in for example the 

change in function from industrial to residential, but has also involved the upgrading of the class of 

function and intensity of development scale. In this case, low-grade residential functions (terraced 

housing for the working class) have been upgraded to a higher class of function and a much larger 

scale of development aimed at attracting a higher class of end-user (apartment developments for the 

middle class).

Development densities

What has also been discerned from the Inner-40 Wards Residential Development Database, 1996- 

2003, has been the tendency for development to become intensified in the SWIC and inner city 

more generally. Information on both the number of dwelling units and the site area was available 

for 82 developments (43.9 per cent) in the SWIC, covering a total of 3,587 dwelling units (Table 

7.10). All but 7 sites were located in the Dublin 8 area of the SWIC. The average density of 

development was 273.7 dwelling units/hectare (110.75 units/acre). However, only 9 schemes 

involved densities of less than 100 units/hectare (40 per acre) while 12 developments exceeded 400 

units/hectare (178 per acre). One proposed development at application stage comprised 50 

apartments at a density of over 640 units/hectare (259 per acre).
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Table 7.9 Previous Site-Use of Recent Residential Developments in the SWIC

Convent yard
Denis motor-sales showroom 
DereHct site and multiple residential units 
Gym (1-storey)
Ice rink
Industrial - abbatoir
Industrial - brush factory
Industrial - car dismantlers/salvage yard
Industrial - Eircom
Industrial - fuel storage yard
Industrial - grain store
Industrial - mill
Industrial - mill & warehouse
Industrial - O'Neills factory
Industrial - shed
Industrial - vacant malt house, vacant
Industrial - warehouse
Industrial - warehouse
Industrial - warehouse
Industrial - warehouse
Industrial - warehouse & offices
Industrial & Commercial - Swan laundries
Industrial & vacant - malt house
Industrial units - IDA
Industrial, transport, services (Maxol station, Hickeys fabrics, CIE bus depot)
Mixed - industrial factory, offices and yard
Office
Office/design studios 
Offices
Residential - apartment block 
Residential - apartment block 
Residential & retail buildings 
Residential ( I -storey)
Residential (2-storey)
Residential unit 
Residential unit 
Retail (I-storey)
Shop
Shop
Social club 
Theatre
Vacant over pub 
Vacant over shop 
Vacant site

On b rie f inspection, there seem s to be a trend tow ards a recent increase in levels o f  density . O f  the 

34 developm ent projects w ith densities above 300 units/hectare (121 per acre), only 9 had been 

com pleted. T he p lanning and developm ent status o f  the rem ainder (being  e ither on site, live or at 

application stage and under consideration), suggests that h igher-density  schem es are m ore recent. 

H ow ever, eleven o f  those 34 schem es w ith developm ent densities g rea ter than 300 units/hectare
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were granted planning permission prior to 2000. Clearly, further basic research would be required 

to verify this possible trend towards increasing densities, which might indeed be expected in light 

of encouragement by the higher residential density guidelines of 1999 (DoELG, 1999b) and more 

recently, of the removal of residential-density thresholds in the 2004 guidelines (Dublin Regional 

Authority & Mid-East Regional Authority, 2004).

Table 7.10 Site Density of Residential Developments in the SWIC 1996-2003

Density (dwellings/ha) No. o f Schemes Status

Over 600 1 Application 1

500-599 3 Application 1
Live 2

400-499 8 Application 1
Live 2
On site 2
Built 3

300-399 22 Application 2
Live 12
On site 2
Built 6

200-299 25 Application 2
Live 8
On site 5
Built 8
Not determined 2

100-199 14 Application 3
Live 3
On site 4
Built 4

Fewer than 100 9 Application 1
Live 5
On site 1
Built 2

It should be considered that the development of Clarion Quay in 2002 in the north docks was 

developed at a density of 240 units per hectare (97.2 units per acre) which is at a considerably 

lower density than many residential schemes constructed and proposed in the SWIC. The 

development consortium, Zoe/Danninger, has been particularly active in the SWIC area in terms of 

residential apartment development with some of the schemes being developed at high densities. In 

the period 1996-2003, Zoe/Danninger have had nine schemes in the planning and development 

process comprising a total of 490 residential units. Site density information was available for four 

of the sites'^’ and included a development of 60 apartments at a density of 209.4 dwellings/hectare

The other five developments consisted o f  3, 55, 68, 70 and 113 residential units but for which residential 
densities could not be obtained.
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(84.8 per acre), a 50-apartment development at a density o f 320.7 dwellings/hectare (129.8 per 

acre), a scheme of 12 residential units at 324 dwellings/hectare (131.2 per acre), and a 59- 

apartment scheme at a particularly high density of 513 dwellings/hectare (207.7 per acre).

Conclusion

The SWIC has experienced exceptional functional transformation since the early 1990s. Initially, 

this functional change was manifested in the form of new office developments locating in the 

Dublin 2 section of the SWIC stretching from Westmoreland Street to Golden Lane and Harcourt 

Street, though there were some schemes in secondary locations such as Christchurch Place and 

Commarket. However, the greater functional change of the SWIC occurred in the residential sector 

where a development boom between 1992 and 2003 resulted in the construction o f almost 6,000 

dwellings, mainly in the form of large-scale private apartment complexes. Significant land areas of 

the SWIC have been transfomied in a relatively short space of time and there have been indications 

that development activity is likely to intensify in the medium term.

The former industrial sites of this inner-city locale represented both new spaces of production and 

new spaces for consumption, whereby devalorised areas became the target o f substantial inflows of 

capital (in the form of new residential and office space) and were repackaged in order to attract a 

middle-class population to occupy the new apartments. The more recent upgrading o f the retail 

streets of Francis Street and Thomas Street is also contributing to functional change, whereby low- 

grade retail functions are being replaced by cafes, restaurants and higher-grade retailing functions 

reflecting the consumer tastes of the new population.

This chapter has largely focused on the impacts of the movement o f capital in and out of the built 

environment, whereby in the most recent round of urban restructuring, the influx o f capital has 

been embodied in the built form of the inner city. However, the revalorisation and physical and 

functional transformation o f Dublin’s inner city is also connected to a class transformation of the 

area, whereby a largely middle-class population has moved into a traditionally blue-collar locale. It 

is to the changing social character o f the inner city that this thesis now turns.
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8. T h e  G e n t r if ic a t io n  o f  In n e r  D u b l in

Introduction

In the 1970s and 1980s, processes of gentrification were well underway in the major cities of 

London, New York, Paris & Sydney. Until the 1990s, there was little evidence to suggest that inner 

Dublin was being gentrified. Indeed, it was not until 1989, with the development o f 128 units in the 

Fisherman’s W harf apartment complex in Ringsend in the south-east inner quadrant that a demand 

for inner-city living by the middle classes was revealed. In many ways the rapid sale o f this 

apartment development (half o f the units sold within an hour of being launched (MacLaran et al., 

1996)) heralded the unprecedented wave of private-sector residential development that was to 

characterise inner Dublin for the following seventeen years. The previous chapter described in 

detail the scale, phasing and geography of new private-sector residential development in the inner 

city and outlined the significant functional changes that have occurred since 1990. Inner Dublin has 

been revalorised and subject to major influxes of capital which have been embodied in the built 

environment, largely in the form o f medium-rise residential, office and commercial buildings.

However, any investigation into gentrification must consider the underlying social change that 

accompanies changes to the housing stock. The critical emphasis o f gentrification on class 

transformation, as highlighted most notably by Glass (1964) and Smith (1996), forms a key focus 

o f this research. This chapter begins with an examination of the changing socio-economic status of 

Dublin’s Inner-40 wards and includes more detailed references to the changing social character of 

the Liberties or south-west inner-city quadrant, hereafter referred to as the SWIC. The basis for this 

examination is an analysis of time-series data from the Census of Population drawing mainly on the 

1991-2002 period but also referring to changing trends since 1981. The impacts on house prices of 

an influx o f middle-income professionals to the inner city are subsequently discussed through the 

compilation o f a housing affordability index. Price increases for new residential apartment 

developments and for the older residential stock are illustrated and the decline in the stock of 

affordable and accessible housing in traditionally low-income areas of the city is highlighted.

Demographic and Social Change in Inner Dublin

The reduction in the size o f Dublin’s resident inner-city population has been virtually continuous 

since the 1930s as Corporation housing programmes progressively eliminated the overcrowded and 

insanitary tenements, reducing occupancy rates and dispersing the population towards the suburbs. 

In the 1980s, the story o f inner-city decay was played out in Dublin where population decline 

continued and the demographic structure o f the inner city became increasingly characterised by a 

large elderly component and a large number o f very young children. Furthermore, inner Dublin 

experienced high unemployment rates, low levels of income, widespread poverty and a high 

concentration of social housing (Blackwell, 1988; MacLaran, 1993). However, the scale o f
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residential development undertaken in central Dublin over the past fifteen years has terminated the 

prolonged shrinkage o f its residential population. Since 1991, the demographic and social character 

o f Dublin’s inner city has also been transformed. The persistent trend o f population decline has 

been reversed and the newly-arrived population is characterised by young and middle-aged 

professionals with high levels of income and living in privately owned accommodation.

Population change

Between 1996 and 2002, the residential population o f Dublin County Borough grew by 13,927, 

from 481,854 persons to 495,781. This amounted to an increase o f 2.9 per cent and marked a 

considerable acceleration in the rate of population growth over the previous inter-censual period in 

which the population had grown by just 0.7 per cent (3,465 persons) since 1991.

Interestingly, Table 8.1 reveals that this expansion in the population was entirely due to growth 

within the Inner-40 wards, the remaining areas having shed population. Thus, while the population 

of the inner city rose by 10,357 persons between 1991 and 1996, amounting to an expansion of 

12.3 percent, the population in the remainder o f the County Borough actually fell by 6,892, 

representing a decline o f 1.75 percent. In the second period, between 1996 and 2002, the 

population of the lnner-40 wards increased even more strongly by 17,664 persons, or 18.7 percent, 

while that of the remainder o f the County Borough declined by 3,737 or nearly 1 percent.

Table 8.1. Population of the Inner-40 Wards and the County Borough

1991 1996 2002
Persons Percent Persons Percent Persons Percent

South West Inner City 31613 6.61 35926 7.46 42672 8.61
Inner 40 Wards 84055 17.57 94412 19.59 112076 22.61
Other 394334 82.43 387442 80.41 383705 77.39
Dublin Co. Borough 478389 100.00 481854 100.00 495781 100.00
Source: CSO Census o f  Population, various years

With a population increase o f only 17,392 having been recorded for the whole o f Dublin County 

Borough between 1991 and 2002, clearly the inner city was undergoing substantial population 

growth at a time when the remainder was actually experiencing a reduction in the number of 

residents. Table 8.1 shows that, between 1991 and 2002, while the County Borough’s population 

increased overall by 3.64 from 478,389 persons to 495,781, the population o f the Inner-40 wards 

rose by 33.3 per cent to 112,076. Thus, the Inner-40 wards increased their share o f the County 

Borough’s residents from 17.6 percent to 22.6 per cent. The vast majority o f the increase in the 

inner city’s population may be explained by migration.
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Ward-Level Data

Table 8.2 and Figure 8.1 present population trends for the 40 inner-city wards. It is immediately 

apparent that there are some very striking trends. In percentage terms, the residential population o f 

six inner-city wards (North City, Royal Exchange A, Ushers A, Arran Quay C, Rotunda A and 

Merchants’ Quay B) more than doubled between 1991 and 2002. An additional nine wards each 

experienced a rise of over 50 percent in their residential populations. However, some of these 

dramatic increases were founded upon a relatively small initial population base. It is therefore, 

perhaps, more pertinent to note that twelve Inner-40 wards recorded an increase of more than 1,000 

residents between 1991 and 2002. Three wards. North City, Royal Exchange A and Rotunda A, 

each increased by over 2,000 residents.

Seven o f the Inner-40 wards were marked by an overall reduction in their population between 1991 

and 2002. In five o f these, decline was continuous throughout the period. However, in two wards, 

Merchant’s Quay D and Ushers E, decline during the initial period gave way to slight population 

growth after 1996, largely due to the construction of substantial residential apartment-complexes.
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Table 8.2. Population of the Inner-40 Wards, 1991,1996, 2002

Ward 1991 1996 2002 1991-1996 1996-2002 1991-2002
Persons Change Persons Change Persons Change

% % %
Arran Quay A 1092 1,336 1390 244 22.34 54 4.04 298 27.29
Arran Quay B 1946 1,963 3089 17 0.87 1,126 57.36 1,143 58.74
Arran Quay C 921 1,914 2375 993 107.82 461 24.09 1,454 157.87
Arran Quay D 3196 3,264 3675 68 2.13 411 12.59 479 14.99
Arran Quay E 2965 2,957 2902 -8 -0.27 -55 -1.86 -63 -2.12
Ballybough A 3581 3,570 3368 -11 -0.31 -202 -5.66 -213 -5.95
Ballybough B 2466 2,571 3009 105 4.26 438 17.04 543 22.02
Inns Quay A 3109 3,235 3373 126 4.05 138 4.27 264 8.49
Inns Quay B 2528 2,680 2953 152 6.01 273 10.19 425 16.81
Inns Quay C 1698 1,748 2359 50 2.94 611 34.95 661 38.93
Mansion Hse A 3011 3,139 4269 128 4.25 1,130 36.00 1,258 41.78
Mansion Hse B 602 770 990 168 27.91 220 28.57 388 64.45
Mountjoy A 2983 3,108 3242 125 4.19 134 4.31 259 8.68
Mountjoy B 1657 1,994 2725 337 20.34 731 36.66 1,068 64.45
North City 819 2,391 3942 1,572 191.94 1,551 64.87 3,123 381.32
North Dock A 1222 1,188 1287 -34 -2.78 99 8.33 65 5.32
North Docic B 3503 3,655 3628 152 4.34 -27 -0.74 125 3.57
North Dock C 2324 2,411 3568 87 3.74 1,157 47.99 1,244 53.53
Pembroke East A 4427 4,349 4304 -78 -1.76 -45 -1.03 -123 -2.78
Pembroke West A 3070 3,292 3241 222 7.23 -51 -1.55 171 5.57
Rotunda A 1837 2,522 4199 685 37.29 1,677 66.49 2,362 128.58
Rotunda B 896 1,122 1752 226 25.22 630 56.15 856 95.54
Royal Exchange A 1140 2,267 3,567 1,127 98.86 1,300 57.34 2,427 212.89
Royal Exchange B 1183 1,613 1,920 430 36.35 307 19.03 737 62.30
South Dock 2589 3,307 3764 718 27.73 457 13.82 1,175 45.38
St. Kevin's 3047 3,497 4,573 450 14.77 1,076 30.77 1,526 50.08
M erchants’ Quay A 1124 1,513 1,838 389 34.61 325 21.48 714 63.52
M erchants' Quay B 1621 2,356 3,457 735 45.34 1,101 46.73 1,836 113.26
M erchants' Quay C 2012 2,079 2,641 67 3.33 562 27.03 629 31.26
M erchants' Quay D 2142 2,060 2,082 -82 -3.83 22 1.07 -60 -2.80
M erchants' Quay E 1221 1,463 1,659 242 19.82 196 13.40 438 35.87
M erchants' Quay F 2414 2,296 2,289 -118 -4.89 -7 -0.30 -125 -5.18
Ushers A 654 845 1,688 191 29.20 843 99.76 1,034 158.10
Ushers B 565 926 1,068 361 63.89 142 15.33 503 89.03
Ushers C 2610 2,571 2,712 -39 -1.49 141 5.48 102 3.91
Ushers D 1875 1,802 1,754 -73 -3.89 -48 -2.66 -121 -6.45
Ushers E 1946 1,894 1,924 -52 -2.67 30 1.58 -22 -1.13
Ushers F 2648 2,554 3,076 -94 -3.55 522 20.44 428 16.16
Wood Quay A 1949 2,651 2,870 702 36.02 219 8.26 921 47.26
Wood Quay B 3462 3,539 3,554 77 2.22 15 0.42 92 2.66

TOTAL 84055 94412 112076 10357 12.32 17664 18.72 28021 33.34
Source: CSO Census o f  Population, various years

Bold denotes wards in the south-west inner city
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Figure 8.1 The Geography of Population Change in the Inner-40 Wards, 1991-2002
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Population trends in the south-west inner city

Generally, the demographic and social trends experienced in the SWIC between 1991 and 2002 

closely correlate with trends experienced by the inner city as a whole. Taking a wider time period, 

it can be seen in Figure 8.2 that trends of prolonged population decline were reversed from 1991 

when the quadrant experienced a steady increase in population. Within an 11-year period, the 

population of the SWIC increased by 35 per cent or 11,059 to reach a total of 42,672 persons. As 

Figure 8.1 demonstrates, much of the population growth between 1991 and 2002 was concentrated 

generally along the quays and from the Christchurch area stretching south to the canal.

Figure 8.2 Population of the South West Inner City, 1981-2002
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Gentrification

As discussed in Chapter 5, surveys undertaken by the Centre for Urban and Regional Studies 

(CURS), TCD., in the 1990s (MacLaran, MacLaran and Williams, 1994; MacLaran, Emerson and 

Williams, 1995; MacLaran and Floyd, 1996)) suggested that a significant difference existed 

between the occupiers o f the newly-developed residential units and the indigenous inner-city 

population which was typically elderly, poorly skilled and suffered from a high incidence of 

unemployment.

The incoming population possessed many of the characteristics typical o f a gentrifying population. 

Only a small minority had previously resided in the inner city (15 percent) or possessed kinship ties 

to the locality (9.6 percent). It was a predominantly youthful group, with 94 percent o f residents
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being aged between 18 and 44 years, with an average age o f 27 years. Households were small in 

size, with 80 per cent com prising ju st 1 or 2 people, yielding an average household size o f  1.9 

persons. The most common household types in the new residential developments were single 

persons in em ploym ent (34 percent), unrelated adults in employment (28 percent) and couples with 

no children (24 percent). Student households and families with children each comprised 4 percent 

o f  the total, while only 1 percent were retired, ‘O ther’ household types com prising the remaining 5 

percent. The new residential group was characterised by an occupational status which stood in 

contrast to that o f  the indigenous inner-city residents. Professional workers accounted for 37 per 

cent o f  the new residents, with Junior Professionals com prising a further 11 percent. Clerical 

workers and students accounted for 14 percent and 9 percent respectively. A majority (77 percent) 

o f  the new residents were in possession of, or currently pursuing, a degree or professional 

qualification.

The Census o f Population 2002 confirms that the process o f  gentrification highlighted in the CURS 

reports o f the mid 1990s has continued apace. This is dramatically revealed by changes in the age 

structure o f the inner-city population, its social class composition, its levels o f  achieved education 

and rates o f unemployment. It is further reflected in changes to the tenure structure o f  the dwelling 

stock.

Demographic Structure

With respect to dem ographic structure. Table 8.3 shows that, in addition to a 33 per cent increase in 

the total population o f the lnner-40 wards between 1991 and 2002, there was a significant shift in 

its age structure with reductions in absolute numbers o f  the youngest and the most elderly age 

groups and a 90 percent increase in the numbers o f adults aged between 25 and 44 years. Having 

comprised less than 30 percent o f  the population in 1991, this age group expanded its share o f  the 

total to account for 40 percent in 2002.

Table 8.3 Age Structure of the Inner-40 Wards, 1991-2002

Age Cohorts 1991 2002 Absolute Change % Change

0-14 15185 14296 -889 -5.9
15-19 6432 6336 -96 -1.5
20-24 9726 17599 7873 80.9
25-29 7765 18459 10694 137.7
30-34 6379 12630 6251 98.0
35-44 9477 14018 4541 47.9
45-54 7162 9975 2813 39.3
55-64 8379 7510 -869 -10.4
65+ 13550 11230 -2320 -17.1

TOTAL 84055 112076 28021 33.3
Source: CSO Census o f Population, 1991, 2002
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More detailed Census data on age structure shows that there was a reduction in the absolute number 

o f residents in every 5-year age group over 55 years o f  age and also in age groups 5-9 years, 10-14 

years and 15-19 years. This decline in the elderly component not only reflects the higher mortality 

rate associated with the indigenous inner-city population’s age structure but also the relocation o f 

established families to more peripheral areas. The latter point is also illustrated through the 

reduction in the number o f  children and young adults (particularly o f those aged between 5-19) 

which can, in part, be attributed to their relocation to outer areas o f  the city. The only youthful age 

group which increased its num bers was that o f 0-4 years, from 5,560 in 1991 to 6,067 in 2002, 

though it is not possible from the raw Census figures to determine w hether these are due to births to 

incoming gentrifiers, to the indigenous population or to the growing population o f new immigrants 

from abroad (see Guerin, 2003).

In contrast to trends in the youthful and elderly age groups, each o f  the 5-year age groups from 20 

to 54 years o f  age increased numbers absolutely. In part, this can be explained by the general 

ageing o f  the population over the inter-censual period but, more pertinently, it reflects the 

increasing attractiveness o f  Dublin, particularly the inner city as a residential destination for young 

adult migrants. Table 8.3 shows that rapid growth characterised the 25-29 age cohort which 

recorded a 137 per cent increase amounting to 10,694 persons, or over one third o f total population 

growth, for the inter-censual period.

In line with the narrative above, the incoming population to the SWIC demonstrated that it was a 

gentrifying one, characterised by a 90 percent increase in the numbers o f  adults aged between 25 

and 44 years and a concomitant decline in younger and older-aged cohorts (see Figure 8.3 below). 

In 1991, the age dependency ratio'*^ o f the inner city stood at 34.2 per cent while age dependency in 

the SWIC was slightly less at 33.8 per cent o f the population. As the population began to grow after 

1991, the proportion o f dependents has fallen. In 1996, the age dependency o f the SWIC fell to 29 

per cent and dropped further to 23 per cent by 2002, representing an absolute decline o f  876 

persons over the period 1991-2002.

Migration and Displacement

The downward trend in population under the age o f 19 reflects a long-term trend o f  out-migration 

from the inner city continuing during the 1980s and 1990s. These figures represent the movement 

o f  working-class families out to the suburbs (estimated on the basis o f  previous inter-censual 

population trends to include almost 6,000 people between 1981 and 1991). The replacement o f  the 

indigenous working-class community and their children by prime-age adult middle-class residents

Defined as the percentage of population under the age of 14 and above the age of 65
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Figure 8.3 Population Age Cohorts, SWIC 1991-2002

8000 

7000 

5  6000 

3  5000p.
fS 4000 

°  3000
(/3

I  2000 

1000 

0

0-14 15-19 20-24 25-29 30-34 35-44 45-54 55-64 65+
Age Cohorts

Source; CSO Census o f Population, 1991, 2002

clearly represents a very significant increase in local purchasing power which has had implications 

for the indigenous population in terms o f access to and the affordability o f  housing (see discussion 

below).

Household Size

Declining household size has been a consistent accompaniment to increases in the total population. 

The new incoming population is predominantly young, professional and characterised by small 

household size. Using Census figures for all persons in private households, the average household 

size for the Inner-40 wards was 2.4 persons in 1991. By 2002, this had declined to 2.23 persons per 

household. Table 8.4 allows for a more detailed analysis o f  changing household size. The most 

obvious trend in household size is the increase in the number o f  persons accounted for by one- and 

two-person households, which in 2002 amounted to 45.6 per cent o f  the population in private 

households, increasing from 27,522 to 44,024 persons. In 2002, 68.4 per cent o f  households were 

either one- or two- person households. In contrast, the percentage o f the population living in larger 

households (o f four persons or more) decreased from 46 per cent in 1991 to 33.4 per cent in 2002. 

Households o f  four or more persons accounted for 15.7 per cent o f  all households in 2002, having 

decreased from 21.82 per cent in 1991.

As illustrated in Table 8.4, household size in the SWIC was slightly lower than in the inner city as 

a whole at 2.16 in the 2002 census. Almost half o f the population lived in one- or two- person 

households, increasing from 11,301 to 17,409 persons over the 1991-2002 period and the 

proportion o f households comprising four or more persons declined from 19.7 per cent or in 1991 

to 14.4 per cent o f  all households in 2002.
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Table 8.4 Changing Household (HH) Size in the Inner-40 Wards and SWIC, 1991-2002

I-person HH 2-person HH 3-person HH 4-person HH 5 or more-p HH Total

INNER-40 WARDS
1991

No. ofHH 12222 7650 4030 2943 3727 30572
% ofH H 39.98 25.02 13.18 9.63 12.19 100

No. o f persons 12222 15300 12090 11772 22001 73385
% of persons 16.65 20.85 16.47 16.04 29.98 100

2002
No. ofHH 15592 14216 6921 3880 2970 43579
% ofH H 35.8 32.6 15.9 8.9 6.8 100

No. o f persons 15592 28432 20763 15520 17029 97336
% of persons 16 29.2

SO U TH

21.3 15.9 

-W E S T  IN N E R  C ITY

17.5 99.9

1991
No. OfHH 4899 3201 1667 1132 1262 12161
% ofH H 40.28 26.32 13.71 9.31 10.38 100

0
28182No. o f persons 4899 6402 5001 4528 7352

% of persons 17.38 22.72 17.75 16.07 26.09 100

2002
No. OfHH 6405 5502 2583 1437 1012 16939
% ofHH 37.8 32.5 15.2 8.5 6 100

No. o f persons 6405 11004 7749 5748 5703 36609
% of persons 17.49 30.06 21.17 15.7 15.57 99.99

Source: CSO Census o f  Population, 1991, 2002

Density

The Liberties area in Dublin has historically had high densities o f  population associated with large 

family size and high levels o f  occupancy per housing unit and with dense residential developments, 

street patterns and housing types. Although housing in the Liberties was typically low- to medium- 

rise, housing and population densities for this inner-city quadrant were particularly high. In 1991, 

the population density for the SWIC stood at 58 persons per hectare. However, many large sites in 

the area at that time lay derelict or partially disused. By 1996, population density had increased to 

17,067 per square mile and by 2002 it had reached 65.9 persons per hectare. Although the number 

o f  these sites is likely to become more limited in the medium-term, population density is likely to 

continue to increase into the future through the upgrading o f  further sites for residential 

development and through a relaxation o f planning regulations facilitating higher-rise development 

(see Department o f  the Environment, 1999b).
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Employment

In 1991, the unemployment rate''^ for the inner city stood at 32.3 per cent of a labour force of 

36,730, representing one o f the highest concentrations of unemployment in the State (the average 

for which was 15.4 per cent). The consequences of the prolonged retraction o f industry and the 

broader restructuring o f the economic base were felt most acutely in inner city areas of Dublin, 

with some social-housing estates having unemployment rates of more than 50 per cent.

However, following a decade o f unprecedented economic expansion and growth, the national 

unemployment rate had fallen to 8.8 per cent. The corresponding figure for Dublin stood at 8.5 per 

cent and unemployment rates in the Inner-40 wards had fallen dramatically to 14 per cent o f a 

greatly expanded labour force o f 62,108. Nonetheless, the unemployment rate for the inner city for 

2002 was still well above the national average and if one looks more closely at the absolute figures, 

the overall decrease in rates and figures of unemployment may misrepresent somewhat the trends 

in the area. Between 1991 and 2002, the unemployment rate for the lnner-40 wards decreased by 

18.3 percentage points. However, this seemingly large decrease in unemployment is mainly 

explained by the well known ‘dilution effect’ whereby a significant influx o f white-collar 

professional workers to the area camouflages the actual decreases in unemployment. The actual 

decrease in numbers unemployed for the same time-period is only 3,186. This figure can, to a large 

degree, be explained by increases in employment for the formerly unemployed but there is also 

evidence to suggest that some o f the unemployed have been displaced from the area to other parts 

o f the city. In the SWIC, unemployment fell from 4,598 (32 per cent) in 1991 to 3,083 (13 per cent) 

in 2002. The majority o f the decline in unemployment rates being explained by an incoming 

employed population.

Social Class

One of the most useful Census indicators of the changing social character o f specific geographical 

areas is social class. Social class of the population over 15 years is calculated using information 

about a person’s occupation and employment status. The social class o f dependents is determined 

from the social class of the parent with the higher social class'*'*. A detailed look at the trends in 

social classes of the Inner-40 wards from 1991 -2002 revealed that considerable change took place 

in the inter-censual period. Table 8.5 illustrates the significant increase in Social Classes I, 2, 3 and 

7 as well as the decreases in Social Classes 4,5 and 6.

The unemployment rate is defined as the percentage of unemployed people plus first-time job seekers, as a 
proportion of the total labour force.
Social Class Categories relating to occupational status; 1 -  professional, 2 -  managerial and technical, 3 -  

non-manual, 4 -  skilled manual, 5 -  semi-skilled, 6 -  unskilled, 7 -  all others gainfully employed (CSO, 
Census of Population, 1991)
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Table 8.5 Social Class Structure of the Inner-40 Wards and SWIC, 1991 and 2002

1991 2002
Social Class Persons Percent Persons Percent

Inner-40 SWIC Inner-40 SWIC Inner-40 SWIC Inner-40 SWIC
1 4194 1826 4.99 5.78 7302 2979 6.52 6.99
2 7807 3104 9.29 9.82 21173 8377 18.90 19.65
3 13801 5174 16.42 16.37 13669 5241 12.17 12.29
4 13048 4710 15.52 14.9 11943 4271 10.66 10.02
5 12408 4585 14.76 14.5 10039 3746 8.96 8.79
6 12893 4836 15.34 15.3 7195 2616 6.42 6.14
7 19904 7378 23.68 23.34 40755 15410 36.37 36.14

Total 84055 31613 100.00 100.00 112076 42640 100.00 100.00
Source: CSO Census o f  Population, 1991, 2002

Since 1991, the population o f  the Inner-40 wards has increased by 27,989, an increase o f  one third. 

Over the same time period, the population in Social Classes 1 and 2 increased, by 16,474 (130 per 

cent) and by 2002 accounted for 25.4 per cent o f the population, up from 14.3 per cent in 1991. 

Between 1991 and 2002, the influx o f professional, managerial and technical classes (Social 

Classes 1 and 2) increased in the SWIC by 6,426 (130 per cent) and accounted for 26.6 per cent o f 

the population in 2002, up from 15.6 per cent in 1991.

The num ber o f persons in Social Class 2 increased by over 170 percent in the SWIC and Inner-40 

wards more broadly. In contrast, the decreases in the skilled manual, semi-skilled and unskilled 

manual classes (Social Classes 4, 5 and 6) suggest that there has been considerable out-migration o f 

the indigenous population. In 1991, these three social classes accounted for 45.6 per cent o f  the 

population o f the Inner-40 wards but, in 2002, this had fallen substantially to 26 per cent. Such 

changes clearly support an interpretation o f inner-city gentrification. The increase in the 

uncategorized Social Class 7 from 1991 to 2002 is very prominent, with a growth o f 20,851 

persons in this category representing a more than doubling o f this social class cohort. O f the seven 

census-categories o f  social class, Social Class 7 accounts for the largest proportion (36.4 per cent) 

o f  population in the Inner-40 wards.

Unfortunately, it is not possible to determine the basis for the dramatic increase in Social Class 7 

and direct contact with senior personnel in the CSO failed to provide any explanation (CSO, 2004). 

This is a ‘Residual and N ot Stated’ category which includes those who have never worked and 

whose parents have never worked in the formal economy and may, at least in part, reflect the 

growing num ber o f  refugees and asylum seekers resident in the inner city (see Guerin, 2003).

Nevertheless, the evidence for gentrification remains strong and the inner city’s changing class 

structure is especially obvious with respect to prime-age workers. More detailed Census data 

relating to the Social Class composition o f those aged 25-44 years reveals a substantial increase in
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those from Social Classes 1 and 2. In 1991, these two social classes included 5,075 persons 

comprising 21 per cent o f the age cohort. In 2002, they accounted for 39 per cent o f  the cohort and 

totalled 17,578 persons. This latter figure represents 62.8 per cent o f  the entire population growth 

between 1991 and 2002 (see Table 8.6).

Table 8.6 Social Class Structure of the 25-44 Age Cohort in the Inner-40 Wards, 1991 and

2002

1991 1991 1991 2002 2002 2002
Social Class Males Females Percent Males Females Percent
1 1064 762 7.73 2809 2032 10.73
2 1576 1673 13.75 6083 6654 28.24
3 1959 2601 19.30 2050 3814 13.00
4 2366 1062 14.51 2955 1288 9.41
5 1508 1968 14.72 2120 1493 8.01
6 1766 1420 13.49 1067 809 4.16
7 1792 2104 16.49 6208 5725 26.45

Total 12031 11590 100 23292 21815 100
Source: CSO Census o f Population, 1991, 2002

The number o f  people in the 25-44 age cohort in the SWIC has increased dram atically since 1991 

to 17,450 in 2002. This represents an increase o f 8,244 or 90 per cent over an 11-year period and 

this cohort now accounts for almost 41 per cent o f the overall population o f  the area (up from 29 

per cent in 1991). A closer look at the social-class breakdown o f  this cohort reveals that a 

transformation has taken place since 1991. Figure 8.4 illustrates the magnitude o f  the changes that 

have occurred, particularly in Social Classes 1, 2, 6 and 7. The population o f  Social Class 2 

increased from 1,369 in 1991 to 4,939 in 2002, representing an increase o f  260 per cent. O f the 

seven census categories o f social class, Social Class 2 accounts for the largest proportion o f 

population aged 25-44 in the SWIC at 29 per cent.

Figure 8.4 Social Class Structure of the 25-44 Age-cohort, SWIC, 1991-2002
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Regrettably, the classification o f occupational types was altered in the Census between 1991 and 

2002. However, the num ber o f  persons resident in the lnner-40 wards who had been categorised as 

‘Professional and Technical’ workers in 1991 was 4,859. In 2002, the ‘Professional’ category 

comprised 11,279 persons.

Education

The pattern o f  inner-city gentrification which is emerging is lent further support by Census data 

relating to levels o f  achieved education (see Figure 8.5). In 1991, only 17.9 percent o f  the adult 

population o f  the Inner-40 wards had undertaken third-level education, with 27.6 percent having 

received only a primary level o f  education. In contrast, in 2002, 34.4 percent had experienced third- 

level education and 19.5 percent had received only a primary education. The absolute numbers 

involved are also o f  some interest. While the number with third-level education rose from 6,581 in 

1991 to 27,090 in 2002, the number with only a primary education also rose, from 10,124 to 

15,305. This somewhat surprising increase in the absolute number o f  poorly educated inner-city 

residents again may reflect the role o f the inner city as a residential destination for incoming 

refugees and asylum seekers whose education may be o f a basic level only. The vast majority o f the 

increase in numbers with third level education is explained by the in-migration o f a young 

professional m iddle-class population.

Figure 8.5 Educational Attainment Levels, Inner-40 Wards, 1991 & 2002
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In parallel with the changing demographic and class structure o f  the Inner-40 wards, there has 

developed an interesting change in the tenure structure o f its dwelling stock.
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Tenure

Table 8.7 shows that there was a sharp increase in the number o f households in privately rented 

accommodation, notably in the furnished accommodation sector, which more than doubled from 

5,611 to 13,272 households, reflecting the provision o f significant quantities o f newly-developed 

apartments purchased by investors for private lettings. Although there was an increase in the 

number o f  owner occupiers, the overall increase from 11,181 to 13,939 households comprises three 

elements. First, there was a very sizeable increase in the number o f households purchasing their 

properties from the local authority. Secondly, the number o f  owner occupiers with mortgages 

outstanding rose by over 75 percent from 4,493 to 7,879, again probably reflective o f  the rising 

number o f  incoming gentrifiers. In contrast, the number o f  outright owners fell by nearly 10 

percent, possibly as a result o f the ageing indigenous population, or its heirs, either raising 

mortgages on the security o f  their enhanced property values or, more probably, as a result o f  their 

disposing o f  dwellings on the property market.

Table 8.7 Household Tenure in the Inner-40 Wards, 1991 & 2002

Tenure 1991 2002
Households Percent Households Percent

Owner Occ. with Mortgage 4493 14.24 7879 18.09
Owner Occ. no Mortgage 6688 21.19 6060 13.92
LA being purchased 663 2.10 1950 4.47
LA rented 10233 32.43 8111 18.62
Rented Unfiimished 2121 6.72 2318 5.32
Rented Furnished 5611 17.78 13272 30.48
Rent-free 576 1.83 629 1.44
Not Stated 1170 3.71 3330 7.66

Total 31555 100.00 43549 100.00
Source: CSO Census o f  Population, 199}, 2002

Table 8.7 and Figure 8.6 highlight an important trend in local-authority rented accommodation. 

Between 1991 and 2002, the absolute number o f  households renting from the local authority fell 

from 10,233 to 8,111 in the Inner-40 wards, representing a decline o f over 20 per cent. At a time 

when house prices and rents increased significantly, and when affordability reduced considerably 

for the indigenous population, it is quite disturbing to find such a sharp decline in the number o f 

households able to avail o f  local-authority rented accommodation.
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Figure 8.6 Tenure Change in the South West Inner City, 1991-2002
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Price Increases and Affordability

The influx o f  a young professional middle-class population represents a m ajor shift in the social 

make-up o f  D ublin’s inner city. Many inner-city locales have traditionally been characterised by a 

blue-collar, low-income population with relatively low levels o f  educational attainment. The 

migration o f  a young white-collar population to the new apartment dwellings in these areas 

represents a significant change in attitude to inner-city living where previously unfashionable areas 

are now serving as well-located private enclaves for the middle class. For many indigenous 

residents o f  the inner city, new pressures have been created as a consequence o f  the substantial 

influx o f  income and consum er demand, and others exacerbated, in for example, the loss o f  locally- 

relevant functions and the intensified shrinkage o f  locally-affordable housing. The traditional, 

typically low-income population has been unable to compete with the incoming population for 

housing and land as prices have soared over the past decade. It is to the issue o f  affordability that 

this chapter now turns.

In addition to using output levels o f  new housing units (see Chapter 7) to indicate gentrification, 

other housing m arket indicators can be employed. Time-series house-price data can illustrate those 

areas which are likely to have been gentrified when combined with time-series income data. Using 

the scales o f  both the Inner-40 wards and the SWIC, this section illustrates declining levels o f 

affordability o f the dwelling stock in the inner city.

In May 1995, average Industrial Earnings amounted to €20,342 while the average for the Banking, 

Insurance and Building Society sector was €25,584 (CSO Incomes Indices, 2004). Drawing on 

unpublished data (CURS, 1993, 1995, 1996), an examination o f  the prices for newly-completed 

dwellings launched in inner Dublin during 1995 until March 1996 reveals that despite their having 

attracted a residential population which was significantly more w ell-off than the indigenous

175



residents o f  the inner city, asking prices were remaricably affordable when expressed in terms o f  the 

income muhipliers that these prices represented. Table 8.8 shows that a one-bedroom ed apartment 

could be purchased at The Maltings, W atling St. and at Temple Court, Dominick St. for less than 

twice the level o f  average annual industrial earnings. No fewer than seven schemes had one- 

bedroomed apartm ents available at a price less than twice the average annual level o f  earnings in 

the Banking, Insurance and Building Society sector. Three schemes offered three-bedroomed units 

at prices less than a m ultiplier o f  four times the average annual earnings in that white-collar sector.

Table 8.8 Prices of Residential Developments in the Inner-40 Wards, Launched 1995-March 
_________________________1996, Expressed as Multipliers of Average Earnings____________________
New prices 1995-6 Location Launch Industrial Av. Earnings

^ Earnings Bank & Ins.
Date *

I-bed 2-bed 3-bed I-bed 2-bed 3-bed

Bachelor's walk Dublin 1 May.95 2.43 4.68 5.49 1.93 3.72 4.36
Gt George's St Nth, 5-6 Dublin 1 Apr.95 2.78 4.71 2.22 3.76
Northumberlands, Mount St. Lwr. Dublin 2 Feb.95 4.49 5.06 1 3.57 4.02
The Cobbles, Essex St. E. Dublin 2 Mar.95 3.31 3.93 i 2.63 3.12

College Close, Tara St. Dublin 2 Feb.95 3.18 3.74 I 2.53 2.97
Dame St Dublin 2 June.95 4.49 1 3.59

The Granary, Temple Bar Dublin 2 Feb.95 5.49 11.55 4.36 9.17

The Malt House, Grand Canal Q. Dublin 2 June.95 5.87 I 4.68

Mellor Court, Liffey St. Lwr. Dublin 2 June.95 2.73 3.90 1 2.18 3.11
The Cutlers, Exchange St. Dublin 2 July.95 3.87 4.68 7.80 3.08 3.73 6.22
Green Building, Temple Bar Dublin 2 Oct.95 4.68 7.49 3.81 6.10
Temple Bar Sq. Dublin 2 Nov.95 4.68 5.18 3.70 4.10
Trinity Court II, Lombard St. Dublin 2 Mar.95 2.49 3.24 3.93 1.98 2.58 3.12
Portside Court, E.Wall Rd. Dublin 3 Oct.95 2.81 3.24 3.62 2.29 2.64 2.95
The Waterside, Ringsend Dublin 4 Apr.95 2.56 3.93 2.04 3.13
Palatine Sq Dublin 7 Oct.95 3.37 2.74

Sarsfield House Dublin 7 Mar.95 2.72 4.68 2.16 3.72
Shandon Green, Phibsboro Dublin 7 May.95 4.30 3.43
Temple Court, U. Dominick St. Dublin 7 Feb.95 1.93 1.53
Leonard's Court, Clanbrassil St. Dublin 8 Feb.95 3.12 2.48

Newmarket Sq Dublin 8 Sept.95 2.65 3.42 5.31 2.16 2.78 4.32

Hybreasal House, Kilmainham Dublin 8 Sept.95 2.81 3.62 2.29 2.95

The Maltings, Watling St. Dublin 8 Nov.95 1.87 2.87 1.48 2.27

Old Kilmainham Village, Bow La. Dublin 8 Sept.95 2.68 3.49 2.18 2.84

Portobello Dock Dublin 8 Feb.95 3.68 4.93 2.92 3.91

Portobello Dock Dublin 8 Nov.95 3.55 2.81

Usher's Quay, 6 Dublin 8 Feb.95 2.37 1.88

Mountjoy Sq, 35 Dublin 1 Feb.96 2.63 3.35 2.13 2.71
Mountjoy Sq, 52 Dublin 1 Feb.96 2.33 3.35 5.08 1.88 2.71 4.11

Parnell St, 109 Dublin 1 Mar.96 2.33 3.53 1.88 2.85
Stock Exchange Court, Cope St. Dublin 2 Mar.96 5.08 4.11
Charlotte Quay Dublin 4 Jan.96 2.96 4.55 2.39 3.67
Smithfield Village Dublin 7 Mar.96 2.99 3.89 4.79 2.42 3.14 3.87
Leonard's Court, Clanbrassil St. Dublin 8 Jan.96 2.51 3.29 2.03 2.66

Source: Centre for Urban and Regional Studies (CURS), Trinity College, Inner-City Residential Database 
Bold denotes developments in the south-west inner city
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Between 1995 and 2002, the Consumer Price Index rose by 25 percent, average earnings rose 

nationally by 43 percent and building costs increased by 52 percent. M eanwhile, new house prices 

rose nationally by 181 percent, and rose by 195 per cent in the Dublin area (Housing Statistics 

Bulletins, various years). However, the changes in the housing market in inner Dublin were far 

more dramatic.

By June 2003, average annual industrial earnings had risen by 46 percent over the May 1995 figure 

to reach €29,671 per annum, while annual earnings in the Banking, Insurance and Building Society 

sector had increased by 44 percent to €36,806. Despite these increases, which were well above the 

rate o f  general price inflation, the income multipliers required to purchase a dwelling in central 

Dublin by Novem ber 2003 suggest strongly that prices were far less affordable than they had been 

eight years previously.

Table 8.9 Prices of Residential Developments in the Inner-40 Wards, Launched November 
2003 -  August 2004, Expressed as Multipliers of Average Earnings (2003 & 2004)

New prices Nov.2003-Aug. 2004 Location Av. Industrial Av. Earnings
Earnings Bank & Ins.

1-bed 2-bed 3-bed I-bed 2-bed 3-bed
Spencer Dock Dublin 1 10.78 12.13 8.69 9.78
Portland Lock, Portland Pi. Dublin 1 7.58 9.98 6.11 8.04
Liberty Comer, James Joyce St. Dublin 1 12.47 16.85 10.05 13.58
Bridgewater Hall, Summerhill Pd. Dublin 1 11.96 9.65
Gloucester Sq. Dublin 1 9.61 12.30 7.74 9.92
Gallery Quay, Gd Canal Dock Dublin 2 9.61 14.16 15.33 7.74 11.41 12.36
Adelaide Sq., Whitefriar St Dublin 2 14.83 11.95
Gasworks, Barrow St. Dublin 4 10.45 13.48 18.87 8.42 10.87 15.21
Dock Mill, Barrow St. Dublin 4 9.77 11.96 16.35 7.88 9.65 13.18
Quartier Bloom, Ormond Quay Dublin 7 18.37 14.81
Smithfield Market Dublin 7 12.13 14.49 17.69 9.78 11.68 14.26
Cork St., Cork Plaza* Dublin 8 9.44 7.61
Cork St., McGovern's Corner* Dublin 8 12.47 14.16 10.05 11.41

Cork St., No. 73 Dublin 8 8.26 6.66
Cork St., South Gate* Dublin 8 9.87 13.11 14.58 7.96 10.57 11.75
Grainstore, Marrowbone Lane Dublin 8 9.44 7.61
Portobello Wharf, Harold's Cross Dublin 8 24.43 19.70

* Indicates tax-designated developments

Price Changes in the SWIC

Table 8.9 shows that no developments had one-bedroomed units available at less than nine times 

the level o f average annual industrial earnings. Three-bedroomed units were available at prices not 

less than fourteen times average annual industrial earnings. Even for the white-collar sector gaining 

entry to owner occupation in the newly-launched developments was highly problematic. Income 

muhipliers o f  more than 6 were necessary to secure ownership o f  one-bedroomed units, while 

three-bedroomed units required multipliers ranging from 11 to over 19. In 1995-6 in the SWIC, 

buyers could expect to pay between €30,000 and €45,000 for a standard new one-bedroomed
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apartment. By November 2003, prices for new one-bedroomed apartments had increased to a 

minimum of €245,000 and by April 2004, one-bedroomed apartments in new developments on 

Cork Street were selling for over €280,000.

Many of these high-priced apartments are in areas that ten years ago were considered to be 

decidedly secondary or tertiary locations in terms of investment property. But, as has been seen 

over the past decade, many disused industrial buildings have been converted into large-scale 

residential apartment developments for a new middle-income population

The number of high-grade penthouse apartments in the Liberties is quite surprising considering the 

proximity o f these developments to remaining undeveloped derelict sites. For example, at the rear 

of Clanbrassil Street and at Blackpitts, penthouse apartments were in November 2003 priced at 

€750,000 (see Plate 8.1).

It is also interesting to note that the difference in price between apartments with tax-incentives and 

those without is quite visible in the above figures. One-bedroomed apartments in the tax-designated 

Cork Plaza are priced at €270,000, while one-bed apartments in the non-tax-designated No. 73 

Cork Street are priced at €240,000. Tax-incentives for owner occupiers and investors offered on 

Cork Plaza amount to a total o f €30,000 in tax savings. This financial difference is clearly reflected 

in the price and represents a considerable subsidy to the developer. The benefits o f tax-incentives 

clearly do not accrue to the purchaser as they are absorbed in the ‘market’ price.

Gentrijication o f the Older Housing Stock

The impact of rising residential prices has, of course, not been confined to those newly completed 

residential developments listed in Table 8.9. From the stock o f dwellings completed during the 

earlier phase o f renewal between 1989 and 1996, a sufficient number o f second-hand properties 

were on the market in November 2003 and for which information was available on the unpublished 

CURS Inner-City Residential Database relating to their original launch prices, to permit some 

evaluation to be made of their capital growth and the reduction in their general level of 

affordability. These data are presented in Table 8.10.

It is immediately apparent from Table 8.10 that very significant levels o f price appreciation have 

occurred since having been launched. O f those launched in 1995 or early 1996, at a time when the 

CPI increased by 25 percent and average earnings rose by 43 percent, the smallest recorded price 

increase for second-hand properties was 202 percent, or more than three times the original purchase 

price. At Charlotte Quay, Blackball Court, Harcourt Hall, The Maltings and Bishopsmede, second

hand apartments completed in 1995 were for sale at a cost which exceeded the launch price by over 

300 percent, the latter three developments being located in the SWIC. For example, one-bedroomed
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apartments in The Makings apartment development in the SWIC were launched at €38,100

(IR£30,950) in February 1995. Eight years later, one-bedroomed apartments were re-sold for 

€187,000.

Table 8.10 Second-hand Prices, Capital Growth & Affordability

Second-hand prices @ Nov. 03 Location Built Size € N o v  2003 % Incr
Ind

Earnings
Bank 
& Ins

The Bailey, Custom Ho. Harbour Dublin 1 Jun.94 1 bed 295,000 300

Multipliers Multipliers 

9.94 8.01
Custom Hall, Gardner St Lwr. Dublin 1 Nov.92 1 bed 200,000 288 6.74 5.43
Custom House Harbour Dublin 1 Jun.94 1 bed 260,000 253 8.76 7.06
Bachelor's Walk Dublin 1 May.95 1 bed 230,000 202 7.75 6.25
Mountjoy Sq, 52 Dublin 1 Feb.96 2 bed 290,000 213 9.77 7.88
Fastnet, Custom Ho. Harbour Dublin 1 Jun.94 2 bed pent 490,000 260 16.51 13.31
Temple Court, Hogan Place Dublin 2 July.91 studio 170,000 171 5.73 4.62

Harcourt Hall, Harcourt Rd. Dublin 2 Nov.93 1 bed 265,000 322 8.93 7.20
Trinity Sq., Lombard St. Dublin 2 Sept.94 2 bed 305,000 411 10.28 8.29
Charlotte Quay Dock Dublin 4 Jan.96 2 bed 450,000 366 15.17 12.23
Cross Guns Quay, 22 Dublin 7 Oct.91 1 bed 240,000 311 8.09 6.52

The Maltings, Bonham St. Dublin 8 Nov.95 1 bed 215,000 363 7.25 5.84
The Maltings, Bonham St. Dublin 8 Nov.95 1 bed 205,000 342 6.91 5.57
The Maltings, Bonham St. Dublin 8 Nov.95 I bed 210,000 353 7.08 5.71
City Gate, St. Augustine St. Dublin 8 Sept.94 I bed 215,000 269 7.25 5.84

The Oide Dock, Little Ship St. Dublin 8 Sept.94 1 bed 250,000 328 8.43 6.79
Greenville PI, Clanbrassil St. Dublin 8 Mar.95 1 bed 210,000 202 7.08 5.71
Viking Harbour, Usher's Island Dublin 8 Feb.93 1 bed 210,000 285 7.08 5.71
Clifden Court, Ellis Quay Dublin 8 Feb.94 2 bed 280,000 255 9.44 7.61
Bertram Court, Cornmarket Dublin 8 Apr.93 2 bed 295,000 300 9.94 8.01
Bertram Court, Cornmarket Dublin 8 Apr.93 2 bed 265,000 294 8.93 7.20
Bishopsmede, Clanbrassil St. Dublin 8 Sept.94 2 bed 315,000 317 10.62 8.56
Bridgewater Quay, Islandbridge Dublin 8 Sept.90 Not stated 300,000 263 10.11 8.15

The outstripping of general price inflation and of earnings has become reflected in a declining level 

of affordability of the stock of new dwellings that had been completed during the earlier phase of 

renewal, between 1989 and 1996. Indeed, such were the income multipliers required to purchase 

one of these dwellings second-hand in November 2003 that there is good reason to believe that a 

significant degree of second-generation gentrification is now taking place within that somewhat 

older stock, either as a result of purchases of owner-occupied dwellings by those with higher 

incomes, or as a result of landlords selling their properties in order to profit from rapidly escalating 

market prices. Interestingly, Lees (2003) found similar evidence o f ‘super-gentrification’ occurring 

in some neighbourhoods in New York and London (Brooklyn Heights and Battersea respectively) 

pointing to the increase in employment in the financial services as initiating a new round of 

gentrification in neighbourhoods that had been gentrified more than twenty years previously. 

Although on a smaller scale than New York or London, the re-gentrification o f some of the 

housing stock in inner Dublin has occurred within a very short space o f time.
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Inevitably, rising residential prices have also impacted strongly on the older dwelling stock 

developed during the nineteenth and early twentieth centuries. For example, late in 2003, prices 

ranged from €208,000 for a 42 sq. m. one-bedroomed cottage in Pimlico and €270,000 for a 51 sq. 

m. two-bedroomed cottage on Brabazon Square, to €380,000 for a two-bedroomed house on 

Greenville Avenue and €540,000 for a 69 sq. m. two-bedroomed house on Spencer Street. Based 

on more recent observation, the asking price for a two-bedroomed cottage o f 42 sq.m, at Watkins 

Buildings was €375,000 in August 2005. In July 2006, a one-bedroomed cottage o f 42 sq.m. on 

Fingal Street sold for €415,000 and that same month, a slightly larger one-bedroomed cottage on 

Daniel Street (45 sq.m.) had an asking price of €475,000 (see Plates 8.2-8.8). These cottages were 

originally built by the philanthropic housing association, the Dublin Artisan’s Dwellings Company 

(DADCo) for low-income industrial workers. Increasingly, in the twenty-first century, these 

cottages are being gentrified and accommodate a middle-income population thus eroding the stock 

o f affordable housing in the traditional low-cost areas of the inner city.

Conclusion

This section has charted recent demographic and social change in Dublin’s inner city and in the 

south-west quadrant in particular. Since 1991, inner Dublin has experienced considerable 

population increase, thereby reversing persistent trends of population decline. The incoming 

population is predominantly a middle-class professional one, illustrated by its high levels of 

educational attainment, its being characterised by Social Classes 1 and 2 and by higher end 

occupations and incomes.

A notable trend over the past twelve years or so has been the gentrification o f inner areas, whereby 

former industrial and working-class areas become subject to processes o f upgrading. The influx of 

capital mainly in the form of residential apartment blocks and the demand by middle-income 

groups for central area living has served to increase dramatically land prices in areas that had 

hitherto been deemed unattractive to invest or live in. The influx o f consumer income and 

investment has significantly reduced accessibility to housing locally and this is reflected in the 

Census data, whereby a higher-income population is moving in to former working-class locales 

with some evidence to suggest that low-income families are being displaced to more peripheral 

areas. House prices have escalated particularly rapidly in the inner city. Between 1995 and 2003, 

new house prices increased in the inner city by between 300 and 500 per cent. New two-bedroomed 

apartments ranged in price from €63,500 to €119,500 in 1995. By 2003, two-bedroomed 

apartments in the inner city ranged from €280,000 to €545,000.

While it may be contended that established inner-city residents, or their heirs, stand to benefit from 

a rapidly rising residential property market, such change does not come without cost. For those 

lacking such privileged access to property capital through inheritance, escalating prices present an
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insuperable obstacle to indigenous working-class inner-city residents in their attempts to gain 

access to accommodation.

The promotion o f owner occupation and private renting in D ublin’s inner city by means o f 

property-based fiscal incentives has been accompanied by a concurrent decline amounting to 20 per 

cent in the number o f  households accommodated within the public-rented sector, thereby further 

exacerbating the housing crisis for indigenous inner-city residents. A radical new direction in 

housing policy, particularly with respect to social-housing policy with its innovative strongly 

entrepreneurial and pro-market leanings and the shift in attitude o f  the state as a housing provider, 

have significant implications for inner-city communities in accessing housing. It is to this changing 

policy and ideological environment and its consequences for inner-city communities that this thesis 

now turns.
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Plate 8.1 The Warehouse Clanbrassil St, Dublin 8, 
2 bed Duplex

■ loft-style apartment
■ 167 sq. m.
■ Parking space
■ €760,000 in November 2003

Source: Sherry Fitzgerald, Estate Agent

Plate 8.2 Pimlico, Dublin 8 ,1  bed

■ 42 sq. m.
■ On-street parking
■ €208,000 in November 2003

Source: Douglas Newman Good, Estate Agent

M

Plate 8.3 Brabazon Square, Dublin 8, 2 bed

■ 51 sq. m.
■ On-street parking
■ €270,000 in November 2003

Source: Douglas Newman Good, Estate Agent

Plate 8.4 Grenville Place, Dublin 8 ,1  bed

■ 40 sq. m.
■ No parking
■ €210,000 in November 2003
■ S /c€572 p.a.

Source: Douglas Newman Good, Estate Agent
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Plate 8.5 Spencer Street, Dublin 8, 2 bed

■ 69 sq. m.
■ On-street parking
■ €540,000 in November 2003

Source: Sherry Fitzgerald, Estate Agent

Plate 8.6 Watkins Buildings, Dublin 8, 2 bed

■ 42 sq. m.
■ On-street parking
- €375,000 in August 2005
Source: Douglas Newman Good, Estate Agent

Plate 8.7 Fingal Street, Dublin 8,1 bed

■ 452 sq ft / 42 sqm
■ On-street parking
- €415,000 in July 2006

Source: Douglas Newman Good, Estate Agent

Plate 8.8 Daniel Street, Dublin 8 ,1  bed

■ 485 sq ft / 45 sqm
■ On-street parking
- €475,000 in July 2006

Source: Douglas Newman Good, Estate Agent
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9. T h e  E n t r e p r e n e u r ia l  S t a t e  a n d  G e n t r if ic a t io n ; t h e  n e x u s  e x a m in e d

Introduction

In Dublin, there has been a general shift towards more neo-liberal or entrepreneurial forms o f urban 

governance. The introduction o f  urban renewal initiatives marked the beginning o f  a process o f 

inner-city gentrification, the extent and pace o f which has been detailed in Chapters 7 and 8. This 

chapter provides an account o f  the role o f the state in shaping the physical and social construction 

o f inner Dublin over the past decade. More specifically and drawing on analyses o f  data gathered 

from DCC’s planning files, lAP annual reports, field surveys, interview material, a survey o f local- 

authority tenants and personal correspondence, this chapter examines empirically how the 

implementation o f  recent planning and housing policies has impacted on inner-city communities 

under conditions o f  deepening entrepreneurialism. First, however, a brief historic overview o f 

housing in the SWIC is required.

Local Housing Context

There has long been a considerable mix in the SWIC in terms o f  residential types and tenures. 

While poor-quality private-rented accommodation characterised the area for much o f  the early 

twentieth century, the role o f  social-housing providers, notably Dublin Corporation, grew in 

importance in the latter half o f that century as it engaged in slum clearance and re-building 

programmes to rehouse those living in poor quality tenement accom m odation (Aalen, 1992). The 

construction o f low- to medium-rise flats complexes in the 1950s was an important source o f local 

housing for working-class populations in the inner city. Examples o f  flats complexes built in this 

period in the SWIC include Fatima M ansions, St. Teresa’s Gardens, Bridgefoot Street, Weaver 

Court and Emmet House. Philanthropic housing providers have also characterised the SWIC since 

the late nineteenth century. Philanthropic employers such as Guinness, W atkin’s brewery and 

Pim’s textiles provided housing for their workers in the vicinity o f  factories, constructing units at 

Thomas Court, the Coombe and Harold’s Cross respectively. Philanthropic housing associations 

also provided housing in the Liberties and examples o f Iveagh Trust buildings can be found at Bull 

Alley, New Bride Street and Kevin Street (Aalen, 1990), while examples o f  single-storey cottages 

and two-storey terraced houses built by the Dublin Artisans’ Dwelling Company (DADCo) can be 

found at John Dillon Street and Harty Place respectively (Aalen, 1985).

As has been well-documented elsewhere, economic restructuring, deindustrialisation and the

residualisation o f the social-housing stock (largely resulting from privatisation policies), served to

concentrate deprivation in local-authority housing estates (Threshold, 1987; Blackwell, 1988;

MacLaran, 1993; Fahey, 1999, Drudy and Punch 2005; Norris & Redmond, 2006). The situation

was exacerbated as a result o f  central-government imposed cuts to local-authorities’ budgets in the

mid-1980s which resulted in a downward trend in levels o f  maintenance o f estates that has

continued into the 2000s. However, in inner Dublin, local-authority housing and flats complexes
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continued to provide an important source o f accommodation for the predominantly low-income 

population and, as late as 1991, about one-third o f households in the south-west inner city were 

housed in local-authority rented accommodation.

Linked fundamentally to the changing economic functions, there has been a considerable shift in 

the types and tenures o f housing being provided in the area since the early 1990s. The new 

apartment complexes have been built primarily for the private sector, either for direct owner- 

occupation or for investors to let at market rents. Moreover, over 90 per cent o f  the new residential 

developments com prised either one- or two-bedroomed apartments suitable only for small 

households. Rising land and house prices and the influx o f  a middle-class population to the area has 

reduced the stock o f  accessible private-sector housing in this traditionally low-income area o f the 

city. Not surprisingly, there has been a sharp increase in the numbers on local-authority waiting 

lists, particularly in the Dublin area. DCC’s Housing Area L (which closely corresponds to the 

SWIC geographical area) recorded a total o f 1,104 persons on the housing waiting-list in 2002 and 

a further 902 persons were seeking transfers from their existing local-authority accommodation"*^

However, despite an exacerbated housing crisis in inner Dublin, the sale o f  publicly-owned sites 

has continued in the SWIC as has the policy o f selling local-authority housing to sitting tenants. 

However, more recently-introduced housing and planning policies are serving to erode further the 

stock o f  social housing in the SWIC. This section examines empirically, the outcomes o f these 

policies on the SWIC with particular attention being paid to the ways in which the local state is 

employing housing and planning policies in the promotion o f the gentrification o f  this inner-city 

quadrant.

Part V: intentions and reality

The requirement o f  Part V o f  the Planning and Development Act, 2000, which requires developers 

to transfer, upon development, up to 20 per cent o f their sites for the provision o f  social and 

affordable housing has failed to become realised to any significant extent in the inner city and in 

the SWIC in particular. M any significant residential developments in the 40-wards o f  the inner city 

have been exempt from the conditions o f Part V due to their small size (less than 0.1 ha), regardless 

o f the number o f  units constructed. Sites measuring less than 0.1 ha were exempt from Part V 

requirements. In inner-city areas this has excluded some large developm ents. For example, a 

proposed developm ent on a 0.09 ha site on Bride Street was autom atically exempted from the 

conditions o f Part V in spite o f  the fact that 43 residential units were to be developed there. 

Similarly, a developm ent o f  30 apartments on Island Street and a developm ent o f  31 apartments at 

Basin View were also automatically exempted from Part V requirements.

Source: Dublin City C ouncil correspondence with SW ICN, March 2003.
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O f the 56 separate developm ents involved in the planning process between January 2001 and 

November 2003 in the Dublin 8 area o f  the SWIC, 29 developments had applied for and received a 

Social Housing Exemption Certificate (see Table 9,1). Only eight developm ents were exempted 

from the provisions on the basis o f  having fewer than four residential units while 21 developments 

were automatically exem pted on the basis o f small site size. Clearly, in devising the policy, little 

consideration was given to the residential density differences than might exist between residential 

development in rural areas and small urban centres compared to residential densities allowable in 

cities.

Table 9.1 Developments Exempted from Part V in the Dublin 8 area, 2001-2003

N um ber o f  R esidential i r
Tj , N um ber ofUnits in each  ^
„  , D evelopm ents
D evelopm ent

< 4  8
5 - 9  5

1 0 - 1 9  7
2 0 - 2 9  4

> 3 0  5
__________ Total__________________ 29

Source: DCC planning flies

The large number o f  Social Housing Exemption Certificates (SHECs) that have been awarded in 

the inner city in particular, has undoubtedly constricted the potential supply o f  new social housing 

units in the DCC area. By April 2004, only two units for rental from the local authority had been 

provided under Part V o f  the Planning and Development Act 2000 within the City Council’s 

jurisdiction and not one unit had been provided within the SWIC area. The reliance by DCC on 

Part V as the main policy to deliver new social-housing units in part explains the erosion o f the 

stock o f social housing in the DCC area.

Social Mix

The interpretation by DCC o f  the desirability o f increasing the social mix o f  areas was to exclude 

from further social housing developm ent any wards which had greater than fifty per cent o f its 

stock in the social housing sector, based on data from the 1991 census. As illustrated below in the 

case o f DCC sites sold on Cork Street, this interpretation is being implemented by DCC; not 

requiring developers to provide social housing as part o f  the Part V requirements on developments 

located in eight o f  the 17 wards o f the SWIC. Crucially, six o f the 10 wards o f  the lAP, the wards 

where redevelopment has been concentrated through tax designation, are excluded under this 

interpretation. Thus, while the lAP promised to effect community gain especially in the form o f the 

provision o f social housing for an area with a high concentration o f  deprivation and disadvantage.
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the interpretation by DCC o f another policy (Part V and social mix) has strongly militated against 

that social housing being realised.

Moreover, DCC’s 2005 Housing Strategy has extended the areas to be exempted from the 

provision o f social-housing units under Part V, to include areas in “the proxim ity...of existing 

social housing” in spite o f the significant increase of other tenures in the SWIC and inner city more 

generally since 1991. As detailed in Chapter 8, the 2002 Census o f Population revealed a 

significant decrease in the number of households being accommodated in local-authority rented 

accommodation. The eight wards of the SWIC that had been identified in DCC’s 2001 Housing 

Strategy as having an excess o f fifty per cent of the total housing stock in the social-housing sector 

demonstrated greatly reduced concentrations by 2002, with not a single ward having concentrations 

o f greater than fifty per cent (Table 9.2).

Table 9.2 Social Housing Concentration in the SWIC Wards, 2002

Ward HHs in local-authority rented
accommodation as a prop, o f

total HHs

Merchants Quay A 39.24
Merchants Quay B 9.29
Merchants Quay C 36.40
Merchants Quay D 4.19
Merchants Quay E 3.17
Merchants Quay F 29.71
Royal Exchange A 23.63
Royal Exchange B 40.64
St Kevin's 14.05
Ushers A 6.75
Ushers B 22.33
Ushers C 37.50
Ushers D 13.57
Ushers E 34.08
Ushers F 6.86
Wood Quay A 34.44
Wood Quay B 5.80

Total SWIC 20.04
Source: CSO Census of Population, 2002 
* Wards in bold denote areas that were excluded from receiving 
Part Vsocial-housing units in DCC’s 2001 Housing Strategy

The Implementation o f the Liberties/Coombe Integrated Area Plan (lAP)

As discussed in Chapters 4 and 6, Integrated Area Plans (lAPs) represented a shift away from 

purely property-based urban renewal, promising to incorporate “a more holistic planning 

philosophy, with the social and economic agenda balancing the more traditional emphasis on 

environmental aspects” (Gleeson, 1999:52). The Liberties/Coombe lAP, devised in 1998 (Dublin
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Corporation, 1998) was the largest area of the five lAPs in Dublin’s inner city and included a range 

of physical, economic, social and environmental objectives. The emphasis on the holistic approach 

emerged largely in response to the criticism of the urban renewal schemes which emanated from 

the government’s consultants, KPMG (KPMG, 1996). Tax incentives still applied on sites but 

would be implemented through the lAP and those developers availing o f tax incentives were 

required to contribute some form of ‘community gain’ (see Table 6.2). This section draws on data 

from the Inner-40 residential development database, the annual reports of the lAP between 1999 

and 2003, and interview material and correspondence with a community representative on the 

Monitoring Committee of the Liberties/Coombe lAP, a City Councillor and an independent 

community planner involved in assisting community representatives.

Physical objectives

DCC has pursued the promotion of the physical renewal objectives o f the Liberties/Coombe lAP 

with considerable enthusiasm. The lAP Annual Report for 2003 (Liberties/Coombe lAP Annual 

Report, 2003:21) stated how “the City Council has contacted the owners/occupiers o f all the 

designated sites contained within the plan, via direct mail, to inform them of the availability of tax 

incentives on their sites”. The report also explained that the ‘Living Over the Shop’ tax incentive 

scheme had been promoted through the organisation of a public information display in the local 

parish hall where members o f the Project Team of the lAP and members o f the City Council’s 

Economic Development Unit were “on hand to advise and assist interested parties” {ibid: 21).

Under the Liberties/Coombe lAP, 100 sites qualified for tax incentives covering a total area of 

12.15 ha (30.04 acres). By May 2004, 48 sites were involved in the planning process of which 9 

developments were completed, 16 were under construction, 18 sites had live planning permissions 

and a further 5 sites had applied for planning permission. Many of these developments had mixed- 

use functions and the majority had some residential element. On these tax-incentive sites, 145 

residential units had been completed by December 2003, 612 units were under construction, live 

planning permission existed for 521 units and planning applications had been submitted for a 

further 194 residential units. The redevelopment of tax-incentive sites on Cork Street has been 

particularly rapid with 8 of the 15 sites (covering an area of 3.5 ha or 8.66 acres) in the process of 

redevelopment in December 2003 and based on observation in March 2007, 12 o f the 15 sites were 

either redeveloped to completion or at a mature stage in the construction phase (see Figure 9.1 and 

Plates 9.1-9.12).

In terms o f the objectives o f the lAP, the local state has been quite successful in achieving the 

physical renewal of the Liberties area and the land-use changes and residential output discussed in 

Chapter 7 supports such a contention with many of the disused former industrial sites o f the south

west inner city having been redeveloped for residential and/or commercial functions.
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Indeed, the local state has been quite pro-active in its push for the physical renewal o f streets that 

had fallen into disrepair. In 2003 and 2004, the local state sold five sites in the Cork Street area to 

private developers for mixed-use development. The five sites covering a total area o f  8,872sqm 

sold for €28,528,944 (see Table 9.3).

Table 9.3 Sale of DCC-Owned Sites, SWIC 2003-2004

DCC Sites
Site Area 

(sq.m.)
Date
Sold Sale Price

Price per  
acre €M

Price per  
ha. €M

Ardee Street/Cork Street 3,759 June
2003

€10,500,000 11.31 27.93

Cameron Street/Cork Street 2,128 June
2003

€7,320,000 13.93 34.40

4,5,6 Ardee Street/ Cork Street 955 June
2003

€3,939,000 16.70 41.25

Newport Street/Robert Street/Bond Street 465 June
2003

€1,765,500 15.37 37.97

Reuben Street/Dolphins Bam Street 1,565 June
2004

€5,004,444 12.95 32.01

Total 8,872 €28,528,944
Source: D CC South Central Area Committee, March 16' 2004, City M anager’s Response to Councillor’s 
Questions (Q25) & D C C  Planning Files Database, October 2004

However, physical renewal was well under way in the Liberties area prior to the establishment o f 

the lAP. Indeed, the KPMG report (1996) highlighted the significant impacts that the Urban 

Renewal Scheme had on the physical condition o f  inner-city areas. The criticism o f the report was 

not directed at the physical renewal aspects. Rather it was directed at the schem e’s seeming 

inability to bring meaningful benefits to the indigenous population o f  the neighbourhoods being 

renewed.

In terms o f  the community gain that accrued under the conditions o f take-up o f  tax incentives, six 

o f the 9 sites completed under the lAP by December 2003 had returned community gain in the 

form o f  a financial contribution.

Economic aims

The economic aims o f  the original Integrated Area Plan o f 1998 included the promotion o f 

education and training initiatives and the promotion o f local employment. In reporting on the 

progress made on these aims, the 2003 annual report drew attention to difficulties experienced in 

their implementation. The annual reports for previous years detailed the numbers o f  people with 

addresses in the Dublin 8 area employed by DCC. In the period 1999-2000, 14 local residents were 

employed as General Operatives while for 2001-2002, 21 local residents were employed as General 

Operatives and one local resident was employed as a Clerical Officer. For 2003, D C C ’s policy to
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Figure 9.1 Tax Incentive Sites o f the Liberties/Coombe lAP
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Plate 9.1 Tax-Incentive Site B1 Plate 9.2 Tax-Incentive Site 82

Plate 9.3 Tax-Incentive Site B3 Plate 9.4 Tax-Incentive Site B4
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Plate 9.6 Tax-Incentive Site B6 East

Plate 9.7 Tax-Incentive Site B6 West Plate 9.8 Tax-Incentive Site B7
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Plate 9.9 Tax-Incentive Site B8

Plate 9.11 Tax-Incentive Site BIO
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reduce recruitment generally resulted in only two local residents being employed as General 

Operatives for the year. It is important to note here that the majority of positions created were on a 

temporary basis. For example, o f the 14 General Operative positions commencing in 2000, only 5 

o f these positions were permanent.

A labour-clause initiative was also undertaken as part o f the lAP to be implemented on lAP 

construction projects.

“It is a requirement on the contractor that there maybe employed on the contract, 
where practicable and by negotiation, up to 20 per cent of persons who are identified 
as Long-Term Unemployed and/or Unemployed Youth. It is, however, a mandatory 
requirement on the contractor, that there shall be employed on the contract, a 
minimum o f 5 per cent of persons who are identified as Long-Term Unemployed 
and/or Unemployed Youth” (Liberties/Coombe lAP Annual Report, 2000; 9).

However, while reference is made to local people being employed, the reports are very vague about 

the actual numbers involved. A community representative on the monitoring committee pointed to 

a number of difficulties with the implementation of labour clauses:

“One of the things that we were promised was that there would be local labour 
employed, especially on the construction in Cork Street. But when it came to 
enforcing local labour, they said that it couldn’t because o f the EU, because of EU 
law, where someone in Barcelona has as much right to a job in Dublin as someone 
from around the Liberties. All we got was five or six local people on the construction 
in Cork Street” (LI-23, 14''’ February 2004).

Social aims

While the allocation of a percentage o f residential development for social and/or affordable 

housing was included as one o f the ways in which developers could contribute community gain, in 

reality, few housing benefits have accrued to the local community. Indeed, from the establishment 

of the Liberties/Coombe lAP to the end of 2006, no new units o f social housing had been 

contributed as community gain. Furthermore, while a list of social and community benefits appears 

in each of the annual reports, no reference is made as to whether the facilities being provided (such 

as community organisation facilities, childcare facilities, sports grounds and facilities and 

landscaping improvements) have been funded or provided by developers as part of a community 

gain contribution. In fact, many of the facilities being listed in the reports have been funded by 

public-sector funding sources unrelated to the lAP. For example, under Community Facilities in the 

2003 annual report, the Dolphin House Youth Centre is included. Yet, the €250,000 funding for 

this project emanated from the Young People’s Facilities and Services Funds (YPFSF) and was not 

linked in any way to the community gain clause of the lAP or any other element of the lAP. The 

YPFSF also provided funding for the refurbishment o f the James’s Street Youth Centre, for the 

Donore Avenue Boxing Club and for the St. Teresa’s School Boys Football Club. Another example 

is the funding by the Department of Justice, Equality and Law Reform for the Mercy Family 

Resource Centre. It is therefore surprising to see that these projects are included as social and
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community benefits o f  the lAP, private developers and the tax-incentive mechanism having not 

been involved in any way in providing this funding.

Community gain

The realisation o f community gain in a form other than a financial contribution has been limited 

and generally only sought on sites sold by the local authority. In the 2003 annual report, reference 

was made to the community gain elem ent expected to arise from two o f  the sites sold by DCC on 

Cork Street. DCC expected “some affordable housing and a community facility” to be provided as 

a contribution to community gain (Liberties/Coom be lAP Annual Report, 2003: 16).

The site on Cameron Street/Cork Street (lAP Tax-incentive site B12, see Figure 9.2) which sold for 

€7.32 million included a num ber o f  clauses in the conditions o f sale. One clause required the 

provision o f 20 per cent o f the residential units for affordable housing under Part V o f the Planning 

and Development Act and a second clause required a community facility to be provided under the 

lAP community gain criteria.

“In addition, the planning applicant shall construct and hand back for no consideration 
to Dublin City Council a self-contained community and leisure facility comprising 
c.250sq.m. o f  accom m odation completed to a standard ready for occupation” (Report 
of the Assistant City Manager on disposal of sites, DCC, 30“’ April, 2003a).

The site at 4, 5 and 6 Ardee Street covered an area o f  less than 0.1 ha and so was exempt from Part 

V o f the Planning and Development Act. The clause relating to the lAP required the restoration o f 

one o f the buildings sold'*^ (num ber 4, Ardee Street). This site (lAP Tax-incentive site B5, see 

Figure 9.2) sold for €3.939 million.

The site at D olphin’s Barn/Reuben Street (lAP Tax-incentive site B13, see Figure 9.2) which sold 

for just over €5 million required that 12 o f the 58 residential units be provided for affordable 

housing"*^, representing the 20 per cent requirement under Part V.

The site at New port Street/Robert Street/Bond Street (lAP Tax-incentive site C9, see Figure 9.3) 

which sold for over €1.7 million was also automatically exempt from Part V due to small site size. 

Furthermore, no conditions were attached relating to the community gain criteria o f the lAP.

In relation to the Ardee Street/Cork Street site (lAP Tax-incentive site B7, see Figure 9.2) which 

sold for €10.5 million, the local authority required the developer to provide 30 per cent o f the 

residential units for affordable housing under the conditions o f sale. In total, 124 residential units 

were included in the developm ent o f  which 37 units would be affordable housing units. In this case.

Report o f the Assistant City Manager on disposal o f sites, DCC, 26'*’ March, 2003 
Report o f the Assistant City Manager on disposal o f sites, DCC, 20'*’ July, 2003
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12 units o f  affordable housing were required to be provided as a contribution to community gain 

with the remaining 20 per cent being required under Part V o f the Planning and Development Act.

The Cork Street area is located in those wards identified by DCC as having a greater than 50 per 

cent concentration o f social housing and, under DCC’s interpretation o f  ‘social m ix’, DCC 

excluded the ward from receiving new social housing units under Part V o f  the Planning and 

Development Act, 2000.

Under the lAP and a policy o f  ‘social mixing’, the local state sold five sites on Cork Street and 

adjoining streets, each with tax incentives attached to private developers for mixed-use 

developments and required that in return some ‘affordable’ housing units and a community facility 

be contributed by the developer as community gain. Affordable housing is a form o f  subsidised 

home-ownership and in Dublin where the underlying land values are so high, it is highly likely that 

the indigenous community o f  the Liberties would not be in a position to afford to buy the so-called 

‘affordable’ housing units. The benefit to the original community o f  the Liberties can thus be 

reduced to the community facility provided but the loss to the original community is the 

opportunity cost o f  that land being used in the future for social housing. As a local Councillor put 

it:

“You see, once the land is sold, its gone forever and that’s what some people in the 
Council don’t understand. W hat’s needed in the area is housing, social housing, so that 
the young people can stay in the area and in their local community. Unfortunately, 
that’s not going to happen if  the Council sells sites” (LI-09, 2 February, 2004).

An important caveat is included here. It is not clear how many units o f  affordable housing were 

actually delivered upon completion o f these redevelopment schemes and further research would be 

required to establish such figures. In general terms, there has been considerable difficulty 

experienced in the implementation o f  Part V and, by the end o f 2004, only two units o f  affordable 

housing and no units o f  social housing had been acquired under Part V for the entire DCC 

jurisdictional area. Therefore, while Part V and lAP community gain clauses were attached in the 

sale conditions o f  these five sites, the extent to which they have been realised at the time o f  writing 

has not been established but it is clear that by the end o f  2004, the units o f  affordable housing had 

not been delivered in the Liberties/Coombe lAP area.

The community gain fund

In May 2004, the community gain fund stood at €487,536 and consisted o f  contributions from 

seven development sites listed in Table 9.4. While contributions from developers were not 

forthcoming until after the completion o f  the development and the total amount is expected to
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Figure 9.2 Tax-Incentive Target Area B, Liberties/Coombe lAP
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increase, the maximum expected amount o f the community gain fund on completion of the 

Liberties/Coombe lAP is €2,5 million'^*.

Table 9.4 Liberties/Coombe lAP Community Gain Fund, May 2004

Company/Prem ises Tax-incentive
site

Amount Main development land use Date received

15 Meath St. E13A €3,042 Residential 
Refurb, 2 apts

31/05/00

Reuben St. B14 €275,528 Residential 
56 apartments

04/03/03

Danninger Ltd. B14 €1,672 02/05/03
Noel Hughes Site, 
Marks Alley

D8a €72,191 Residential 
15 apartments

15/07/03

Danninger Ltd. B Il €62,216 Residential 
20 apartments

06/01/04

Danninger Ltd. 811 €24,487 21/01/04
Hughes Craughwell 
Partnership

Total

D8a €48,400

€487,536

Residential 
14 apartments

06/05/04

Source: Liberties/Coombe lAP annual reports, Inner-40 Residential Database, DCC South Central 
Area Committee, May 2004, City Manager's Response to Councillor’s Questions.

Financial calculations

As discussed in Chapter 6, the financial contribution element of community gain was calculated by 

DCC’s Economic Unit at the rate o f €4,400 per apartment for residential developments and at a rate 

o f €41 per square metre o f gross internal floor area for commercial developments. In a recent report 

prepared by Goodbody for the Department of Finance (2006), the consultants estimated that the 

discounted cost to the exchequer o f the urban renewal schemes was €40,917 per residential unit. 

They also estimated the discounted tax foregone for commercial developments in the urban 

renewal schemes was €498 per square metre. By comparing the financial benefits accruing to 

developers, investors and incoming owner occupiers from tax incentives to the financial benefits 

accruing to the local community in the form of community gain, there is a substantial difference. 

The benefits to be captured in the community gain fund are about a tenth of the benefits captured 

by individual investors in both residential and commercial development.

Table 9.5 Tax-incentive Residential Development in the Liberties/Coombe lA P,

1999-May 2004
Planning Status No. o f Apartments

Built 150
On site 515
Live 587
Application 197

Total________________________ 1,449
Source: Liberties/Coombe lAP annual reports, Inner-40 Residential Database

This estimate was included in an information leaflet on Integrated Area Plans: Community Gain Grants, 
distributed by DCC in June 2006.
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Moreover, the maximum expected amount in the community gain fund to be received on 

completion o f the Integrated Area Plan (€2.5 million) is the same amount o f money in tax foregone 

to individual developers and investors on just 61 apartments, whereas the total number of 

apartments on tax-incentive sites involved in the planning process from the initiation of the 

Liberties/Coombe lAP in 1999 to May 2004 is 1,450 units (see Table 9.5). Using Goodbody’s 

(2006) estimated figure for tax foregone on each residential unit (€40,917), the tax foregone on the 

1,450 tax-incentive apartments to be developed within the timescale o f the Liberties/Coombe lAP, 

would amount to €71.3 million'*^. Using DCC’s community gain rate o f €4,400 per apartment, the 

maximum amount that the community gain fund could have reached is €6.38 million had 

community gain been extracted on all lAP tax-incentive sites being redeveloped and had it been 

extracted only in financial form.

Furthermore, the decision-making process that will determine the manner in which the community 

gain fund will be distributed will also be very significant in terms o f who in the community 

benefits and how.

Planning outcomes

Other outcomes o f the Liberties/Coombe lAP relate to planning issues. With the development of 

the lAP and the Urban Design Framework Plans devised for a number o f key streets within the 

plan, detailed planning guidelines were formulated by DCC for each site relating to, for example, 

appropriate land uses, building densities and building heights. In the redevelopment of Cork Street, 

there have been several controversial instances whereby the outline design specifications attached 

by DCC to tax incentive sites as part of the Urban Design Framework Plans, were contravened by 

developers but were nonetheless granted planning permission. Drawing on the Urban Design 

Framework Plans o f the lAPs, DCC’s planning file database, an interview with a community 

representative on the lAP and community reports produced by the SWICN and the community 

representatives on the lAP, this section examines planning outcomes o f the Liberties/Coombe lAP.

In the Urban Design Framework Plan of the lAP, the Cork St./Ardee St./Pimlico site (lAP tax- 

incentive site B6, see figure 9.2) had two land-use zonings. The Cork Street end of the site was 

zoned for mainly residential purposes with a small amount o f retail or commercial use (Zl^°) on 

and the Pimlico end was zoned for commercial purposes only (Z6). A planning application was 

lodged to DCC for a 4-storey mixed-use development to consist of 45 apartments and a small

This figure excludes the estimated tax foregone on commercial development in the Liberties/Coombe lAP 
Under the Dublin City Development Plan (1999), areas zoned as Z1 were zoned ‘to protect and improve 

residential amenities’.
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ground floor retail element. However, a subsequent planning application^' was lodged in 2001 for a 

mixed-use development to consist o f 90 apartments and a 5,000sq.m. commercial unit at ground 

floor level in a 6-storey development. Furthermore, the zonings were switched in the proposal, so 

that the commercial unit would, under the planning proposal, be fronting onto Cork Street. This 

planning proposal represented a denser development, a greater building height and a significant 

alteration to the land uses detailed in the design specifications of the Urban Design Framework 

Plan o f the lAP and the land-use zonings of the Dublin City Development Plan for 1999. 

Nevertheless, the proposal was granted planning permission by DCC and the development was 

under construction by November 2003.

A similar case arose with another tax-incentive site on Cork Street at the junction o f Marrowbone 

Lane (lAP tax-incentive site B9, see figure 9.2). Under the Urban Design Framework Plans of the 

lAP, this site was zoned as Z1 and was to consist mainly o f a residential function with a small 

element o f commercial space allowable. The building height was to consist o f three storeys and the 

development remit for the site included 52 apartments and 200 sq.m. o f enterprise/retail space. 

However, the developers acquired an adjacent site and submitted a planning application for 58 

apartments and 1,300sq.m. o f enterprise/retail space in a 3- and 4-storey development on the 

enlarged site in 2000. Planning permission was granted on appeal by DCC. However, another 

application^^ was lodged in 2001 seeking permission for a mixed-use development o f up to six 

stories in height with a total o f 87 apartments and a retail unit (708.5sq.m.) at ground floor with an 

office space above (228sq.m.). The building heights included in the original Urban Design 

Framework Plan o f the lAP had again been breached again with an increase in building height from 

3 stories to between 4 and 6 stories, the density had been increased and the amount of commercial 

space increased.

The original planning guidelines devised under the lAP envisaged that the buildings to be 

developed along Cork Street would consist o f either three or four stories. However, in the 

redevelopment o f Cork Street, Plates 9.1-9.12 illustrate that the actual height of buildings is greater 

than those outlined under the lAP. It should be pointed out that the local authority devised the 

original planning guidelines but, as the planning authority, also granted planning permission for 

those proposals which were in breach of their own planning guidelines. The mismatch between 

planned development and actual development of sites on Cork Street in particular, has caused 

particular discord for the community representatives on the Monitoring Committee o f the lAP and 

for local residents and is investigated further in the next chapter.

DCC Planning File Reference Number 3256/01 
DCC Planning File Reference Number 1408/03
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Public-Private Partnerships: eroding the stock o f social housing

As outlined in Chapter 6, the Department o f  the Environment has promoted the use o f  PPPs to 

deliver infrastructural projects and has included the regeneration o f local-authority housing estates 

as an infrastructural project. The local authority has adopted the use o f  public-private partnerships 

(PPPs) to regenerate local-authority housing estates with considerable enthusiasm since 2001. In 

the case o f  Fatima M ansions, the PPP contract was signed in May 2004 and demolition and 

construction works began that summer. The employment o f a PPP model has resulted in a speedy 

delivery o f  reconstruction and as part o f  the plan, a sizeable community facility is included and a 

€3 million budget has been reserved for the promotion o f social regeneration. However, it has also 

resulted in a 62 per cent shrinkage o f the social-housing stock from 394 rented dwellings to only 

150. As Table 9.6 illustrates, the site o f  Fatima Mansions has also been intensely redeveloped with 

a total o f  601 units being buiU on the site instead o f  the original 394.

Table 9.6 Housing Units On-Site Before and After PPP Redevelopment

Fatima Si. M ichael’s 0  ’Devaney Total
Mansions Estate Gardens

Number of housing units
originally on site (all public 
units)

394 346 276 1,016

Number o f social housing
proposed under PPP 150 80 280 510

Number of private housing
units proposed under PPP 381 550 C.370* 1,301

Number o f affordable
housing units proposed 
under PPP

70 220 150 440

Total number o f housing 
units proposed under PPP 601 850 c.800* 2,251

* The number o f private units to be constructed in O ’Devaney Gardens has been estimated at 370. 
This estimate is based on the plot ratio limits for O ’Devaney Gardens, provided by DCC.

Similarly, the initial DCC Framework Plan for St. M ichael’s Estate put forward in 2004, envisaged 

an even greater reduction o f social-rented units from 346 to ju st 80 with the replacement on the site 

o f  850 new residential units. The proposed plan represented a significantly larger transfer o f  value 

to the private sector than in Fatima and illustrated clearly the flawed economic rationale o f the PPP 

mechanism being employed to redevelop local-authority housing estates. The Framework Plan for 

the redevelopment o f  the 5.5 ha (13.6 acres) estate, well located on the LUAS light-rail line to the 

city centre, would have involved land being transferred to the private-sector in return for 

community buildings and ju st 80 units o f  social housing. This compares with the development o f 

770 dwellings for owner occupation. At a redevelopment density o f 144 apartm ents per hectare (60 

per acre), which is low by comparison with the 240 units per hectare achieved at Clarion Quay in
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the docklands, and an embodied land-price component per owner-occupied apartment of around 

€60,000-100,000, the market value of the total site is probably in the region of €80 -€130 million 

(see Appendix 5, Letter from DCC’s Assistant City Manager to a City Councillor relating to a land 

valuation o f St. Michael’s Estate).

On a very basic opportunity-cost calculation, this seems an extraordinarily large sum to forego for 

so few social housing units^ .̂ Not surprisingly, the Housing Department's Framework Plan was 

voted down by the City Council^"*. Astonishingly, it emerged that the Framework Plan had been 

drawn up in the absence of any valuation of the site by an independent qualified professional 

valuer.

Question:

"What was the valuation placed on the land at St. Michael's? How many units of social 
housing were going to be going in? Which company undertook the valuation of the 
land?"

Answer:

"The valuation of Michael's estate. 1 don't know. We haven't done any valuation of 
Michael's estate yet. We will be doing a valuation of Michael's estate if we do come to 
a PPP-type development - that we have to take that into account. The number of units 
that's going to go onto St. Michael's estate, that's something we are talking intensely 
with the local Housing Task Force out there" (Kenny, November 2004).

Neither was it made clear in an oral question to DCC’s Assistant City Manager for Housing (16̂ *’ 

November 2004), whether an independent professional valuation was ever undertaken of the 

Fatima Mansions site or whether professional valuations will be undertaken for other social- 

housing estates which are currently being earmarked for PPP-redevelopment.

The case of O’Devaney Gardens differs somewhat from the PPPs pursued in Fatima Mansions and 

St. Michael’s Estate. Chronologically, the O’Devaney Gardens PPP proposal has been the most 

recent of the three. In the context of other proposed PPP social-housing regeneration projects where 

the absolute number and proportion of units were dramatically reduced (Fatima Mansions and St. 

Michael’s Estate), the commitment to replace the entire stock of social-housing units (and actually

The proposed PPP for St. Michael’s Estate was especially questionable on economic grounds when the 
conditions of Part V o f the Planning and Development Act 2000 are taken into consideration. In the 
Framework Plan, only 80 o f the total 850 residential units proposed were for social housing but under a 
normal Part V agreement, 10% of the total number of units would have been captured for social housing 
units. Had the local authority sold the site to a developer, they could have required the developer to provide 
85 social-housing units for which the local authority would have paid the costs o f construction for each unit 
but would have retained the monies from the sale of the site with an estimated value of between €80-€130 
million

Following the rejection of the proposed plan by the elected representatives wing of the City Council, 
discussions between DCC officials and community and resident’s representatives on the St. Michael’s Estate 
Regeneration Board were reopened and a higher number o f social-housing units are being sought. However, 
the final total is not yet known.
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increase the number slightly from 276 to 280 units) is significant. Also included in the initial plan, 

which emanated from the Regeneration Board meetings between DCC officials and local residents’ 

representatives in early 2005, was a commitment to provide community facilities and, in principle, 

to develop a social agenda, though details o f  the funding o f  each o f these had still to be resolved.

A key difference in the O ’Devaney Gardens PPP was the inclusion o f a form o f exchequer funding. 

An adjacent site to O ’Devaney Gardens estate was included in the redevelopment. This site had 

been designated by central government to accommodate affordable housing units under the 

Affordable Housing Initiative scheme and, while the amount o f  money available for this scheme is 

unknown, in the PPP deal, it allowed the local authority to increase the number o f  social-housing 

units to be extracted.

Another significant factor relates to the political context within which the O ’Devaney Gardens PPP 

developed. In May 2004, a “Save the St. M ichael’s/Inchicore Community Regeneration Plan” 

campaign was launched by community activists and residents in St. M ichael’s Estate and the wider 

movement o f  Tenants First which involved, amongst other events, a march to the offices o f DCC 

and a handing back o f the original Regeneration Plan document to the City M anager (see Plate 

9.13). This campaign culminated in the decision taken by city councilors to reject the proposed 

plan.

Plate 9.13 Returning the St’ Michael’s Estate Community Plan to Dublin City Council
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Furthermore, arising from discussions at DCC’s conference, Social Housing: the way ahead, in 

November 2004 and at a general meeting o f Tenants First the same month, a question was put to 

the City Manager in a City Council meeting in December to provide details on the estimated 

potential value o f the sites at St. Michael’s Estate and O ’Devaney Gardens and to illustrate in the 

proposed PPP plans, the return which would be forthcoming to the state^^ The then political 

pressure on the local state was much greater at the time of the PPP negotiations in the case of 

O ’Devaney Gardens than had been the case with Fatima Mansions and with the initial PPP 

proposal for St, Michael’s Estate.

Another important practical difference is that at the time the PPP was being pursued in O ’Devaney 

Gardens, almost all o f the flats were occupied. Unlike in Fatima Mansions and St. Michael’s 

Estate, where a long-period o f de-tenanting preceded the introduction of a PPP, the de-tenanting of 

the O’Devaney Gardens estate and re-housing o f over 250 households would have been a 

considerable logistical challenge for DCC’s Housing Unit, especially considering the recent erosion 

in the stock o f local-authority housing and the pace at which PPP redevelopment proceeds.

Intensification o f  PPP projects

Despite the significant loss to the state that the PPP mechanism represents, fundamentally in the 

transfer o f land at levels significant below market prices, the PPP policy is being pursued with 

more vigor than ever. Many more sites have been identified for PPP redevelopment in the inner 

city, including in the south-west inner city. Dolphin’s Barn, St. Teresa’s Gardens and the remaining 

phases of redevelopment in Bridgefoot Street (see Figure 9.4). In terms of housing provision, in 

two of three PPP proposals to date, there has been a significant loss o f local-authority housing units 

and, given the direction in social-housing policy more generally, it is unlikely that these housing 

units will be replaced by the local state. Furthermore, with the reconfiguration o f the tenure of the 

redeveloped site towards private ownership, the local state intends to privatize the public-housing 

units in Fatima Mansions within the next ten years. A tailored ‘right-to-buy’ policy has been 

offered to residents of the newly-built public-housing units which included an additional 30 per 

cent discount on the sale price and that price would be frozen for a maximum o f four years after the 

PPP deal was signed.

DCC City Council Meeting, December 6'  ̂ 2004, City Manager's Response to Councillor’s Questions 
(Q58)
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Figure 9.4 Location of Local-Authority Housing Estates Earmarked for PPP Redevelopment, January 2006
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Existing Tenants and Future Social Housing

In addition to the increased reliance on policies that are failing to deliver local-authority housing in 

the SWIC, Tenant purchase policies have continued. In the SWIC in 1991, 154 households were in 

the process o f purchasing their dwelling unit from the local authority but, by 2002, that figure had 

increased to 681 households. Over the same time period, there was a reduction o f 20 per cent in the 

number o f households accommodated in local-authority rented accommodation. As mentioned in 

Chapter 6, the local state is currently involved in preparing the necessary legal structures to allow a 

‘right-to-buy’ policy to be extended to include flats units. While the purchase o f local-authority 

housing is not direct gentrification, as the same people remain in situ, the transfer of the tenure will 

ensure long-term gentrification as only those able to purchase at market prices can buy into the 

privatised social-housing units. DCC also indicated that it is investigating the extent to which its 

stock of social housing can be transferred to the voluntary housing association sector (Kenny, 

2004). In line with the shift from Keynesian-type urban governance to more entrepreneurial forms, 

the local state in Dublin has clearly signalled that it wishes to reduce significantly its role as a 

direct provider of housing.

As mentioned earlier, the pursuit of the redevelopment o f St. Michael’s Estate and Fatima 

Mansions was preceeded by a long period of detenanting. The process of detenanting had also been 

accompanied by declining levels o f maintenance whereby DCC was unwilling to expend resources 

on an estate that was about to be demolished and rebuilt. There may also be a tendency for the local 

authority to ‘run down’ or neglect its remaining housing stock in preparation for the transfer of 

local-authority units to the voluntary sector or, more likely, for the privatisation o f the stock, either 

through direct sales to tenants or through a PPP redevelopment.

Tenant Survey

As outlined in the methodology, a targeted questionnaire of local-authority housing tenants in the 

SWIC was conducted between April-July 2004, to provide some information on current living 

conditions and pressures within the housing stock and on tenants’ concerns about the future 

provision and management o f local-authority housing. From the 275 questionnaires originally 

distributed to eleven housing estates in the SWIC (see Table 5.5), 90 valid returns representing a 

response rate of 32.7 per cent were recorded, with (in all cases) a head of household completing the 

questionnaire. The average length of time spent by households in their current residence was just 

over 15 years, while the average length of time spent in local-authority housing more generally.
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measured 31.4 years^^. In total, 84 o f  the respondents lived in flats, 2 lived in duplex units and 4 

lived in houses.

Household characteristics

As illustrated in Figure 9.5, a significant proportion o f households (59 per cent) comprised one or 

two persons with a further 16 per cent comprising three-person households and a quarter o f  all 

households consisting o f  four or more persons.

Figure 9.5 Household Size in Local-Authority Accommodation
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In relation to unit size, the majority (51) were two-bedroomed units, 25 were one-bedroomed units, 

12 units comprised three-bedroomed units while 2 units did not indicate the number o f  bedrooms. 

In relation to household structure, there was a high incidence o f  single-parent households. O f the 

46 households with children, 20 had a female-only household head while a further 4 had a male- 

only household head. 14 households with children had both male and female heads o f  household. 

29 households comprised single persons o f  which 12 were female and 17 were male. A further 13 

households consisted o f  two adults with no children.

Table 9.7 Household Size and Number of Bedrooms

1 person 2 person 3 person 4 person 5 person 6 person 7 person Unknown Total

I-bed 19 6 25
2-bed 7 15 12 11 4 2 51
3-bed 2 2 2 2 1 2 1 12

Eighty-three valid responses were recorded for length of time at current residence while eighty-two valid 
responses were recorded for length of time in local-authority accommodation from a total of 90 returned 
questionnaires.
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Tenants ’ Perceptions

A key aim o f  tiie survey was to investigate tiie perceptions o f  tenants o f  tlie management and 

maintenance o f existing accom m odation and to ascertain their views in relation to changes being 

proposed by the local authority to housing provision and housing management.

Space

Generally, there were high levels o f satisfaction among tenants in relation to the size o f  their 

accommodation. M ore than half (56 per cent) o f households indicated that the size o f 

accommodation was ‘adequate’ while a further 27 percent described their accommodation as either 

‘spacious’ or ‘very spacious’^̂ . In contrast, 13 per cent described the size o f  their accommodation 

as ‘overcrowded’ or ‘very overcrow ded’. Those who were satisfied with the size o f  accommodation 

were predominantly the sm aller households and these pointed to a number o f factors including; the 

large size o f rooms; the num ber o f  rooms per person and; having a spare bedroom. O f those 

households that described the size o f their accommodation as ‘overcrowded’ or ‘very 

overcrowded’, most (75 per cent) were households o f four or more persons while the remaining 25 

per cent comprised one-person households living in studio-type accommodation. (A key issue cited 

by this grouping was an inadequate number o f bedrooms for their growing children.)

Maintenance

A number o f  questions were also included in the survey relating to levels o f  maintenance. 

Respondents were asked to describe standards o f maintenance using a Likert-scale (where 1 

indicated very well m aintained and 5 indicated very poorly maintained). In relation to maintenance 

internal to the flat or house, Figure 9.6 illustrates that almost half (48 per cent) described it as 

‘poorly m aintained’ or ‘very poorly m aintained’. In total, 57 comments were included on this issue, 

only 5 o f  which were positive about the standard o f maintenance. O f the 57 comments, 29 related 

to long waiting-times for having repair works undertaken, 10 related to persistent problems with 

plumbing and bathrooms and 4 related to persistent problems o f ‘dam p’.

When asked to describe the standard o f maintenance o f communal areas in the estate or flat 

complex. Figure 9.7 illustrates that over half (58 per cent) o f respondents feh that communal areas 

were either ‘poorly m aintained’ or ‘very poorly maintained’. Only a very small minority (6 per 

cent) o f respondents found that communal areas were well maintained.

In total, 55 respondents commented on this issue providing a total o f  79 comments. Positive 

comments pointed to the cleanliness and frequency o f cleaning o f  the stairwells, the good quality o f 

work carried out by a caretaker, and the existence o f a good playground and working gates. The 71

A further 4.4 per cent of respondents did not complete this part of the questionnaire.
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Figure 9.6 Perceived Standard of Maintenance Internal to Flat or House
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Figure 9.7 Perceived Standard of Maintenance of Communal Areas
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comments which highlighted problems with the maintenance o f  communal areas covered a wide 

range o f  issues: 21 com m ents related to the poor state o f  the stairwells in relation to their general 

cleanliness, frequency o f  cleaning and hazards^* and security; a further 16 comments pointed to 

problems with drains and shores, particularly in relation to their being “blocked” and to the

Five respondents pointed to the presence o f  broken glass and needles in stairwells.
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presence o f  a “bad sm ell” ; 18 comments related to issues o f general maintenance, in for example, 

walls in need o f painting, walls and pipes in need o f repair, green areas being overgrown and the 

presence o f  rubbish. An additional 9 comments specifically mentioned the infrequent cleaning o f 

communal areas. A further 7 com m ents related to the presence o f graffiti in communal areas.

Positive and nesative aspects o f beins a local-authoritv tenant

The survey also aimed to investigate what are the perceived benefits and disadvantages o f being a 

local-authority tenant from the point o f view o f the tenant. Tenants were asked to identify three 

positive and three negative aspects o f being a local-authority tenant. In relation to the positive 

aspects, 69 respondents com pleted this section o f the questionnaire and a total o f 139 comments 

were included. Figure 9.8 illustrates the range o f factors identified by tenants and it is clear to see 

that two factors in particullar were highlighted by tenants. Having good neighbours and a strong 

community spirit was identified as a positive factor by 47 tenants, thus re-stating the importance o f 

social networks for low-income communities particularly in relation to child-minding, running 

errands and for moral support in difficult times. A second important factor, highlighted by 31 

residents, was the affordability o f  the tenure both in terms o f low rents and the inclusion o f some 

utilities in the rent. Each o f  the following factors were highlighted by 11 tenants: being well located 

to schools, workplaces, shops and public transport; feeling safe and secure; enjoying a good 

standard o f accommodation and; having access to a variety o f facilities and services on the estate or 

complex, such as, after-schools activities, a residents’ committee, rubbish collecting and voluntary 

services. The quietness o f the area and having a good standard o f maintenance also received some 

attention from tenants. Those ‘o ther’ factors included; parking facilities, suitability o f housing for 

persons with a disability, that inter-generational transfer o f tenancy is allowed and, that the local 

authority (the landlord) can be made accountable.

In relation to negative aspects o f  being a local-authority tenant, the issue o f poor maintenance was 

clearly prioritised by tenants (see Figure 9.9). In total, 52 tenants gave 92 comments on this section 

o f  the questionnaire. 31 tenants identified issues relating to maintenance including delays in getting 

repairs done, poor quality o f  repairs and infrequency o f  general maintenance. Anti-social behaviour 

and drugs use on the estate or in the complex was another important negative factor with 19 tenants 

highlighting this issue. Having limited space, limited facilities for the elderly, teenagers and 

children and having little input into decisions affecting the management o f  the estate/complex were 

also highlighted. 6 tenants commented adversely on not being able to buy their flats. ‘O ther’ factors 

included; having no parking facilities, rent increases, being stigmatised, and complaints about the 

landlord. The latter factor included comments on being abandoned by the local authority, fears that 

the area was being turned into a ‘dumping ground’, high staff turnover rates and cutbacks in 

staffing.
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Trans fers, pre ferences and relocation

O f the 90 respondents to the survey, 23 per cent indicated that they were currently on a transfer list, 

citing reasons of inadequate space, an unsafe environment for children, a desire to be close to other 

family members and a desire to live in a house instead of a flat. 79 per cent o f respondents 

expressed a preference to remain living in their current residence^^ citing reasons similar to those 

discussed in Figure 9.8; having good neighbours, being close to other family members, being 

located close to schools, shops and public transport, feelings o f safety and security and having a 

good standard o f accommodation. O f those respondents who did not wish to remain living in their 

current residence, almost half expressed a wish to remain living in the Dublin 8 area with Crumlin 

and Drimnagh being popular alternatives.

In examining the implications of the future management and provision o f public housing, the 

survey sought to explore the perceptions of existing tenants of the prospects o f how their children 

are likely to be housed in the future. An important methodological constraint must be pointed out 

here. While social housing is a good indicator of poverty in Ireland and while it is highly likely that 

the children o f existing social-housing tenants will not be in a position to access housing on the 

private market and therefore will be in need o f social housing in the future, they are not the only 

group that is likely to be in need of publicly-provided housing. A survey o f those households 

currently on the housing-waiting list, to explore perceptions of how they feel they are likely to be 

housed in the future would therefore be most appropriate. However, such a survey would require 

considerable resources and time in identifying the target population and was therefore considered 

to be outside the scope of this research. The Audit of Household Needs conducted by local 

authorities in the preparation o f their Housing Strategy, does, however, provide some indication as 

to the type of accommodation being sought by these households.

The survey o f local-authority tenants in the SWIC did reveal the existence of considerable concerns 

about how the next generation will be housed. Box 9.1 shows that, generally, many tenants hoped 

that their children will be able to access housing on the private market but many of them also 

feared that this will not be possible given high accommodation prices. Concerns were also aired 

about the decline in provision of social housing and a perception that their children will find it 

more difficult to access local-authority housing.

In total, 22 respondents provided information on how their adult children living elsewhere, found 

accommodation. O f these, 11 respondents had sons and/or daughters living in local-authority 

accommodation either living locally or in Tallaght, Ballyfermot, Crumlin and Walkinstown. While

It should be noted here that two respondents indicated that they were currently on a transfer list but also 
expressed a preference to remain living in their current residence.
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17 respondents indicated that som e or all o f  their adult children were living in private

accommodation, many o f  these were also located in Tallaght and W alkinstown.

Box 9.1 Perceptions on how the next generation will be housed

“Don't know. I hope that they will be able to buy their own houses and don’t end up living in
flats. I f  I can't get a house with two children, what chance will they have"

"Living in their own house ”

“They don't care about our children or they wouldn't have them living here in the first place”

“With house prices so high, I  don't know where they will live"

“I  don't see them being housed"

“Local authority”

“Proposed reduction in social housing won't accommodate my children to stay in the community 
o f birth in the future "

“I hope they won't be living in this complex as it has changed in the last few  years ”

“Hopefully in his own house but it will be a big problem with the price o f  houses these days ”

“I'm hoping he will secure a good job and can provide a home for himself and his fam ily”

“Buying a house ”

“My children were not allowed on the housing list because they all had jobs. They were told to 
rent or buy privately ”

“Through succession o f tenancy”

“They won't”

“My daughter and granddaughter are still waiting to be housed”

“Myself and husband work so I think it will be difficult for my children to be housed”

“Income will be too low for high house prices ”

“They will have to get a f la t”

“Mountjoyl! ” (prison)

“Don't think a young adult would ever be housed while single. Overcrowding will return & 
cause many problems ”

“Will have to move down the country”

“Well they have children and I think that when they want to have their own place like us all and 
rear their kids ”

“I don't believe it will be easier for anyone's children to be housed in the future because o f the 
long waiting lists and the points system which needs to be re-evaluated”

In total, 22 respondents provided information on how their adult children living elsewhere, found 

accommodation. O f these, 11 respondents had sons and/or daughters living in local-authority 

accommodation either living locally or in Tallaght, Ballyfermot, Crumlin and W alkinstown. W hile 

17 respondents indicated that som e or all o f  their adult children were living in private 

accommodation, many o f  these were also located in Tallaght and W alkinstown.
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Tenure and Management

A key aim of the survey was to investigate the preferences of tenants in relation to the future 

management o f their housing. Preferences of tenure, perceptions on the current management of 

estates and flats complexes and perceptions and preferences on the relationship between the local 

authority and tenants in the running o f estates/flats complexes were sought.

First, tenants were asked to rank their preference for the following housing management options; 

local-authority management, voluntary housing association and private landlord.

Table 9.8 Preferences for Housing Management Options

Local Authority Voluntary Housing Assoc. Private Landlord Total

1st Preference 51 8 0 59
2nd Preference 6 45 3 54
3rd Preference 1 2 48 51

Table 9.8 shows a clear preference by tenants for the local authority to continue as the housing 

manager when compared to the option of management by the voluntary sector/housing associations 

or management by a private landlord. In total, 59 respondents indicated a first preference, 86 per 

cent of whom indicated continued local-authority managment as their most preferred option. In 

relation to management by housing associations, the majority of respondents indicated that this was 

their second preference with only 8 tenants indicating that this was their most preferred option. No 

tenants chose ‘private landlord’ as a first preference with the majority indicating that this was their 

least preferred option. O f those expressing a first preference for voluntary-sector management, they 

perceived that rent levels were the same as for local-authority renting but that the service might be 

of a better standard.

Tenants were also asked about whether they would take up a buy-out option on their flats if such a 

policy was introduced by Dublin City Council. The following situation was presented to 

respondents:

A ‘right to buy’ policy would allow tenants to get a mortgage and purchase their 
dwelling (circa €140,000). Tenants would be responsible for the upkeep and 
maintenance of their flats thereafter. Any annual service charges (e.g. management 
costs, maintenance costs) would probably be paid by the new owners. Would you 
choose to purchase your flat?

With this scenario, 23 tenants indicated that they would purchase their flat but 47 tenants indicated 

that they would not. However, it must be noted here that a change to the overall mortgage (and 

mortgage repayments) and to whether management and maintence costs would be borne in full by 

the new owners might change significantly the result. This point raises the need to conduct further 

research into the ‘right to buy’ option, particularly in relation to the total costs of such a scheme, 

for the tenant and for the state.
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Management

In terms o f  the existing m anagem ent o f  local-authority housing, tenants were asked a number o f  

questions in relation to their perceived relationship with the local-authority and the degree to which 

tenants are currently involved and would like to participate in the running o f  their estate. In 

describing the manner in which the local-authority landlord involves tenants in the management o f  

their estate, Figure 9.10 illustrates the responses o f the 78 tenants who completed this section o f the 

survey.

Figure 9.10 Perceptions on How Well The Local Authority Involves Tenants in the

Management of the Estate/Complex
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A majority responded positively to this question indicating that the local authority was either ‘very 

good’ or ‘good’ at involving tenants in the management o f  the estate. Respondents highlighted in 

particular the benefits o f  having an estate manager or caretaker on-site. Other factors included the 

relative speed o f  carrying out repairs and not wanting to be involved to any greater extent. One fifth 

indicated that the local authority was ‘fair’ at involving tenants noting that they were involved 

some, but not all o f  the time and that meetings were held when there was about to be a change. The 

remaining 23 per cent responded negatively to this question. Respondents commented in particular 

on their not being involved at all in decisions. In addition, respondents pointed to only being 

informed when major decisions had already been made and there being a general lack o f 

communication and consultation.
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Future policy

With the introduction o f  a num ber o f  new policies in Dublin’s inner city, notably the use o f  public- 

private partnerships to redevelop local-authority housing estates and the extension o f  the ‘right to 

buy’ option to flats com plexes, this survey sought to investigate how well tenants were informed 

on these recent policy changes. Such changes are likely to have a m ajor impact on tenants’ lives, in 

for example, the displacem ent o f  tenants during a demolition and rebuilding project.

In relation to how well tenants have been informed about possible changes to the management o f 

the estate, a large m ajority (73 per cent) o f  those that responded (71) felt that they were being kept 

poorly informed. M any respondents stated that it was local voluntary and community organisations 

that kept them informed rather than the local authority. One tenant stated that “DCC staff are 

constantly being shifted around so there is very little chance o f  continuity between residents and 

estate managers” (LA89). Regarding DCC’s consultation with tenants in relation to the future o f 

the estate. Figure 9,11 shows that the vast majority o f  those that responded to this question felt that 

the level o f  consultation was poor with almost half o f all respondents feeling that it was non

existent. Again, respondents pointed to the importance o f local community groups for providing 

information in the absense o f  information forthcoming from the local authority.

Figure 9.11 Perceptions on Consultation on the Future of the Estate/Complex
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Tenants were also asked to state the type o f involvement that they would wish to have in any 

proposed changes to the ownership and/or management o f their local-authority estate. As can be 

seen in Figure 9.12, tenants strongly support consultation measures and being involved in the 

decision-making process, with 41 and 42 respondents respectively selecting these options. A total 

o f nine respondents wished to be involved in a management role for the estate, with three o f these
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tenants selecting all four options o f  involvement. A further 12 respondents selected three types o f 

involvement; ‘inform ation’, ‘consultation’ and ‘decision-m aking’ while another 12 tenants 

indicated that they wished to be involved through both receiving information and participating in 

consultation measures. Many residents felt that they had some good ideas as to how the 

management o f  the estate could be improved and would welcome the opportunity to be involved to 

a greater degree (see Box 9.2).

Box 9.2 Perceptions on levels of tenant involvement in housing management

"Its important to involve tenants in all fu ture plans as this would help address issues o f  concern” (LA62)

"I would like to know o f  future changes ” (LA67)

“I would like to become more involved in any decisions i f  things were to change” (LA26)

“I think the tenants should be informed more, instead o f  being told what's changing, they should be asked on 

their opinions ” (LA 17)

“It would be nice to be told what is going on  ”  (LA 38)

“Because as a tenant I  think we should have every right to make the decision i f  ever there was any change  ”  

(LA88)

“I would like to be informed about the proposed sale o f  fla ts and let the tenants know where they stand” 

(LA44)

“People in the complex would have good ideas to give ” (LA 79)

“I  think it is vital fo r  tenants to have a say in decision-making and fu ll consultation from  an early stage  ”  

(LA32)

“I would like to have a say in fu ture management” (LA68)

Figure 9.12 Preferred Level of Involvement in Changes to Estate/Complex
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Comments

From the survey results, it is clear to see that there are continuing m anagement and maintenance 

issues o f concern in the local-authority housing stock o f the SWIC. The survey highlighted that 

tenants recognised the effectiveness o f  having an estate manager on-site to address day-to-day 

maintenance and other issues. However, the deployment o f  additional front-line staff to housing 

estates is unlikely to be pursued by the local authority considering that in 2002, DCC curtailed its 

recruitment programme and that in the future resources are likely to be directed towards the 

organisation o f public-private partnership initiatives. Importantly, the survey revealed that some 

tenants have considerable enthusiasm for being more involved in the m anagem ent o f  their housing 

estate. However, tenants highlighted as being a major concern the lack o f  information from and 

consultation with their landlord in relation to the future o f their estate. Clearly, poor levels o f 

maintenance o f estates was a central concern for tenants as were the prevalence o f  drugs use and 

anti-social behaviour on some estates.

A clear sense also emerged about the preferences o f  tenants for the m anagement o f  the estate. 

Overwhelmingly, the majority o f  tenants preferred that the local-authority remain as the landlord 

and pointed to two key positive factors associated with the local-authority rented tenure: having 

good neighbours and having access to affordable housing. Furthermore, concerns were expressed 

about how their children are likely to be housed in the future, especially considering spiralling 

house prices and the declining provision o f social housing in the inner city. In commenting on 

current conditions in the local housing-market in the SWIC, one tenant stressed the benefits o f 

public-rented housing:

“I lived most o f  my life in private accommodation in the Coombe. It breaks my heart 
when I pass the spot where my family rented a house and see a block o f  private 
apartments with a locked gate. I could not afford to live there now. I'm glad to have a 
City Council flat” (LA76).

Considerations

In entrepreneurial governance discourses, the infusion o f housing and planning policies in Dublin 

with a neo-liberal ethos represents another example o f  the shift in the priorities and operations o f 

local government away from direct service provision towards market-led solutions. While in the 

early 1990s, the local authority was shown to have played a relatively marginal role in urban 

redevelopment projects (M -Guirk & M acLaran, 2001), by the late 1990s, the local state had 

become a pro-active agent, deeply involved in the physical and social reshaping o f  inner Dublin.

In the inner city, the eager adoption o f market principles, often at the expense o f  social-equity 

goals, has been most clearly reflected in the implementation o f the Integrated Area Plans and in the 

pursuit o f  public-private partnerships to redevelop local-authority housing estates.
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When lAPs were introduced, the three-pronged ‘holistic approach’ to planning was emphasised 

whereby the plans included economic and social objectives in addition to the goal o f  physical 

renewal (Dublin Corporation, 1998; Gleeson, 1999). However, in reality, there is little evidence to 

suggest that the proclaimed benefits o f  this flexible, micro-area approach to planning have been 

realised to any great extent for local communities in the Liberties/Coombe area. Few long-term 

local employment and training initiatives have materialised. No social-housing units have been 

acquired to date as part o f ‘community gain’, meanwhile a significant subsidy continues to apply to 

investors and owner occupiers in the form o f  tax incentives on property development. Additionally, 

the financial contributions to the ‘community gain’ fund have been slow to m aterialise and are not 

expected to exceed €2.5 million over the duration o f the lAP. Furthermore, the sale o f  DCC-owned 

sites in the Cork Street vicinity is likely to reduce considerably the ability o f the local authority to 

provide social-housing units into the future. While the land sales resulted in short-term financial 

gains for DCC, few benefits accrued to the community o f the Liberties which instead bears the cost 

o f  renewal, namely, a deepening process o f gentrification, displacement and an intensifying 

housing crisis.

As with the sale o f  local-authority owned sites in inner Dublin, the use o f  PPPs to redevelop local- 

authority housing estates is reflective o f an increasingly entrepreneurial ethos at local government 

level. Rather than having resulted from a detailed evaluation, careful consideration and widespread 

agreement regarding the appropriateness o f different methods o f  achieving social-housing estate 

regeneration, the pursuit o f  PPPs in this context seems grounded in an underlying faith in market- 

based solutions whether or not these are likely to provide good value for money to the public 

sector. The proposed Framework Plan for St. Michael's Estate is an excellent example o f how a 

very limited return to the public sector was still deemed acceptable by DCC officials and 

subsequently recommended to City Councillors for acceptance in the absence o f a professional 

valuation o f the site having been undertaken.

With respect to the public finances and the structuring o f  local-authority funding, the PPP model 

has been claimed to be budget-neutral for the local state as no public-sector monies are required to 

be involved in the regeneration process. However, this is a myopic perspective o f public financing 

as it ignores the enormous transfer o f  public-sector assets, embodied in the value o f  land, which is 

likely under PPP arrangements to be transferred to the private sector. The real costs are likely to be 

far from minimal.

The transfer o f  land and the shrinkage o f the social-housing stock at the very time when their

expansion is required to accommodate the increasing number o f inner-city residents who lack the

economic means to enter the owner-occupied sector, even at 'affordable' prices, is symptomatic o f
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the new neo-liberal vision for Dublin’s inner city. In the adoption o f  PPP approaches, no 

consideration is given to social-housing needs beyond those o f the existing residents o f estates 

undergoing regeneration. This is likely to result in those on housing waiting lists having to wait for 

a much longer tim e period than previous generations to access housing as the stock o f local- 

authority housing continues to erode.

The entrepreneurial state and gentrification

The engagement by the state in partnership approaches to property redevelopm ent represents a 

heightened involvement by the local state in shaping and gentrifying the city. As discussed in 

Chapter 5, the state facilitated the gentrification o f  inner Dublin with the promotion o f tax 

incentives for property redevelopm ent under central governm ent’s Urban Renewal Act o f  1986. To 

link up with Neil Sm ith’s rent-gap thesis and the profitability-gap thesis being developed here 

(which incorporates the rent-gap theory but pays greater attention to property development 

processes), the creation o f  area-based tax incentives led to increased rents and lower acceptable 

yields, increasing the overall profitability o f development in those designated areas and on 

designated sites due to reductions in the costs o f development. An important point to note here is 

that the state, through the creation o f urban renewal schemes, signalled a long-term commitment to 

the physical renewal o f  the city and in so-doing ensured risk reduction for property development in 

locales that up-to-then had been considered too risky by developers. The Urban Renewal Act, 

essentially altered the profitability surface o f the city which resulted in an influx o f  capital to 

devalorised inner-city areas mainly in the form o f residential apartment developments.

The PPP approach to the redevelopment o f  local-authority housing estates can also be examined

using Smith’s rent-gap theory and the profitability-gap theory being developed here. In the

partnership approach, the state has had a greater involvement in the physical and social shaping o f

neighbourhoods and has moved from being a facilitator o f  capital to a more overt ‘agent’ o f  capital.

First, by initiating a joint-venture with the private sector, land that was previously off-limits to

private redevelopment suddenly became commodified. Sites that hitherto had not appeared on the

profitability surface o f  the city, because they were owned by the state and outside o f the private

market, suddenly represented profitable opportunities for capital due to the intervention o f

planning. To use Sm ith’s (1996) terms, by transferring the land at below market value through a

PPP for private development, the state pushed up the potential ground rent and thereby created a

rent gap. Furthermore, this author would add that the active involvement o f  the state in the

redevelopment o f  local-authority housing estates represented significant risk reduction for the

developer. The m anagem ent o f the tenants during the redevelopment process remained the

responsibility o f  the local authority. M oreover, the intention o f the local authority to sell-off its

own social housing units led to the promotion o f the developm ent not only by the developer but

also by the local state. Finally, because the redevelopment o f  social-housing units was dependent
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on the overall profitability o f  the project, the local authority, in signing the PPP deal, accepted that 

a significant profit margin o f  developers would be extracted from the total monetary value o f the 

project. Taking a different perspective o f  Figure 9.4, it could be interpreted as a partial map o f  the 

profitability surface in inner Dublin in that the housing estates targeted for future PPP 

redevelopment represent m ajor opportunities for capital to exploit.

Gentrification as urban strategy

Apart from the quest for short-term economic goals to be realised from ‘selling the city ’, there is a 

broader cultural reason explaining why the local state is such an active promoter o f urban renewal 

schemes. The response o f  Dublin City Council to the deepening accom m odation crisis was, at first 

glance rather bizarre but, at closer inspection, disingenuous in the extreme. Rather than being based 

upon any research which has evaluated the impacts o f social mixing, the adoption o f  a policy o f 

'social mix' seems grounded in an ethos o f anti-public-sector tenancy and, more broadly, a desire to 

supplant inner Dublin’s working-class population with m iddle-class residents. Under the guise o f 

'encouraging social mixing' the local state withdrew from providing additional public-sector 

dwellings in those inner-city areas in which the proportion o f dwellings in public-sector ownership 

was deemed already sufficiently high. In effect, this ‘social m ix’ policy is being employed as a tool 

for legitimising the process o f  gentrification and for the privatisation o f  land and housing in the 

inner city. Although less overt than direct slum clearance policies, the overarching resuU has been a

process which a former C hief Planning Officer o f  DCC termed, the "social cleansing" o f the inner
•,  60 city .

The fact that DCC is unconcerned by the existence o f socially hom ogeneous blocks o f owner- 

occupied and m iddle-class housing within its jurisdiction supports an accusation o f  a class-based 

agenda. For example, with the new density guidelines, it would be entirely feasible economically 

for DCC to purchase a dwelling on a large site in the inner suburbs and replace it, under 

densification guidelines, with twenty or more social housing units.

In support o f  Sm ith’s (2002) more recent thesis, it is contended here that gentrification is being 

pursued in inner Dublin as part o f  an urban strategy. The promotion o f gentrification through 

social-mix policies could be posited within the context o f revanchist urbanism, whereby the 

displacement o f  poorer residents from inner-city to more peripheral areas o f  the city has become 

part o f  the strategy to regenerate the inner area, though it must be stated here that the revanchist 

urbanism in Dublin is a milder form than that being pursued in U.S. cities. The development by 

DCC more recently o f a strategy for the Liberties area, namely to re-im agineer the area as a new 

mixed-use cultural quarter, includes the re-branding o f ‘the Liberties’ as ‘SoH o’ (South o f Heuston

^ Jou rn a l o f  Irish Urban Studies Annual Conference, Trinity College Dublin, September 2003
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S tation /' and the significant upgrading and “revitalisation” of Thomas Street (O’Brien, 2006). The 

irresistible language o f regeneration, revitalisation and renewal in populist discourse in Dublin may 

serve to disguise the process of the repackaging of working-class areas for middle-class 

consumption. However, this process is recognised by the local state. Indeed, the recent work of 

Lawton (forthcoming) reveals a keen desire within the management echelons o f DCC to realise a 

class-based remaking o f inner Dublin.

"[There is a] need to get the leaders of fashion into the city core to make it 
fashionable/desirable for the middle classes; if they come, the others will follow and 
suburban mind-sets will be transformed. Only then will we get the full and final 
revaluing o f core city and all the practical results of that (better policing for example).
Tony O'Reilly and others moving into Fitzwilliam Square was positive in its time.
Now we have to get them into e.g. 300 sq. m. apartments in exciting schemes in the 
Liberties or Docklands. Happened in 18th century with move south o f river by our 
then aristocrats. It was also successful in New York“ {Dublin City Council Internal 
Memorandum, as quoted in havAon, forthcoming).

The SoHo label in Dublin draws (rather unimaginatively) on the former industrial district, South of 
Houston Street (SoHo) in New York that underwent significant upgrading and gentrification in the 1980s.
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10. P a r t i c i p a t o r y  P l a n n i n g  u n d e r  N e o - L i b e r a l  U r b a n i s m

“The idea o f  citizen participation is a little like eating spinach: no one is against it in 
principle because it is good for you” (Arnstein, 1969:216).

Introduction

As outlined in Chapter 3, the proliferation o f  governance structures has led to new avenues and 

opportunities for participation em erging both for groups from the private sector and from civil 

society, while roles for the state (at various levels) have been significantly reconfigured. 

Furthermore, with EU funding sources requiring the dem onstration o f  formal commitments to 

alleviating social exclusion in policy initiatives, and with the existence o f policy-led commitments 

to creating ‘sustainable com m unities’, recent approaches to urban regeneration in Dublin have 

adopted (at least in theory) some principles o f public participation and consultation. These have 

often involved the establishm ent o f  policy-implementation structures, in many cases formally 

requiring some form o f  public consultation to be included as part o f  the process. However, the 

seemingly dem ocratic principles o f  these governance and network structures have an uneasy 

relationship with the economic project o f neo-liberalism which seeks to extend the market to the 

regulation o f  resource allocation.

This chapter seeks to ascertain the degree to which the much proclaimed new avenues for 

community participation that were created in line with the new entrepreneurial governance 

arrangements have managed to live up to the hyperbole declaring a new age in participation and 

holistic planning (Healey, 1995; Gleeson, 1999)^To_undertake such an appraisal requires a detailed 

investigation o f  the outcomes, structures and processes involved in the dialogue between 

communities and the local authority, in order to reveal the degree to which power has been truly 

devolved to communities. Case studies o f  two key policies com prise the focus for this analysis: 

Integrated Area Plans (lAPs) and PPP-led social-housing regeneration projects.

The examination o f  participation in the Liberties/Coombe lAP reveals the degree to which, in the 

face o f strong property developm ent pressures, frequently in conflict with community interests, the 

structures for community participation through the lAP M onitoring Committee proved wholly 

inadequate to the task o f  engaging with such interests, especially when backed up by the local 

authority’s pro-developm ent agenda. Indeed, the Committee became side-lined and virtually 

irrelevant to the developm ent outcomes, often being relegated virtually to an observer role. It 

should be noted here that the lAP approach to regeneration specifically required representation 

from inner-city com m unities in the participatory structure.

In the context o f  PPPs in social-housing regeneration, the examination needed to be undertaken in 

considerable detail to reveal the degree to which the mere existence o f the range o f formal
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structures for participation may belie the degree o f empowerment actually accorded. This second 

case study involves the arrangem ents for community and tenants’ participation in the PPP 

regeneration plans for O ’Devaney Gardens, a 1950s Corporation flats com plex comprising 276 

dwellings on 5 hectares. It reveals the degree to which the timing o f  participation initiatives, the 

inadequacy o f  information and resourcing, the lack o f capacity building and an inappropriate time

line designed to suit a private-sector agenda were to undermine the potential for engagement and 

dialogue.

Public Participation and the Liberties/Coombe lAP

"^s outlined in Chapter 6, the introduction o f local-state-led m icro-area planning represented a 

considerable opportunity to translate broad planning objectives into integrated local 

implementation strategies (Gleeson, 1999; M-Guirk and MacLaran, 2001; Bartley and Treadwell- 

Shine, 2003). Drawing on the experience o f the 1997 EU-funded HARP project, two key principles 

were adopted in the formally constituted lAPs in 1999. First, the participation o f  local community 

representatives was explicitly sought in the formation o f  committees to oversee the implementation 

o f  the plans and, second, ‘com m unity gain’ was to be extracted from tax-incentivised development. 

It could be argued that the lAPs embodied the neoliberalisation o f D ublin’s urban agenda, in that 

flexibility was prom oted, plans were underpinned by private-sector developm ent but accompanied 

by the principles o f  citizen participation (the latter being heavily influenced by EU funding 

criteria).

The Liberties/Coombe lAP represented the largest o f the five inner-city lAPs and an area ‘in need 

o f  regeneration’. In line with the DoELG guidelines (1999a), a cross-sectoral M onitoring 

Committee was established com prising three local-authority representatives, four community group 

representatives^^, and one representative from each o f the following: business; the trades council; 

architectural, historical and conservational interests; the construction trade; and local traders. It was 

intended that the M onitoring Com mittee liaise with the Project M anager and interdisciplinary 

Project Team to discuss the progress o f the lAP and to “provide guidance on how delays or barriers 

to implementation can be elim inated” (DoELG, 1999a: G2.1). As discussed in Chapter 6, the 

promotion o f developm ent projects was a key activity o f the Project Team which was, amongst 

other things, engaged in informing landowners that their sites qualified for tax incentives in a bid to 

speed up development. For com m unity representatives involved in the M onitoring Committee, a 

key objective was to secure benefits for the local community. Chapter 9 traced the relative speed o f 

redevelopment projects that had recently taken place in the Liberties/Coombe lAP and highlighted 

the pro-active role taken by the local state in pursuing the physical objectives o f  the lAP -  largely

Originally, the Monitoring Committee had three community representatives. However, a forth community 
representative was added in 2001.
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through the sale o f  public sites on Cork Street for commercial redevelopment. Chapter 9 also drew 

attention to the difficulties experienced by the Project Team in extracting com m unity gain and the 

limited possibility o f  social housing being provided in the lAP area. It should be reiterated here that 

one o f  the reasons for m icro-area planning to be adopted was to promote a more holistic approach 

to urban regeneration, an approach that would extend beyond physical redevelopment. However, as 

discussed in the preceding chapters, physical renewal objectives were pursued with far greater 

urgency and com m itm ent than social and economic objectives. Not surprisingly, the structures and 

forums for community participation experienced considerable difficulties as tensions arose between 

the various stakeholders as to how the lAP should proceed. Drawing on planning files from DCC 

and An Bord Pleanala, SWICN reports documenting the experience o f  community representatives 

to the M onitoring Com mittee o f  the Liberties/Coombe lAP and on interviews with a community 

representative, a local elected representative, a community planner and a policy analyst from a 

community network organisation, this section highlights the contradictions that arose in 

participatory structures o f  the Liberties/Coombe lAP.

There has been a long tradition o f  community activism in the Liberties area including in the arena 

o f urban planning and regeneration initiatives, one example o f  which was expressed in the 

production o f a com munity-based plan for the Cork Street area (compiled by Cork Street/M aryland 

Residents’ Association with M urray-O ’Laoire Architects) in 1997 which envisaged locally-relevant 

employment being generated on Cork Street rather than tax-incentivised property development. 

Subsequently, many o f  the principles included in this plan were absorbed in the Liberties/Coombe 

lAP document and the Chairperson o f  the Cork Street/M aryland R esidents’ Association was invited 

to become a community representative on the M onitoring Committee. The other three community 

representatives came from the South West Inner City Network (SW ICN), the South Inner City 

Community Development Association (SICCDA) and the Rialto Network^^ Community 

representatives greeted the lAP with considerable optimism, particularly when the range o f 

objectives included in the plan was considered. It was envisaged that the M onitoring Committee 

would convene for meetings on a quarterly basis, chaired on each occasion by one o f  the three 

elected representatives, and that a report would be produced on an annual basis. In addition to 

general M onitoring Com mittee meetings, four Action Groups involving a broader spectrum o f  local 

groups and networks were established around the themes o f  (a) education, training and 

employment, (b) community, recreation and health, (c) commerce, tourism and culture and (d) 

residential and environmental issues.

The representative from the Rialto Network joined in 2001 to provide greater geographical coverage of 
community representation.
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Progressing the lAP

Difficulties arose almost immediately with the commencement o f meetings in September 1999. 

Confusion surrounded the role o f community representatives and o f the Monitoring Committee in 

the lAP process. In the Liberties/Coombe lAP document (Dublin Corporation, 1998), it was 

envisaged that a cross-sectoral Steering Committee be established but the DoELG’s guidelines for 

local authorities produced in 1999 detailed that a cross-sectoral Monitoring Committee was to be 

established. Furthermore, the concept of community gain was proving difficult to operationalise 

and this became a key concern for community representatives. Initial difficulties prompted a pro

active approach by community representatives of the SWICN’s environment group, who organised 

a Seminar on Community Gain, inviting presentations from the lAP Project Manager (DCC), 

community representatives on the Monitoring Committee, an independent planner, the Dublin 

Inner City Partnership (DICP), the Combat Poverty Agency (CPA) and an official from DCC’s 

Economic Unit. In conjunction with the three community representatives on the Monitoring 

Committee, the discussions o f this seminar led to the production by the umbrella community 

organisation, SWICN, o f A Mandate fo r  the Community Representatives to the Liberties/Coombe 

Integrated Area Plan. Essentially, this document sought clarification and made recommendations 

on issues that were key to the effective participation of community representatives in the process. 

These issues were organised under seven broad headings, including;

1. The Urban Renewal Scheme (1998) and Integrated Area Plan Framework context
2. The adequacy of implementation and monitoring mechanisms
3. Recognising the distinct interests being pursued within the lAP
4. Securing resources for the community representatives
5. Community Gain: definition, clarification and objectives
6. Securing and administering revenue for the delivery o f Community Gain and targeting the 

resources of the state
7. Establishing reporting and accountability structures

Key problems that had been identified by community representatives in their experience of 

participation to date related to there being an absence of any terms o f reference for the Monitoring 

Committee and for individual stakeholders on the Committee. Furthermore, community 

representatives felt that a very weak link existed between them and the Project Manager and that, 

overall, community representatives were disadvantaged at Monitoring Committee meetings due to 

their receiving information late in the day and not having adequate resources available to allow 

them to come to grips with matters of a technical nature (e.g. planning, tendering and 

administrative procedures).

“Having technical assistance for community representatives is very important because, 
you see, if you come from a middle-class background, you’ll probably have no 
difficulty getting a planner or an architect to help you but if you’re from the Liberties, 
you mightn’t have much money or expertise or even time to get involved” (Local 
elected representative, LI-09).
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The mandate for community representatives went on to recommend that statutory resources be 

secured for the adequate supporting o f community representatives in the process (including 

financial, professional and technical resources).

Community gain

Meanwhile, with the failure to secure envisaged levels of community gain (as outlined in Chapter 

9), serious questions were asked o f the overall lAP process by community and local elected 

representatives involved in the process.

“When the community got involved in the lAP, they thought that they would have a 
say in important decisions and a say in what should happen in the Liberties area. But, 
they didn’t have very much power and in the meetings o f the Monitoring Committee, 
there were huge rows over community gain and over developments on Cork 
Street...you see, the community representatives thought they were going to have a say 
and then what happened was that the Corporation had to go by the Development Plan 
and densities and not the lAP” (City Councillor, LI-09).

Contentious development proposals

Another point o f contention arose over the granting of planning permission to development 

proposals that were of a larger scale than the planning guidelines outlined in the Urban Design 

Framework Plans for lAP sites. As outlined in the previous chapter, a number of developers’ 

proposals for Cork Street applied for development densities, building heights and land uses that 

infringed on the guidelines included in the Urban Design Framework Plans o f the lAP. One site in 

particular, on the corner o f Cork Street and Marrowbone Lane (the ‘Kavanagh Site’), a tax 

incentive site (B9, see Figure 9.2) underwent a compulsory purchase order (CPO). At the CPO 

hearing (a sworn and recorded inquiry), a DCC Planning official stated that the site in question 

would be developed to a height o f three storeys and would incorporate between 52 and 57 

apartments and 200 sq. m. o f enterprise/retail space. However, when development proposals for the 

site emerged, the details differed from the planning guidelines included in the Urban Design 

Framework Plan. A community representative o f the Monitoring Committee described the 

outcome.

“But when it came to the planning application, the developer wanted to build 1,200 sq. 
m. o f commercial which meant that the building required more storeys. So, it went 
from having three storeys to having five” (Community Representative, LI-05)

The community representative raised the development proposal at subsequent Monitoring 

Committee meetings.

“So, I said to them at the [Monitoring] Committee meeting, I said look, you said that 
developers wouldn’t get the tax incentives if the plans didn’t match the brief and now 
you’re saying they can go to five storeys and have five times as much commercial 
development...So, I said, this is in breach of your own plan and what you swore to 
...they all said that they couldn’t remember...So, at the next meeting, I had the 
verbatim report [of the sworn inquiry] and I brought up the site again. The arguments 
went on and on and after about half an hour, I showed it to him. I said, here it is,
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here’s what you said at a sworn inquiry and here’s your name beside it” (Community 
Representative, LI-05).

Despite having the sworn evidence, no concession was made by the official in question. The 

community representatives then lodged observations with the local authority to offer a case that 

would refuse planning permission basing the case around breaches o f the lAP and the Dublin City 

Development Plan 1999. Permission was nevertheless granted by DCC. The community 

representative then sought to appeal the decision to the planning appeals board. An Bord Pleanala. 

Having received some technical assistance from an independent planner (funded by DICP), the 

community representative was in a position to make an appeal on planning grounds again with the 

objection being based on breaches o f the lAP and the Dublin City Development Plan 1999. To the 

surprise o f  community representatives and other appellants, planning permission was upheld 

despite the recommendations o f the planning inspector that permission be refused '̂*.

Another case arose over the Cork St./Ardee St./Pimlico sites (lAP tax-incentive site B6, see figure 

9.2). The urban design brief for these two sites envisaged a mainly residential element with some 

commercial space for the Cork Street site and a commercial use for the site facing onto Ardee 

Street and Pimlico. As outlined in Chapter 10, an application was lodged for a mixed-use four- 

storey development including 45 apartments and a ground-floor retail unit. However, in 2001, the 

developer submitted a second and much larger development proposal that would include 90 

apartments in a six-storey building, merging the two sites. Moreover, the zoning for the sites was 

switched and a much larger commercial element would now be located on Cork Street. Community 

representatives and a local residents’ association lodged observations to the local authority on the 

basis that the proposed planning application breached the Liberties/Coombe lAP and the Dublin 

City Development Plan. However, the local authority granted planning permission. A community 

representative and a local residents’ association, with the technical assistance o f  a community 

planner, sought to appeal the decision to An Bord Pleanala. However, the private developer then 

made contact with the community representative to try to negotiate agreeable alterations. The 

community representative agreed to meet a representative o f the developer on the condition that he 

could be accompanied by the independent planner and a representative o f  the SWICN.

“He wanted to develop that site and offered the malt house [a listed building on the 
site] as a premises for the Cork St. Youth Project. He said to forget about An Bord 
Pleanala and DCC and that a deal could be struck outside o f  the formal structures. He 
said that he would refurbish the malt house before it would be handed to the youth 
project. So, I said that I’d take this proposal back to the [Residents’] committee and 
consider it...M y initial reaction was to take it, to go for it but then I thought, as a

^  A Planning Inspector from An Bord Pleanala is assigned to investigate the grounds o f  an appeal. The 
Inspector’s report is given to a panel o f  three senior planners from the Board. They can regard or disregard 
the inspector’s recom m endation to grant, to grant subject to modifications or to reject planning permission. 
The panel ultim ately decides whether to grant or reject planning perm ission and this judgem ent is final and 
legally binding.
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member o f the Monitoring Committee, how can I take it? I represent the interests of 
the whole community” (Community Representative, LI-05).

“He [the community representative on the Monitoring Committee] was unwilling to 
meet the developer by himself. It was a difficult position to be in. The offer o f a 
building for community facilities was significant but [the community representative] 
felt that he had to get authorisation from the residents he represented” (Community 
Planner, LI-03).

Following that meeting, community leaders discovered that the developer did not actually own the 

malt house and that the building (and the surrounding land) was instead owned by DCC. DCC was 

intending to sell the surrounding land to the developer in order that the entire site be developed but 

a condition o f the sale agreement was to require the developer to refurbish the malt house adjacent 

to the site. Essentially, the developer was using the malt house, a building that he did not own, as a 

bargaining tool with the community to entice them to withdraw their objections. This information 

was relayed at a general meeting o f the Cork Street Residents’ Association, which subsequently 

rejected the offer of the developer, opting instead to submit its appeal to An Bord Pleanala.

However, planning permission was upheld by An Bord Pleanala and once more the decision 

reached overrode the recommendation of the board’s own planning inspector on the case.

“In the planning files, the inspector’s report recommended the lowering of storeys 
down to 5 or 4. He also stated that the design changes were “just off-the-wall” and he 
could not recommend any alterations, as they required fundamental changes. The 
inspector also found that the lAP had been breached and that the Residential Density 
Guidelines and the Bacon Report could not supersede the lAP because the lAP was 
part o f the Dublin City Development Plan 1999... An Bord Pleanala simply overturned 
the inspector’s decision in February or March 2003” (Community Representative, LI- 
05).

Conflict and resignation

The failure to achieve the envisaged amount o f community gain, in addition to significant changes 

to development briefs along sites in Cork Street, and a general feeling o f disempowerment among 

community representatives on the Monitoring Committee o f the lAP, manifested itself in a number 

o f crucial ways. First, a Minority Report outlining a number o f serious and unresolved concerns on 

behalf of those representatives was compiled by community representatives to the Monitoring 

Committee and submitted to DCC’s Planning Department and later to the Minister for the 

Environment and Local Government in 2002. The Minority Report sought clarification from DCC 

in relation to whether there existed a hierarchy o f plans and guidelines in determining the granting 

or refusal o f planning permission. In parallel, community representatives refused to endorse the 

lAP Annual Report 2000-2001. Then in November 2002, one o f the community representatives 

resigned from the Monitoring Committee in protest at the way in which the lAP was being 

implemented. A second community representative also resigned in protest in December 2002 and.
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for the second year in a row, com m unity representatives o f  the M onitoring Committee refused to 

sign-off the Annual Report (2001-2002).

As dissatisfaction and frustration grew with the manner in which the lAP regeneration was being 

implemented, repeated appeals were made to the City Manager, the M inister for the Environment 

and Local Governm ent and to the European Commission to review and rectify the implementation 

structures and mechanisms. In his letter o f  resignation, the community representative illustrated the 

level o f  frustration and discontent with the manner in which the plan was being implemented:

When the com m unity o f  the Liberties/Coombe decided to cooperate with Dublin City 
Council, it did so in good faith. When I, as an individual, undertook to represent my 
community -  Cork St. & M aryland Residents Association -  within the Monitoring 
Committee o f  the Liberties/Coombe Integrated Area Plan, I did so in the 
understanding that the Plan would be implemented in accordance with the 
commitments outlined in the plan as it was published in 1998. Little did I, or my 
community, realise that the lAP would be implemented in a m anner which would 
attribute wholesale precedence to market interests over the legitimate social and 
economic rights o f  the resident community. Little did we realise that...the  maximum 
benefit o f  the urban renewal o f  a heretofore ‘unfashionably’ deprived area would 
accrue not to the deprived inhabitants o f  such areas but to the representatives o f 
private capital who are moving in and reclaiming that land in their droves on the back 
o f  Government approved tax incentives. I am sorry to have to say that the last 
opportunity to do som ething helpful for the Liberties/Coombe area has been lost 
forever, in order to pander to the avarice o f the private sector in the shape o f 
developers.

This letter o f  resignation points not only to the general lack o f progress on the social inclusion aims 

o f the lAP, but to the production o f  entirely opposite and exclusionary effects. This could be seen, 

for example, in the changes in the land market in the Liberties with dramatic increases in local 

property and land prices from the mid-1990s. The lAP policy contributed to inflated property and 

land values while at the same time realised few benefits for the local population despite its original 

aspirations (see Chapter 6).

Public-private Partnerships and Participation

As outlined in Chapter 6, DCC has adopted the use o f public-private-partnership approaches to 

redevelop local-authority housing estates with considerable vigour. Between 2003 and 2004, three 

test cases emerged w ithin D ublin’s inner city, namely in the estates o f Fatima M ansions, St. 

M ichael’s Estate and O ’Devaney Gardens, each covering substantial tracts o f  land and each 

adjacent to the new light-rail (Luas) line. The local state was eager to prepare the legal and 

planning framework for the redevelopm ent o f these estates in partnership with the private sector. 

However, they also engaged, to varying degrees in each o f  the estates, in some form o f  consultation 

with local community and/or tenants’ representatives. While formal structures for participation 

were established, they did not lead to a significant devolution o f  power to local communities, as the 

imperative o f  private-sector profitability was the driving force underlying the process. A major
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result o f which has been that two o f the three estates look set to experience a major reduction in the 

number o f social-housing units under PPP redevelopment. This section examines in considerable 

detail, the outcomes, structures and processes involved in the conversation between the local state 

and community representatives involved in the proposed redevelopment of O ’Devaney Gardens 

between 2004 and 2005. First, attention is given to the participatory structures and outcomes o f the 

first test case for PPP redevelopment, Fatima Mansions.

Piloting PPPs: the case o f Fatima Mansions

The redevelopment o f Fatima Mansions, a local-authority flats complex o f 394 dwellings on 4.4 

hectares (11 acres) in Rialto, represented the first test-case for the PPP mechanism and the 

structures for consultation that evolved there are instructive. Following the production o f a 

community-based plan for the estate by Fatima Groups United (FGU, 2000) and the subsequent 

production o f a regeneration plan for the estate by DCC (2001), a Master Plan for the estate was 

developed. Importantly, innovative consultation structures had been employed to negotiate the 

overall plan, the elements for the social regeneration of the estate in particular. Consultation was to 

be facilitated through a legally constituted structure, the Fatima Regeneration Board (see Figure 

10.1), which was resourced through the provision o f offices and dedicated staff^^ With the 

dropping o f the Master Plan and the adoption of a PPP approach (which envisaged only 70 social 

housing units being built), local representatives (FGU) quickly mobilised in an effort to secure 

some elements o f their community-based regeneration plan (FGU, 2000). The Fatima Regeneration 

Board produced a fully-costed Social Agenda, highlighting, the areas of social and community 

regeneration that it deemed must be delivered on^ .̂ While much of the power o f the Regeneration 

Board waned after the release o f the tender brief to the developer, the board retained some 

influence due to the terms o f the original legal arrangement - that the Fatima Regeneration Board 

had to sign off on the regeneration plan before development could proceed.

While the fundamentals o f the PPP plan could not be altered, this legal requirement gave some 

bargaining power to local representatives who could emphasise the centrality of the Social 

Regeneration Plan. In May 2004, a deal was struck which secured, amongst other things, the 

provision o f 150 social-housing units and funding o f €3m towards social-regeneration initiatives.

A legally-constituted Board was something that was demanded locally and without which would have 
resulted in the authorities being faced with a wave of protest and resistance.
^  The Social Agenda included; a safe and sustainable community, education, health and well being, 
employment, training and enterprise, arts and culture, environment and good planning and design.
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Figure 10.1 Fatima Regeneration Board: Membership and Issues

Physical change

Planning & design, transition, demolition and 
construction

Social Agenda

[health, education, employment & enterprise, 
environm ent, cultural/arts, safe & sustainable]

Independent Chair 

Fatima Groups United (6) 

Rialto Forum (2)

Public Representatives (2) 

Rialto Residents Association (2)

Source: Fatima Groups United (2004)

An examination o f the model pursued in Fatima M ansions points to two key observations. While 

the overall number o f  social housing units on the estate would be reduced dramatically from the 

original num ber (from 394 units to 150), all o f  the remaining tenants living on the estate would be 

re-housed under the redevelopment^^. While the structures for consultation (the Fatima 

Regeneration Board) had little input into the crucial tender document, the fact that it was a legally- 

constituted board did afford it some bargaining power in the PPP process.

No such formally-constituted structure existed in St. M ichael’s Estate and when the PPP plan 

revealed that only 80 social-housing units were to be provided, replacing the existing 369 flats, 

residents, community activists and local elected representatives launched a campaign to “Save the 

St, M ichael’s/ Inchicore Community Regeneration Plan” (see Chapter 9). This political activism 

culminated in the proposed PPP being abandoned with the com m unity representative structure in 

St. M ichael’s Estate subsequently entering into new negotiations with the local state to establish 

participatory structures with powers sim ilar to that o f  the Fatima Regeneration Board,

Since 2002 and the original agreed Master Plan for regeneration, a process of de-tenanting had been 
initiated. This resulted in a reduction in the number of tenants living on the estate which served to weaken the 
demand for the replacement of the social-housing stock once the PPP had been initiated.
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0*Devaney Gardens PPP

Attention now turns to the second case study o f this chapter, examining the participatory and 

consultation structures that were established between the local authority and sitting tenants in the 

redevelopment o f  the O ’Devaney G ardens’ housing estate using a public-private partnership (PPP) 

approach. However, at the outset, some key differences between the O ’Devaney Gardens case and 

the cases o f  Fatima M ansions and St. M ichael’s Estate must be pointed out. Community structures 

in O ’Devaney Gardens were far less developed than in the other two estates, very low levels o f 

tenant activism being recorded despite the high numbers o f  tenants living on the estate. 

Furthermore, some exchequer funding would be involved in the proposed PPP as funding under the 

Affordable Housing Initiative had been earmarked for the adjacent St. Bricin’s site (1.6 hectares) 

which was to be merged with the O ’Devaney Gardens site for redevelopment. Finally, with the 

initiation o f PPP redevelopment in May 2004, the plan was subject to greater political scrutiny due 

to the public campaign adopted in St. M ichael’s Estate and the increased awareness among local 

politicians about the PPP developments.

The discussion here draws mainly on documentation o f  the researcher who was involved in the 

capacity o f  a participant observer in the process o f  consultation. This source, supplemented with 

information gathered at follow-up interviews and other correspondence with planners, a property 

development expert, tenants’ representatives and community development workers, enabled the 

researcher to compile an in-depth and experiential analysis o f the specific planning and tendering 

process used, together with the level o f  community participation involved in the O ’Devaney 

Gardens’ regeneration project.

Background to the estate

O ’Devaney Gardens is a large social-housing flats complex in the north-west inner city, which was 

constructed in the early 1950s and represented the first major public-housing scheme in the area, 

occupying 5 hectares (12.2 acres) and comprising 13 four-storey blocks and a total o f  276 flats and 

4 shops. Many o f  the original tenants o f  O ’D evaney’s one-, two- and three-bedroomed flats came 

from the inner-city tenem ents o f  Dominick Street and surrounding areas. W hile community leaders 

described O ’Devaney Gardens as having had a very vibrant community in the 1970s, the late 1970s 

and 1980s marked a change in the fortunes o f the estate as it experienced a large-scale exodus o f  its 

population. As has been well-documented, the introduction o f the Surrender Grant Scheme in the 

1980s, originally intended to act as a means o f freeing up social-housing units by providing 

qualifying tenants with a grant o f  IR£5,000 to access private housing, had a residualising effect on 

many social housing estates, those tenants with the greater economic capacity being the first to 

avail o f the grant (Threshold, 1987). In O ’Devaney Gardens, the Surrender Grant Scheme served to 

increase even further the rate o f  exodus from the flats complex, with many o f those who left being
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community leaders. The impacts o f high tum-over rates o f tenants in the 1980s was highlighted by 

a local residents’ representative:

“New tenants came and went and the complex became a transition or “stop-off’ estate 
for people waiting on houses. With new tenants failing to put down roots within the 
complex and having a mindset o f ‘I will only be here for a few years’, the community 
spirit was lost and this made things harder for the long-time tenant...The new tenants 
didn’t interact with the old tenants and there was a loss, around the time of the drugs 
and all the problems that brings. The community just went down in itself and nobody 
was looking out for each other and I think when we lost those tenants we lost the heart 
and soul o f O ’Devaney Gardens really because it has not recovered since and it has 
been very difficult to live and rear a family here” (1-07).

Years o f  decline

O ’Devaney Gardens in the 1980s experienced large-scale unemployment, as was the case with 

many inner-city communities, as economic restructuring and the movement o f employment, 

industry and residents to the periphery resulted in an economic collapse o f inner-city areas with 

blue-collar employment (see MacLaran, 1993). The instability on the estate resulting from 

continuous change in its population was increased as a result o f unemployment, reductions in 

incomes and growth of poverty. Simultaneously, local-authority support in the form of 

management and maintenance declined:

“The complex went downhill in regards to the upkeep and maintenance o f the estate.
This and a weakening of local community structures meant that communal space 
became ripe for anti-social behaviour, leading on to early-school leavers and a 
significant drug problem” (1-07).

One o f the most striking features of the O’Devaney Gardens complex has been the large population 

o f young children who live on the estate. A Survey o f  Local Residents undertaken in 2001 (based on 

92 per cent of households living in the flats complex at the time) revealed that approximately 55 

per cent of the total population of 835 was under the age of 18 years. Moreover, the population 

under the age o f seven years amounted to 240 or 28.7 per cent. The comparative figures for the 

DCC area o f population under 18 years and seven years were 19.6% and 7.8% respectively in the 

2002 Census. Thus a key concern for the residents of the estate has been the need to develop play 

facilities and childcare services. The survey also revealed that lone-parent households accounted 

for just over 50 per cent o f households surveyed. Perceptions about living on the estate were 

generally low, with the 2001 survey showing that 60 per cent o f tenants wished to transfer from the 

estate, while 40 per cent of residents had lived in the estate for fewer than eight years. The poor 

social and community infrastructure coupled with a more deep-seated neglect o f the estate, was 

reflected in the loneliness and isolation felt by many recently-arrived residents, lone parents in 

particular. This characteristic, coupled with the large number o f children on the estate, led to a call 

for substantial childcare provision, recreational facilities, after-school programmes and 

programmes for adult education and training in the Five-Year Development Plan fo r  O ’Devaney 

Gardens, 2002-2007 (Rourke, 2001).
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Community Activism

Unlike in the case o f Fatima Mansions and St. Michael’s Estate, community activism on the 

O ’Devaney Gardens’ Estate was markedly absent during the 1990s. The 2001 survey o f local 

residents revealed that fewer than 10 per cent of tenants were involved in local, community, youth 

or voluntary group activities and that a general lack o f awareness o f the existence of such 

community groups was evident. Over three quarters (76 per cent) o f tenants said that community 

spirit was either poor or non-existent, thus confirming that a general feeling o f isolation, 

demoralisation and disempowerment pervaded throughout the estate.

However, the O’Devaney Garden’s Community Development Forum was formed between late 

1997 and early 1998. The Forum, an inter-agency partnership, comprised representatives from 

tenants groups, community organisations (Women’s Group), the estate projects, youth groups 

(Stoneybatter Youth Service, Phoenix Youth Service), the local Community Development Project 

(An Siol^^), the Department o f Education, the Department o f Health (Northern Area Health Board), 

the Dublin Inner City Partnership, the Gardai, the on-site estate manager and officials from DCC 

whose aim was to “build a strong, vibrant and united community with an improved quality o f life in 

which the residents o f O ’Devaney Gardens take pride and hope in their environment” {Mission 

Statement, O ’Devaney Garden’s Community Development Forum, 2004),

Key tasks undertaken by the Forum in its formative years included lobbying for a multi-purpose 

community resource centre, conducting a survey o f needs of the O ’Devaney Gardens’ community 

and, having established the needs, devising a community-based development plan for the future. In 

relation to the latter task, eight priority-areas were targeted under the Five-Year Development Plan 

fo r  O ’Devaney Gardens, including;

■ Employment, training and enterprise
■ Education
■ Family support and childcare services
■ Drugs, crime and anti-social behaviour
■ Facilities and services for young people
■ Senior citizens
■ Housing and environmental issues
■ Community development, community services and community information

An Si'ol Community Development Project operates under the remit of the Community Development 
Programme. An Si'ol Community Development Project operates within the north-west inner city and has 
developed two main strategic aims including: to act as a catalyst for and support the work of local residents 
in identifying and responding to issues of concern, and; to facilitate, with residents, the delivery of local 
services that enhance and make a material difference to the quality of their lives. In relation to O’Devaney 
Gardens, the role of An Siol is “to resource and support the work of local residents through the regeneration 
process and through the broader economic and social development of O’ Devaney”. The work of An Siol 
locally, includes the operation of homework clubs, afterschools and tuition programmes, arts and crafts 
classes for senior citizens and training classes for tenant representatives.
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The formation o f the Forum was significant in co-ordinating community activities and supports. It 

facilitated the initiation o f an after-school’s programme and youth service^^ on the estate. The 

Forum also employed a full-time development worker with a remit to increase community 

participation of local people in various development initiatives in O ’Devaney Gardens (including 

education and employment programmes, computer training and personal development courses, the 

Digital Communities Project, a ‘young mothers’ initiative, the community youth-centre proposal 

and the tenant representative structure - the Blocks’ Committees). However, many of the 

recommendations o f the development plan remained in print form only as the community struggled 

to secure adequate resources, support and funding. Moreover, where funding had been secured for 

the proposed youth facility, other plans for the estate prevented the implementation o f that specific 

recommendation (see Table 10.1).

Table 10.1 Remit of the O’Devaney Gardens Community Development Forum

1. To develop and build on existing skills, strengths and expertise o f the Forum
2. To keep the community informed of all stages of the development o f O’Devaney and 

encourage local participation at all levels
3. To increase resident participation in the Forum
4. To establish the Community Forum as a legal entity
5. To ensure the delivery o f a multi-purpose Community Youth Centre for the residents of

O’Devaney Gardens.
6. To put the mechanisms in place to ensure the effective and sustainable management o f the 

Community Youth Centre
7. To oversee the implementation and monitoring of the community’s five year development plan
8. To employ a development worker to support the work of the Forum

Source: Rourke, S. (2001) A Five-Year Development Plan fo r  O ’Devaney Gardens, 2002-2007, ODG 
Community Development Forum.

In 2001, an important layer of community infrastructure was added to O ’Devaney Gardens. A 

development worker from the local community-development project (CDP) for the wider Manor 

Street/Stoneybatter area of the north-west inner city, together with a local resident initiated the 

establishment of a tenants’ representative group, the Blocks’ Committee.

“In 2002, there were a lot of problems on the estate with regards to robbed cars and 
vandalism and kids hanging around the flats drinking and all the anti-social behaviour 
that goes with that. The development worker from An Siol tried to get a group 
together to try to do something on the estate. They sent out leaflets around the estate 
and they got together and formed what is now the Block Committee. There were 25 
people involved at the beginning. The idea was to have 2 from each block, one to 
shadow the other” (1-21).

The Stoneybatter Youth Service began to use the O ’Devaney Gardens Development Centre for its 
activities, an activity co-ordinated by the O ’Devaney Gardens CDF.
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Regeneration revealed

In 2002, the Blocks’ Committee, concerned about rising levels of anti-social behaviour, joined with 

the O ’Devaney Gardens’ Forum in lobbying for the development o f a youth facility in the central 

green-area o f the estate. The same year, funding amounting to IR£1.25M (€1.59M) had been 

secured from the Young People’s Facilities and Services Fund (YPFSF). While the Forum engaged 

an architect to work on the design o f the building and sought to progress the project as 

expeditiously as possible, DCC officials advised that the community consider accepting a ‘semi

permanent’ building for its purposes until there was more certainty about the future of the site. The 

construction o f the youth facility was subject to further unexplained delays. Then, when DCC 

architects appeared on the estate in early 2003, community and tenant representatives, curious to 

ascertain information regarding the progress on the facility approached the architects. One tenant 

described the encounter:

“They hadn’t a clue what we were talking about. They said they were here to survey 
the site and started talking about redevelopment plans for the estate” (1-07).

This was the first indication to tenants that plans for the significant reshaping o f the estate were in 

the pipeline. Shortly after this revelation, the O ’Devaney Gardens Community Development Forum 

and Blocks’ Committee were invited to hear the presentations o f a private architect and, later, an 

American property development company {Corcoran and Jennings) both outlining proposals for 

the physical redevelopment o f the estate with the latter proposing to design the development, 

arrange the finance and construct and manage the complex. Also in early 2003, DCC undertook a 

‘Planning for Real’ exercise with the residents of O’Devaney Gardens in the local community 

office. This simulation exercise invited residents to list the needs of the estate and to apply design 

and financial solutions to these needs using a broad outline physical plan for the estate, i.e. pinning 

various functions to a plan o f the 5 hectare site.

During this time, community and tenants’ representatives were involved in two processes. They 

were still working towards the development o f the youth facility, while simultaneously attending 

meetings which suggested that the whole estate might be redeveloped at some undetermined point 

in the future. One community worker illustrates the effort, confusion and pressure that surrounded 

these processes;

“We were looking for the community centre but this was going on with developers 
and DCC in the background with the residents at the same time. We had two things 
going on at once. We were trying to get the youth facility. We were involved in 
negotiations around the site. We couldn’t pin the site down that we had identified for 
the community centre -  that took work, months of work...There was no exact plan for 
O ’Devaney Gardens as yet, and they [DCC] didn’t know where everything fitted in 
and where the community centre would be instead of planning future developments 
around the centre as we told them” (1-07).
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Then, in February 2004, Dublin City Council initiated a “public-consultation process” with the 

residents of O ’Devaney Gardens and surrounding residential locales. This involved an ‘Open Day’ 

facilitated by DCC where questions were raised mainly on physical aspects o f the design, as well as 

allocation policies o f the proposed outline regeneration plan. The regeneration plan for the 

proposed “Phoenix Village” depicted the development o f three neighbourhoods designed around a 

central square on the O ’Devaney Gardens site of 5 hectares (12.2 acres) in addition to 1.6 hectares 

(4 acres) of the adjacent St. Bricin’s Hospital site.

A newssheet accompanied the Open Day containing an outline o f the proposed plan for the estate 

together with a copy o f a proposed Community Charter. The new development was to consist of 

“social and affordable housing”, incorporating a range o f designs including “duplex housing, 

apartments and a senior-citizens’ block” . A Community Charter was also to be drawn up “to meet 

the needs o f the community in the new development”. The plan also proposed the development of 

substantial community and recreational facilities. Importantly, the Charter stated that the provision 

of community facilities was to be “achieved by Dublin City Council and the Residents through 

means of a public-private partnership”. The inclusion of ‘the residents’ in this paragraph was 

unusual considering the failure of the structures of the ‘public-consultation process’ to allow any 

meaningful input from residents into the plan itself Until this time, consultation had consisted of 

information-giving and an Open Day displaying the proposed plan. However, the newsletter 

informed the community that a multi-agency Regeneration Committee had been formed and 

highlighted the importance o f the role of the Blocks’ Committee in this structure (DCC Newssheet, 

2004).

By this stage, some tenants who had attended the meetings organised by Tenants’ First, a city-wide 

organisation o f local-authority tenants established in November 2003, and who had become aware 

of the PPP redevelopment processes underway in both Fatima Mansions and St. Michael’s Estate, 

became concerned at the way in which the PPP-led model was being prepared for the 

redevelopment o f O ’Devaney Gardens. Until then, very little consultation with the local 

community had taken place. Nonetheless, on the 4*'’ May 2004, DCC released a Request for 

Qualifications (RFQ) inviting proposals from developers for the redevelopment o f the O ’Devaney 

Gardens’ site.

In adopting a PPP-led model for the redevelopment o f social-housing estates, a number of

differentiated but overlapping processes were initiated. While on the one hand, new institutional

structures involving representatives from public, private and community sectors were established

for the requirements o f participation and consultation, the legal frameworks o f planning and

tendering had also to be undertaken to orchestrate the PPP-contractual arrangements reached

between the local authority and the private developer. This section thus offers an account of the
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particular planning m echanisms and powers and participatory structures that were implemented in 

the regeneration project o f  O ’Devaney Gardens. This is important in order to understand some o f  

the complexity o f  the regeneration process with which people had to engage and the pace at which 

these processes moved. This is especially true in a context where a very focused, long-term vision 

o f  the future o f the estate was being pursued by powerful actors and where the land within a 

formerly devalued and neglected urban space had suddenly become a highly valued and sought- 

after commodity. It also offers some insight into important detail regarding the main documents 

and stages involved in the (initial) proposed timeline for the regeneration project, as well as the 

com m unity’s efforts to get organised, arm itself with information and support and attempt to have a 

real influence on the future o f  its locality, most critically in the shaping o f  the “Community 

Charter” .

M ore specifically, this section explores the complexity o f three sim ultaneous and interlinked 

processes at work. The first o f  these is the planning and tendering process. The tendering process is 

the means by which the engagement between state and private capital begins and in terms o f 

planning, it is important to note that special planning mechanisms were deployed in the context o f  

the PPP regeneration approach. Secondly, it analyses the consultation process, the actual 

experiences and practices employed to facilitate and develop the role o f the community in the 

regeneration o f their locality. Thirdly, it outlines the capacity-building process, the crucial and 

ongoing challenge o f  community empowerment, a pre-requisite for meaningful bottom-up 

engagement.

Governing Regeneration

As discussed in Chapter 3, Sherry Arnstein (1969:216) argued that in order for citizen participation 

to be meaningful, there had to be a redistribution o f  power and where that did not take place, 

participation would be “an empty and frustrating process for the powerless” where those 

commanding power can claim that all parties had a voice and were heard but can make it possible 

for only some o f  those parties to benefit. In empirically evaluating the effectiveness o f citizen 

participation, consideration must be given to the overall context or overarching framework within 

which mechanisms for participation are located. Such contexts are important in delimiting the 

agenda o f  participation and in determ ining the scope o f decision-m aking power. In the case o f the 

participatory structures adopted in O ’Devaney Gardens, the key contextual framework was the 

requirement that redevelopm ent take place through a public-private partnership. Importantly, this 

set in motion key actions in the planning and tendering system that set the context for the 

consultation process that subsequently evolved. It should be noted here that the pursuit o f PPPs in 

the planning and tendering system involves a myriad o f  legal procedures and constraints, thus 

allowing for very little citizen participation or redistribution o f  power. Herein, contractual
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negotiations take place between the public landowner (and its associated legal counsel) and the 

interested private-sector developer.

Figure 10.2 sketches the key stages of social-housing PPPs in the planning and tendering process. 

The eventual PPP contract will involve the transfer of the site to the private developer in return for 

a certain number o f social and affordable housing units, community facilities and open space to be 

provided in the eventual plan at no immediate monetary cost to the local authority. Having 

provided these obligatory elements, the developer can then include profit-generating elements 

mainly in the form o f apartments for sale.

Figure 10.2 PPPs in Housing: Planning and Tendering

Preliminary planning
In developing proposals for infrastructural projects, considerable communication takes place 
between the Department o f the Environment, Heritage and Local Government (DoEHLG) and the 
relevant local authority. Proposals to redevelop a local-authority housing estate would require that 
the DoEHLG establish a Technical Project Team (TPT) for this particular project. TPTs may 
consist of DoE personnel from Finance, Planning, Quantity Surveying and Architecture and the 
DoE will provide DCC with PPP procurement guidelines, including economic and other concerns. 
Similarly, the local authority (DCC) is required to establish a Project Team for major development 
projects which usually comprises planners, architects, quantity surveyors, engineers, managers and 
possibly some personnel from the development department and housing department.

Both the DoEHLG and DCC invest considerable resources in the planning process (stages 1-8) and, 
at each stage, the Project Team from DCC and the Technical Project Team interact at various 
levels. There is a plethora o f guidelines and procedures laid out by the DoEHLG that must be 
followed by the local-authority’s Project Team (e.g. a feasibility study o f the proposed project over 
a certain length o f time). Moreover, the DoEHLG must endorse each stage o f the project in the 
planning process in order for the project to progress. In terms o f the PPP-proposed project for 
O’Devaney Gardens, it is likely that the DoEHLG and DCC were engaged in preliminary planning 
procedures for a period o f about two years culminating in the initiation o f the tendering process 
with the release o f the Request for Qualifications (RFQ).

Request for Qualifications (RFQ)
The local authority advertises the proposed development opportunity. For a fee, interested 
developers apply for the RFQ. The RFQ tendering document outlines the broad proposed 
development and invites expressions o f interest and submissions o f professional details relating to 
the criteria for qualification (including details on annual financial turnover).

Shortlist of Qualifying Developers
A short list o f interested developers (five in the case of O ’Devaney Gardens) is drawn up based on 
various criteria. One of the main qualifying criteria used in recent PPPs was that the developer had 
to show an average annual construction turnover of at least €75M over the previous three years, 
indicating a preference for relatively large developers.

Request for Proposals (RFP)
This highly-detailed document is the legal tendering document between the local authority and the 
short-listed developers. It is a very detailed and complex legal and development document and sets 
out in much more detail than the RFQ the features that must be provided by the private partner. 
These features are the legal burdens which the developer must provide. For example, a legal 
burden might include a specified number of social-housing units to be returned to the state.
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community facilities, or the provision o f  a defined percentage o f open space. In the developer’s 
proposals, having provided the legal burdens, it is up to the developer to add non-specified features 
to the plan, most importantly the commercial, profit-making elements (e.g. private housing units, 
commercial facilities, underground car parking, etc.). The RFP will also include development 
insurances (e.g. Em ployer's Liability, Public Liability, Contractors’ All Risk, Bonding, etc.) and 
some indications as to the proposed role o f  the local authority (in particular, whether the 
speculative entrant to the deal is to bear all the costs or whether there will be some public 
investment).

Select Preferred Bidder
After a set deadline, the local authority examines the submitted outline plans for the shortlisted 
developers, and an expert panel selects a “winning” bid according to defined criteria.

PPP legal agreement signed
The PPP is the contract between the local authority and the private developer and is largely based 
on the details contained in the RFP. This is a legally-binding contract which sets out the legal, 
financial and planning considerations that must be adhered to each o f the two parties.

Local authority applies directly to An Bord Pleanala for planning permission
An important feature o f  this approach is that it bypasses standard local planning processes. Because 
the site is larger than two hectares, the application must go through a routing known as Section 8 
M odified and requires the preparation o f  an Environmental Impact Statement (EIS) (an EU 
requirement on certain projects “ likely to have significant effects” on the environment). Under 
Section 8 Modified, the whole application is lodged directly with An Bord Pleanala, thus bypassing 
the usual route for seeking planning permission - from the local authority. One m ajor outcome of 
the special planning procedures is to speed-up the planning application process. Crucially, the RFP 
will determine the grounds for planning objections.

The effect o f  this process is the formation o f a “partnership” development project on land that was 
heretofore entirely publicly owned, within which the developer will provide an agreed number o f 
public facilities (housing, community amenities) and a proportion o f  open or am enity space, while 
the rest o f the site will be developed commercially for sale on the market. In effect, the cost to the 
developer o f  providing the public facilities and open space is offset by the “gift” o f  the rest o f  the 
site for commercial exploitation.

The key docum ents in the process include the Request for Proposals (RFP) and the final PPP 

contract. The local authority must set out its requirements in the tender b rief (RFP) and once the 

RFP is released, it is up to the developer to shape the final plan. Importantly, because special 

planning procedures apply to the O ’Devaney Gardens PPP (and any site in an urban area greater 

than 2 ha), third-party objections only apply where the objections are based on the broad planning 

criteria outlined in the RFP. The two parties necessarily involved in the contractual negotiations are 

the public sector (in this case, DCC) and the private-sector developer, with little opportunity for 

citizen involvement or a redistribution o f  power.

Structures for participation in the case o f  O ’Devaney Gardens had until February 2004, consisted 

o f  information-giving and some low-level consultation in the form o f a ‘planning for real’ exercise 

(see discussion below). However, while structures for participation were slow to take form, the 

proposed PPP redevelopm ent was taking form at a rapid and structured pace in the planning and
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tendering process. Table 10.2 represents the envisaged timeline for the PPP process in O’Devaney 

Gardens that was included in the RFQ document, released in May 2004.

Table 10.2 Timeline of O’Devaney Gardens’ PPP in the Tendering Process

Stage Latest Date Stage in Planning Process

1. May 4* 2004 Request For Qualifications (RFQ) released

• 6 weeks 3 days

2. June 18*2004 RFQ submittal deadline

• 4 weeks

3. July 16“’ 2004 Complete shortlist of qualifying developers

• 6 weeks

4. August 27“’ 2004 Release Request For Proposals (RFP) to shortlist

• 10 weeks

5. "November 5* 2004 RFP submittal deadline

• 4 weeks

6. December 3"̂  ̂2004 Select preferred bidder 

• 16 weeks

7. March 25*'’ 2005 Sign Public-Private Partnership Agreement 

• Time unknown

8. Date Unknown Local authority applies directly to An Bord Pleanala for 
planning permission

Source: Request fo r Qualifications, DCC, 2004

As Table 10.2 shows, DCC envisaged releasing the detailed tender brief to five short-listed 

developers by the end of the summer. On the basis of this timeline for the tendering process, it is 

difficult to see how and when any meaningful participation o f local residents in the redevelopment 

process could have taken place.

It should be noted here that much of the community engagement involved attempting to slow this 

timeline in the first instance and then trying to have an influence over some of the key stages. 

Notably, this included an effort to create a strong Regeneration Board structure (modelled on 

Fatima Mansions) and negotiations over what became known as the “Community Charter”. This 

consultation process is set out next.

Participatory Structures

Having sketched the path o f the PPP in the planning and tendering processes, the structures for 

engagement between local tenants and community representatives and DCC are now examined. 

Importantly, the structures for engagement did not encompass direct negotiation with private 

developers, the would-be partners in the eventual PPP legal agreement.
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The Regeneration Committee

In February 2004, a Regeneration Committee was formed comprising;

■ DCC Regional M anager for the area (and Chair o f  meetings)

■ Officials from DCC (Estate Manager, Housing Department)

■ Urban Capital (D C C ’s private-sector consultants for the project)

■ Six tenants o f O ’Devaney Gardens

■ An Garda Siochana representative

■ Vocational and Educational Committee representative

■ Health Board representative

■ Youth Group representative

■ Residents’ Association o f  surrounding area representative

■ An Siol Community Development Project

The Regeneration Com m ittee was a rather informal mechanism for community participation and

lacked a defined role in the regeneration process. In this respect, it was completely unlike the

structure that existed in the Fatima M ansions’ case. DCC decided on the composition o f  this

committee and stipulated that the six residents incorporate two representatives from the Blocks’ 

Committee, two from the local Community Development Forum (providing they had addresses in 

O ’Devaney Gardens) and two additional residents.

By the time the final Regeneration Committee meeting was convened on 26**’ May 2004, the 

researcher was involved as an observer in the process and was in a position to attend. At this 

particular meeting, the agenda included a discussion of, amongst other issues, the advertisement 

seeking ‘expressions o f  interest’ from developers and the timescale for the project as outlined in the 

RFQ which had been released a few weeks previously. There were no planners present from DCC 

(or any other organisations) at this meeting and no attempt was made to explain the role o f 

planning docum ents or the different stages involved in the planning process. The m eeting’s

discussion consisted o f  a narrative o f the proposed timeline for the project with the Chair

expressing D CC’s intention o f  taking the project “out to market in September” [2004]. At the end 

o f  this meeting, it was decided that no more Regeneration Committee meetings would be held until 

after the first proposals had been submitted to DCC by developers following the submittal deadline 

o f  18”’ o f  June (Table 10.2). The Chair then explained that more consultation would follow and 

suggested that the com m ittee might break into smaller workshops in future meetings.

Representatives from the residents’ association from the wider local area and An Si'oI were added in the 
second meeting of the Regeneration Committee.
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However, as a result of repeated calls from community and tenants’ representatives for an 

Independent Chair to be appointed to the Regeneration Committee (as was the case with the 

Regeneration Board in Fatima Mansions) and after questions were raised at an Area Committee 

meeting by local elected councillors about the limited level of consultation that had taken place 

with the local community, the Regeneration Committee and its meetings were suspended. The 

tendering process stalled at Stage 3, where the shortlist of developers had been finalised but no date 

was fixed for the release of the RFP. The consultation process took a new turn with focus switching 

over the summer months of 2004 to the negotiation of a Community Charter.

Shortfalls o f the Reseneration Committee

From the outset, the discussions of the Regeneration Committee seemed to be distanced 

considerably from the broader and more meaningful regeneration process. Meetings were convened 

irregularly and the agendas appeared to have been drawn up by DCC officials in an ad hoc, 

unstructured manner. Tenants’ and other community representatives pointed out that there was a 

lack of clarity surrounding the role of individuals on the committee and questions were raised as to 

the rationale behind the composition of the committee itself. Other criticisms of the structure and 

operation of the Regeneration Committee included:

• There were no terms of reference to detail the role of the Committee in the regeneration 

project or its aims and objectives

• There existed no statement of the role of the members of the Committee

• Meetings were conducted irregularly and on an ad hoc basis

• Meetings were chaired by a senior DCC official

• Committee composition had been decided by DCC

• Minutes of meetings were recorded by DCC

• The agenda was determined and announced by a senior DCC official

• Agendas were often unclear and not adhered to

Two tenant representatives described being involvement at the committee meetings:

“So they were the representation that DCC wanted on the Regeneration Board. The 
reps were chosen by the Forum and Blocks committee. It was very ad hoc. It was 
about people coming together, we didn’t realise that it was going to become a 
Regeneration Board. We were asked to look at a Regeneration Board. What happened 
was City Council setting up their own structures really. We only had about four 
meetings” (1-07).

“We used to just go to the meetings and it was mostly about listening to DCC because 
they were top heavy on the meetings. We felt it wasn’t fair. We would come out of a 
meeting and would be like, “what happened at that meeting”. It was like they had all
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the decisions made before we went in and it was only like he was just running it by us 
to say that he did run it by the Regen. It was more Corpo than tenants. There were 
people from the Health Board -  high up in the Health Board that we never even heard 
of and then they didn’t turn up at meetings. It didn’t work out very well in many ways.
And there was no independent chair so we had [a senior DCC official] all the time as 
chair”.(I-31).

A community development worker described some of the difficulties for residents at these 

meetings:

“I felt the meetings were totally DCC led and the residents were definitely not equal 
partners and didn’t have enough input into the agenda. There were no terms of 
reference for the group which made it hard for the residents to challenge how it 
operated” (1-35).

“I’m not sure exactly how many meetings I attended but I think it was about three. 
Sometimes meetings were called and people were notified at the last minute and 
sometimes they were cancelled at the last minute. I know I turned up for a meeting in 
Cabra on one occasion and it had been cancelled at the last minute but nobody had 
informed me” (1-35).

From this point onwards, the focus of consultation changed. The Regeneration Committee was 

abandoned after the meeting o f May 26"’ 2004 and, by the end of August, a new approach had been 

proposed. This would involve the negotiation o f a Community Charter (see below) for O’Devaney 

Gardens with negotiations taking place between the Blocks’ Committee and DCC, with the 

Community Development Forum no longer having a direct role in the consultation process.

The pace o f  the PPP

The timeline for Regeneration Committee meetings was running at a much slower pace compared 

to the timeline for redevelopment in the tendering process (Table 10.2). This mismatch in 

scheduling had considerable implications for the community in attempting to influence the design 

and composition of developers’ proposals. The main structure for tenant participation, the 

Regeneration Board, had yet to be established and this became the sole structure with which the 

community could engage in the regeneration of the estate. This had not yet been established 

formally, as only the Committee was established by the 18"̂  June. The shortlist o f developers was 

due to be determined by the 16*'’ July and the tender document or RFP was due to be released by 

the 27*'’ August. Stage 4 was a crucial stage for the project in the tendering and regeneration 

process and for the community because it marked the deadline for input from the community into 

the fundamental aspects o f the PPP plan. Even as late as June and July, community and tenants 

representatives were unaware o f the meaning o f different stages o f the tendering and planning 

processes, thus precluding meaningful participation from taking place. It should be noted here that 

there were over 260 households resident on the estate at this time, yet awareness o f the proposed 

regeneration plan was very low.
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The public consultation process undertaken by DCC up to this stage had been very limited and 

verged on tokenism (see analysis below). By May 2004, there was no stated formal mechanism in 

place to engage meaningfully with the community in the process. Neither had there been any 

facility for the formal representation of tenants' views via local Councillors as they had no direct 

role in the process. This is rather surprising given the scale o f the project, the number o f residents 

involved, and the proposal to privatise a large piece of public land, pointing to the further 

marginalisation o f the role o f local elected representatives discussed in Chapters 3 and 6.

Community reaction

The speed at which the redevelopment project was to proceed in the planning process alarmed local 

community representatives as they feared that they were in a weak position to influence the plan 

and that the local authority was not seriously seeking their participation in the process. Even before 

the Request for Qualifications (RFQ) had been released, some local tenants linked up with other 

inner-city estates to source information on PPPs, the PPP process and the effects o f the proposed 

redevelopments on tenants and the community.

“We hadn’t a clue what a PPP was, so then we went out and sourced the information 
ourselves. There was stuff going on in St. Michael’s Estate. Dexter Whitfield gave a 
seminar on PPPs and where it was at in England, what had happened and the pros and 
cons o f it. It was a very interesting conference. That’s when we discovered what all 
this PPP business meant. Fatima and St. Michaels were there and O’Devaney Gardens 
linked up with them” (1-21).

At this time, some of the community representatives were acutely aware o f the situation in St. 

Michael’s Estate. A general fear was creeping into O ’Devaney Gardens that it, through de- 

tenanting, would be left in the same situation as St. Michael’s -  reduced from over 360 households 

to a mere 40 households. There was a fear that the estate would be slowly de-tenanted and left to 

fall into further disrepair and that the community infrastructure that had been carefully built up 

would be destroyed. It was evident at that time that tenants were uncertain about their future and 

that o f the estate.

The Capacity-Building Process

At this point, it is important to turn to the capacity-building process. This is a critical concern given 

the complexity of the planning, tendering and consultation processes as set out above, as well as the 

evident problems and conflicts that had emerged.

Engaging in the process

In June 2004, local residents, members of the Community Development Forum, planners, 

academics and the researcher arranged a meeting to discuss the timeline in the RFQ for the 

development. A resident and a community worker involved in the Regeneration Board at Fatima
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M ansions were also invited to the meeting where they described their experiences o f the 

regeneration process and the formal structures established on their estate to date.

As a reaction to the feeling o f  being removed from the regeneration process and to the pace o f  the 

proposals in the tendering process, the community representatives established an independent 

Technical Advisory Group in mid-June 2004. This was an attem pt to get advice and more 

information on the redevelopment process in order to have a more effective influence. This group 

comprised representatives from the local Community Development Project (An Siol), local 

community developm ent workers and residents, a representative from Dublin Inner City 

Partnership, the researcher and two academic advisers (Trinity College Dublin, University College 

Dublin). Formed on a voluntary basis, the Technical Advisory Group (TAG), aimed to provide 

analysis and advice on the redevelopm ent process, planning issues, participatory structures, and 

community structures and supports. Quite suddenly, the O ’Devaney G ardens’ community was 

faced with the prospect o f  having rapidly to comprehend a plethora o f com plex planning and 

tendering procedures replete with technical and legal language. One aim o f  the TAG was to provide 

some assistance in explaining the role o f the RFQ document and the implications o f  the proposed 

timeline for development. It should be noted here that there were no structures or resources in place 

in the participatory process to enable substantial independent technical support to be given to the 

community.

Pro-active involvement

From early June 2004 onwards, the community attempted through various means to become much 

more pro-active in the process. Key strategies and outcomes included the following:

■ As a first strategy, the community sought to “slow the process” ( i.e. to resist the timeline as 

envisaged in the initial RFQ) in order to engage in essential capacity-building programmes for 

tenant and com m unity representatives and to attempt to influence the proposals for 

regeneration. It also aired dem ands for an independent Chair to be appointed and terms o f 

reference established for the Regeneration Committee

■ At one o f  the initial TAG meetings, a planner explained the importance o f  certain documents 

and the implications o f  the deadlines proposed in the timeline o f  the project.

■ A deepening awareness o f  the regeneration process among City Councillors, together with 

demands from the local community, resulted in a slowing down o f  the regeneration process.

■ The process was then stalled at the ‘shortlist o f  qualifying developers’ stage (see Figure 10.2).

■ A motion was presented in City Council Chambers in August 2004 requesting that the 

Community Charter be agreed between DCC and O ’Devaney residents before continuing with 

the regeneration process.
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While it was hoped that the stalling o f the PPP in the tendering and planning processes would 

provide tenants’ and com m unity representatives time to engage in capacity-building measures and 

in generating greater aw areness about the proposed regeneration process with the general 

population o f  O ’Devaney Gardens, these intentions were not realised as another set o f  institutional 

structures were established in September 2004 to facilitate the negotiation o f  a Community Charter 

involving the local authority, tenants and other parties (see discussion below).

Early efforts at capacity buildins

Early in 2004, an urgent need for capacity-building with the Blocks’ Committee had been 

identified by An Siol and the O ’Devaney Gardens Community Development Forum. Several 

difficulties had em erged with the representative structure o f  the Blocks Committee. Having initially 

comprised 25 residents, with at least one tenant from each o f  the thirteen blocks, by 2004, the 

number o f representatives had decreased to eight: “some left the estate. Some got burnt out in 

trying to address some o f  the problems. They hadn’t the proper resources here to do it” (1-21). The 

Blocks’ Committee had no official protocol, no Chair, no minute-taking at meetings and little in the 

way o f  resources. An Siol, through its community development worker, was involved in supporting 

the work o f  the B locks’ Com mittee and initiated capacity-building exercises in the summer o f 

2004, involving work on clarifying the role o f the Blocks Committee, group dynamics and 

procedural m eetings’ and com m ittee skills. The community development worker from An Siol had 

also been involved in Regeneration Committee meetings with the aim o f  providing additional 

support to the residents o f  O ’Devaney Gardens. While a more targeted capacity-building 

programme and awareness campaign had been proposed for the Autumn o f  2004, this much needed 

groundwork was halted as a result o f the commencement o f Community Charter negotiations on 

the 7̂ '’ September. Two B locks’ Committee representatives described the difficulties:

“We started training with [An Siol community development worker] but we only did a 
vision o f what w e’d like to see in O ’Devaney Gardens and things like that. Then the 
regeneration happened so quick that we didn’t have a chance to do training. But we 
are hoping to get training, that’s what we were discussing the other day. W e’d like 
personal developm ent so we can speak up for ourselves at the m eeting instead o f 
getting other people to speak up for us” (1-31).

“We started training but we haven’t had any since. The meetings started getting on top 
o f  us and we didn’t actually have the tim e... At the start w e’d learn about how to get 
confidence in yourself so you could speak up when you would be asked a question and 
just listening and not jum ping in” (1-32).
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A New Consultation Process: the Community Charter

The O’Devaney Gardens’ Community Charter had originally appeared at an ‘Open Day’ held by 

DCC and a subsequent Regeneration Committee meeting in February 2004, with DCC proposing 

that the document would come to represent a ‘form of contract’ between DCC and the community 

in relation to both parties’ needs, responsibilities and roles in the regeneration process {DCC 

Newssheet, February 2004). With the subsequent suspension o f the Regeneration Committee in 

May 2004 and with the wish expressed by City Councillors that a Community Charter be agreed 

with residents before the PPP process proceed to the next stage, new structures for negotiation were 

established with extraordinary speed. What had been a seemingly insignificant document had 

suddenly become the focus of attention and the sole template for community participation. DCC 

proposed that Community Technical Aid (CTA), an independent community development 

organisation, facilitate the process.

Community representatives were relieved that the release of the RFP had been postponed and that 

the Regeneration Committee had been suspended until an Independent Chair be established and 

‘terms of reference’ agreed. However, they remained uncertain as to the intended role o f the 

Charter document and the proposed process of negotiation. In relation to the involvement o f CTA 

in facilitating Charter negotiations, the O’Devaney Gardens Community Development Forum had 

sought technical assistance from CTA earlier in the year (March 2004) with a view to achieving the 

formal constitution of a Regeneration Board with an Independent Chair. Although, an entirely 

different process was proposed by DCC, community and tenant representatives nevertheless 

welcomed the involvement o f CTA to facilitate the negotiation process.

Structures fo r  negotiations

The participants o f the Community Charter negotiations included: the Blocks’ Committee, two 

representatives o f An Siol Community Development Project, a representative o f Urban Capital, 

DCC officials (including the Area Manager, officials from the housing department and the estate 

manager), the researcher (in a participant observer capacity) and two facilitators from CTA. 

Importantly, the longest-standing community development organisation, the Community 

Development Forum, was not invited to participate, thus excluding a significant base of local 

expertise. While the first meeting was convened on September 7"̂  2004, this was mainly an 

introductory ‘brainstorming’ session and it was not until the second meeting that the proposed 

Charter was discussed.

The original draft o f the Charter was a short six-page document containing short paragraphs under

the headings of: Public Private Partnership, New Housing, Community Facilities for O’Devaney

Gardens, Waste, Urban Design Principles, Third-Party Management and Partnership. The Charter

also outlined the main physical elements to be included in the plan: 276 social housing units, a
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1,400 sq m community facility and other recreational facilities and design principles to be 

employed in the project, introducing the three-neighbourhoods idea^'. No details were included on 

the number of private housing units that would be included in the plan, how the plan would be 

implemented, what the role o f the Charter document was in relation to the development agreement 

and how, and to what extent, tenants could influence the initial development proposal. Importantly, 

the original document included a point that gave rise to significant debate in Community Charter 

meetings -  the document hinted that a third party could be employed to manage aspects of the 

estate:

“All options will be considered during the process to ensure the highest possible 
standards o f tenancy, rent, maintenance and management issues.In the meantime, all 
existing services will be maintained at existing standards.Residents may choose to 
remain with tenants of Dublin City Council if they wish”.

The section in the Community Charter document on ‘Partnership’ related to Dublin City Council 

and the private developer, i.e. the partners of the PPP:

In order to fund all of the above, Dublin City Council will enter an agreement with a 
private developer to provide for extensive private development on this site including 
residential housing, retail, commercial and enterprise space. This in many cases will 
be multi-storey development.

Having consulted with the residents of the O’Devaney Gardens community to agree 
the requirements outlined above, the City Council agrees to consult with the residents 
at all stages o f the development going forward.

{Community Charter^ DCC, February 2004)

The first point affirmed that the idea of the PPP as a mechanism for delivery was not available for 

debate. This decision had already been taken and the PPP option was the only option presented in 

the document. The inclusion o f the second point was quite surprising as there had been a very low 

level o f consultation undertaken with the local residents amounting merely to information-giving. 

Residents and community representatives were largely unaware of the Community Charter 

document until it appeared at the Open Day in February and so were not facilitated in agreeing ‘the 

requirements outlined above’. In addition, no resources were provided to enable tenants to 

participate. The implication was that, from the local authority’s perspective, this amounted to a 

meaningful dialogue with the residents and community of O ’Devaney Gardens and that the above 

measures (information giving and an Open Day) constituted an appropriate degree o f consultation.

Outside this structure, the community was working with the Technical Advisory Group (TAG), the 

main focus now turning from the planning and tendering process in general to the Charter 

document. Using input from local residents, Blocks’ Committee representatives and community

The planning scheme for the area envisaged the development of three coherent residential neighbourhoods 
diverging from a central village space comprising commercial and community facilities.
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representatives, and drawing from meetings and community surveys and documents, alterations 

were made to the Community Charter in an initial redrafting of the document. The document (Draft 

2) evolved to a 15-page document and included additional details and recommendations on the 

following topics;

■ Decision-making consultation mechanisms with the direct participation of residents
■ The establishment o f ‘proper procedures’ for the regeneration process.
■ Prioritising and developing the social regeneration o f the estate in accordance with the

recommendations o f the Community’s five-year development plan.
■ Pre-tender agreements, e.g. entering the community- requirements into the tender document 

itself
■ Developing agreed arrangements between DCC, the Developer and the Community for the 

duration o f Development and Construction (e.g. minimise transfers during construction)
■ Establishing a Regeneration Board in accordance with key principles.
■ Providing more detail on the mix and number of housing tenures in the plans
■ Increasing the total size of the community centre from 1400 sq. m. to 2000 sq. m,
■ Stating that the residents would remain tenants of Dublin City Council.

The second draft o f the Community Charter was circulated to participants (but not discussed) at the 

first Charter meeting (7*'’ September). Subsequently, alterations were made by CTA and DCC (with 

their consultants Urban Capital) culminating in the production o f Draft 3 which formed most o f the 

agenda o f the second Community Charter meeting (23*̂ *̂ September).

It should be noted that at this time, the Blocks’ Committee and Community representatives were 

experiencing immense time-pressures because they had numerous meetings and fora  to attend as 

well as having to comprehend complex planning and tendering procedures. There was very limited 

resourcing for this additional and considerable workload, the most positive official support being 

the provision o f a technical analysis of obligatory planning requirements associated with the 

development (see Appendix 6) funded by DCC but provided by a community planner from CTA. 

TAG was also working to full capacity, though there was an obvious limitation in the amount of 

support that could be provided, as members were working in a voluntary capacity in addition to 

their full-time employment.

I I I I , A I .  ̂I

At subsequent Charter meetings (5 October, 19 October, 9 November, 24 November), the 

document was read through and opinions aired or additional detail added verbally to explain points 

in more detail. The major disadvantage to the community was the absence o f independent technical 

support at these meetings and the absence in general of planning and legal advisors to explain in 

detail the implications of the points being discussed. The community lacked the technical 

knowledge to understand many o f the points being made at these meetings and, in some cases when 

the community representatives raised questions relating to technical matters. Urban Capital and 

DCC were unable to provide them with answers. This difficulty arose from the structural nature of
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the PPP procurement process and an example of this unusual situation is provided below, relating 

to the number of units to be built on the site.

Points o f  contention in drafting the Community Charter

Although there were many points of contention in the Charter document, this section examines 

some o f the most important issues raised in the negotiations. The first two points surrounded the 

economic viability of the project. In essence, DCC was asking the Blocks’ Committee 

representatives to agree to the PPP model without providing much information as to the likely scale 

o f the entire development (in particular, details regarding the likely number o f private units that 

would be built and the amount of play space that would remain).

Figure 10.3 Com m unity C harte r (CC): Points of Contention

(1) CC Section 2. Principles o f  Regeneration
It must be remembered that we are dealing with people’s homes and lives here and that the 
regeneration must deliver a high quality environment, housing, services and amenities to 
the existing community. Anything less that this would not be tolerated in an affluent area 
and the existing and future tenants have a right to such regeneration. Maximising the 
economic outcome is not the objective of DCC. However realising the objectives of the 
community charter in an economically viable way is.

(2) CC Section 4. Regeneration Issues - Project Viability
The num ber of private units should be at a level to ensure the viability of the project 
and the quality of the development.
The number o f affordable units (approximately 150) should be sufficient to satisfy the 
requirements under the Affordable Housing Initiative Scheme

(3) CC Section 4. Regeneration Issues - Estate Management
Options for future management of integrated development will be considered. However, 
this must be agreed with residents before a transfer o f management would occur. 
Maintenance may be contracted out to third parties with no extra charge to tenants. It will 
be done in accordance with the current maintenance charter of Dublin City Council.

Source: Community Charter, Draft 5, DCC, October 2004

The community had no expertise in land valuation or financial accounting and could not knowingly 

have agreed to either of points (1) and (2) of Figure 10.3 because neither DCC nor Urban Capital 

were in a position to explain the practicalities or implications o f the points - they would only know 

how many private units would be included once the developers had submitted plans to DCC 

following the release o f the tender brief (the Request for Proposals (RFP)). In seeking to include 

these points in the Community Charter, DCC was asking the community to agree to the developer's 

aims in meeting the profitability criteria o f the project, necessarily implied by the words ‘economic 

viability’. It was clear here that there was a direct conflict between the interests o f the community, 

which wanted the delivery o f an improved quality of housing and living environment and the 

provision of desperately-needed community facilities (which had traditionally been provided
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directly by the state under num erous schemes including the Remedial W orks’ Scheme (RWS), 

Area Renewal Programmes (ARPs) and direct new build), and the interests o f  a developer looking 

to maximise profits from the redevelopment. There was therefore a conflict over the inclusion o f 

this clause (with no alternative offered) as part o f  a Community Charter.

Furthermore, a certain level o f  ambiguity surrounded the issue o f estate management. There were 

two main issues involved here and these included the maintenance o f the estate and the landlord or 

management o f  the estate. Publicly and outside o f the Community Charter negotiations, senior 

officials o f  DCC had stated that DCC wished to explore the possibility o f  transferring its housing 

stock to the voluntary-housing sector. Tenants o f  O ’Devaney Gardens resisted this implication 

fiercely (point (3) o f  Figure 10.3), the main reason being that they feared rent increases. In a survey 

conducted on the estate over the sum m er months o f 2004, 99 per cent o f  residents stated that they 

wanted DCC to remain as their landlord before, during and after the regeneration process. 

Following considerable debate in Community Charter meetings in September, October and 

November, the survey result was written into the Charter document, so as to reduce the possibility 

o f stock transfer to the voluntary sector.

The burden o f meetings

Prolonged debate and discussion surrounding contentious points in the Charter and the failure to 

alter the points sufficiently to make them agreeable had a significant impact on the community 

representatives and on the regeneration process itself. The number o f meetings that were arranged 

and the lack o f  resources provided for community and tenants’ representatives translated into an 

unmanageable burden for those representatives. The absence o f independent technical support at 

meetings meant that technical issues could not be resolved as they were neither understood nor 

answered by those present at the meetings. Blocks’ Committee representatives describe some o f  the 

difficulties faced at Charter meetings:

“Some o f  the technical stuff, I d idn’t understand” . (1-31)

“The babysitting, I have to pay for that all the time. I have [number] kids and the 
babysitter has to be paid. I know DCC did pay us some money but it went for months 
and then they gave it to us. You can’t turn around to an 18-year old and say “ I’ll pay 
you in 3 m onths” (1-31).

“There were a lot o f  meetings. That’s why w e’re after cutting them back. We said 
w e’ll have one meeting a week. One week with DCC and one with the Blocks 
committee. One a week would be alright but anything after that is too m uch,,,w e have 
to get a w eek’s notice now from DCC” (1-31),

“They were bad on letting you know when meetings were on and not enough notice.
And then you get weaker, because you feel then that there’s people who can’t make it 
and you can’t speak for the whole o f  the group” (1-32),
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“They were not held in O’Devaney Gardens which was requested. The Block 
Committee had their own idea of who they seen representing them and some of it was 
totally ignored. The times o f the meetings was in the evening. There was no childcare 
allowance for anyone to participate, single mothers” (1-34).

Table 10.3 illustrates the intensity of the consultation process in which community and tenants’ 

representatives were involved, from September to the beginning o f December 2004.

Table 10.3 Meetings Involved in the Participatory Process, Sept -  Dec 2004

Date Meeting Type
September Charter Meeting
September 20"’ TAG Meeting
September 23*̂ ^ Charter Meeting
September 27'*’ TAG Meeting
October 5*'’ Charter Meeting
October 11 TAG Meeting
October 18‘'’ TAG Meeting
October 19*'’ Charter Meeting
November 1®' TAG Meeting
November 4*'’ TAG Meeting
November 8*'’ TAG Meeting
November 9*'’ Charter Meeting
November 16*'’ DCC, UC and Blocks Committee
November 24*'’ Charter Meeting
December 6*'’ Open Day

In addition to the above meetings, the Blocks Committee and An Siol held meetings, generally 

before Charter meetings, during the months of September, October and November. Tenants’ 

representatives also attended the Community Development Forum meetings which were held once 

every two weeks.

In order to ‘move things along’, DCC’s consultants for the project. Urban Capital, suggested that 

they meet the TAG (19*'’ October) to discuss and explain technical details, outside o f the Charter 

meetings. The plot-ratio limits for the project needed to be agreed, but first needed to be 

understood. The TAG, with the community and tenants representatives, agreed to this meeting and 

a date was arranged. On the day of the meeting, one of the community representatives was 

informed by the estate manager that DCC’s Area Manager had cancelled the meeting. From this 

point onwards (4* November), in Charter meetings on the 9"’ and 24"’ November, the same Area 

Manager on several occasions made specific reference to “dealing with the residents directly” and 

made points during these meetings stating that “he only wanted the residents’ opinion on this”. This 

had the effect of silencing community development workers during the Community Charter 

meetings. It also undermined the role o f the independent facilitators (CTA) in that the agenda of 

meetings was increasingly being set by senior DCC officials who were determining who could 

participate and who could not, whose voice was allowed to be heard and whose was excluded.
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lucidly dem onstrating where power lay in the negotiation process. Importantly, tenants’ 

representatives were denied access to technical support at crucial stages. On a number o f  occasions 

(20"’ October and 24̂ *’ November), the very detailed and technical tendering document (the RFP) 

was discussed without any independent technical support being either present or offered.

Pre-Christmas Negotiations (2004)

Then in mid- November, an unusual event took place marking a crucial moment in the Charter 

negotiations. D C C ’s Assistant City M anager requested a m eeting with the Blocks’ Committee 

representatives and on the 16"’ Novem ber, a meeting between the Assistant City Manager, the Area 

M anager, DCC Officials, Urban Capital and the Blocks’ Com m ittee was held. Crucially, this 

meeting was held outside o f  the structures o f the Community Charter negotiations and in the 

absence o f  the independent facilitators (CTA), the community developm ent workers, and the 

participant observer. In an interview conducted three months after the event, a B locks’ Committee 

representative described the outcome o f  the meeting:

“We w eren’t there for long and he [Assistant City Manager] said that no matter what 
we want, like, he would give us it. If there’s any change that we want, he would allow 
us to do that. It w asn’t a very long meeting. It was just basically that they wanted the 
Charter, to agree on it...B u t I still feel that, there’s som ething behind it. It was too 
good to be true. It was too like, there’s your cake and go o ff and eat it. It was too 
quick for them, you know, he was brought there for a reason. It w asn’t a long meeting.
That was only a few m inutes” (1-32).

The representative also mentioned that the RFP document was discussed, yet, there was still no 

technical assistance present. At the following Community Charter meeting on the 24*'’ November, a 

letter from the Assistant City M anager was circulated. With reference to the meeting o f the 16"’ 

November, the Assistant City M anager sought to emphasise his “com m itm ents regarding the 

process going forward” stressing that “the process going forward entails the issuing o f  a Request 

for Proposals to a shortlist o f  five preferred bidders” .

At the Charter m eeting o f  the 24'*’ November, the seventh draft o f  the Community Charter was 

circulated. The TAG had made some alterations to the Charter by including pre-tender principles. 

Regeneration Board principles and a restatement by the com m unity that it wanted to remain a 

tenant o f DCC. At the meeting, the main issue for negotiation centred on the suggestion by DCC to 

remove the term ‘pre-tender principles’ and replace them with ‘interim (from tender to contract) 

principles’. That is, instead o f  requiring agreement on the stated principles before the release o f the 

tender docum ent (RFP), the stated principles could be agreed/finalised after the release o f  the 

tender document but prior to the selection o f  the preferred bidder.

There was a notable sense o f  urgency surrounding this meeting (24"’ Novem ber). The release o f the 

RFP was agreed by the B locks’ Com mittee and it was agreed that the Charter could proceed to the
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next level - endorsement by the Area Committee and then by the City Council. There was also an 

agreement that residents could make changes to the Charter after the distribution o f the document 

to every household on the estate. The Area Manager announced that the team involved in the 

O ’Devaney Gardens project was now moving on to the PPP project for Dominic Street flats. This 

was a relatively short meeting (c.45 minutes) compared to previous meetings which generally 

lasted for two to three hours. It was the end of November and Christmas was approaching. The 

meeting ended and there was a great sense of relief, particularly on the part of the Blocks’ 

Committee representatives. In early December, the Charter was endorsed by the Area Committee 

and then by the City Council. An Open day was held on December 6"’2004 inviting local residents 

to view some aspects o f the proposed plan design and elements o f the Community Charter. DCC 

circulated a copy of the agreed Charter (Draft 8) to all households in O’Devaney Gardens.

The new timeline fo r  redevelopment

The altered timeline for the proposed redevelopment o f O ’Devaney Gardens by means of a PPP 

agreement was displayed at the Open Day held by DCC at the Aisling Hotel on 6'*’ December 2004. 

Table 10.4 illustrates the changes to the original timeline.

Table 10.4 Provisional Timeline Update, December 6*'' 2004

Date Stage in planning/tendering process

December 2004 + Step 1 Detailed proposals prepared and submitted. RFP released

May 2005 + Step 2 Assessment and selection of preferred bidder

July 2005 + Step 3 Conclude legal agreement. Sign PPP agreement.

December 2006 + Step 4 Planning and all other permissions obtained

January 2007 + Step 5 On-Site -  Four phases o f 18 months each

Source: adapted from DCC, Open Day, December 2004

In the tendering process, the stage o f selecting the preferred bidder may afford an opportunity to 

tenants and community representatives to engage with the redevelopment process, to a limited 

extent. For example, some elements of the design may be alterable and allocation o f housing units 

to tenants may be available for negotiation. Importantly, such engagement would require 

considerable technical assistance and a high level of organisation from tenants’ representatives.

Considering that the entire redevelopment process may take until 2013 to complete, it is interesting 

to note that apart from Phase 1, the phasing of the project had not yet been determined by 

December 2004. Phase 1 will include the building of the community centre in the centre of the 

three neighbourhood areas. There is no indication as to what type o f housing will be built first -  

social, private or affordable. Yet, this detail is of considerable relevance to existing tenants o f the
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estate (more than 250 households). In relation to the process o f  negotiation, it was intended that a 

Regeneration Board be established in 2005 in accordance with the principles included in the 

Charter document and that the ‘social regeneration’ o f the estate be a key element o f  the work o f 

the Regeneration Board (see Figure 10.4).

Figure 10.4 Excerpts from Agreed Community Charter, December 2004 

Section 2 Principles of Regeneration
The model o f  decision-m aking at Fatima Mansions, which has been recommended by the City 
Council, is one which should be followed in the regeneration o f  O ’ Devaney Gardens. The key 
aspects to this model are:

•  A Regeneration Board to be established as agreed with the community and have a 
defined role.

•  The Regeneration Board to have an agreed terms o f reference
• There be fair representation o f  the existing community
•  There be fair representation o f  the neighbouring community
•  There be fair representation o f  the City Council
•  There be an independent Chairperson
•  The Board to sign o ff on all relevant decisions to its terms o f  reference
• Public representatives, through the Area Committee must be involved in the 

Regeneration Board and in the consultation process o f the project.

In the interim period (between the release o f RFP and the selection o f the preferred bidder) 
relating to the Regeneration Board:

•  Its terms o f  reference must be agreed
•  Nom ination procedures must be agreed
• An independent chair appointed
• Its representatives adequately resourced

Section 5. Social Regeneration
The social regeneration o f O ’Devaney Gardens will be integral to the work o f the 
Regeneration Board. The social regeneration o f O ’Devaney Gardens must be central to the 
overall regeneration o f  the estate. The Regeneration Board will be the mechanism for the 
monitoring and implementation o f  the project and will involve the participation from the 
groups affected by and involved in the regeneration process. Therefore, the Regeneration 
Board, instructed by the principles o f the charter, will be in a position to propose the best way 
forward for the social regeneration o f  the estate.

Source: Community Charter, Draft 8, DCC, December 2004.

Analysis o f events before Christmas 2004

The agreement by the B locks’ Committee in December to release the RFP effectively ended the 

ability o f the community to alter the fundamentals o f  the redevelopment plan. Releasing the RFP 

prior to finalising the Community Charter document^^ generated additional confusion about the 

status o f the Community Charter, a document that had been the focus o f negotiations for almost 

three months. It seemed unlikely now that the final Charter docum ent would be included in the

Tenant representatives were adamant that the draft Community Charter be received by every household on 
the estate and that a vote would subsequently take place on whether to ratify the document.
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tender document, the RFP, By extension, the ability o f  tenants’ representatives or tenants 

them selves to identify community requirements and seek resources for those needs, was 

significantly reduced. Henceforth, only marginal aspects o f  the plan could be altered: certain 

aspects o f  design.

DCC seemed to consider the Charter to have been agreed at the last Charter meeting. However, no 

formal procedure for the acceptance or rejection o f the Charter was ever agreed at the Charter 

meetings. At the end o f  the research period (March 2005), there were still no formal structures in 

place for discussion or debate o f the Charter principles. Moreover, though described as 

representing a 'contract' between the community and DCC, it is interesting to note that there exists 

space for only one signature in the Community Charter, that o f  DCC. The explanation for this 

unusual situation is the unwillingness o f  the community representatives to shoulder the burden o f 

responsibility for 'signing o ff  such a document on behalf o f the whole community. This clearly 

points to the need for engaging in capacity building among tenants' representatives prior to the 

undertaking o f future PPPs and the allocation o f funding to provide independent technical 

assistance and advice.

Capacity-building since December

A number o f  difficulties arose in the Charter negotiation process as a result o f  the Blocks’ 

Committee not having the time or resources to develop its own protocol and decision-making 

procedures. As there were only eight representatives on the Committee (having declined from 25 

originally), attendance by the B locks’ Committee representatives fluctuated at Community Charter 

meetings. Furthermore, its voice at Community Charter meetings was not a unified one. This 

presented difficulties not only for the consultation process but also for the B locks’ Committee as a 

representative structure, for the residents and community groups o f  O ’Devaney Gardens, for DCC 

itself and for the facilitators o f  the Community Charter process.

Outside these meetings, discussions between DCC and a small number o f  representatives 

(sometimes as few as two or three) were regarded as comprising dialogue with the whole Blocks’ 

Committee. However, in January 2005, as described by one representative, the Blocks Committee 

began to develop some operating principles

“At the moment we are trying to set up a structure o f w ho’s going to take the minutes.
W e’re going to get one person to ask all the questions and w e’re giving the Corpo 
guidelines that w e’ve made up, like, only meet every 2 weeks and we need a w eek’s 
notice for a meeting. Decision-making as well: 75% must be there or agree w e’re 
going to make a decision because it was getting a bit out o f  hand. Two people were 
going to meet the Corpo, or three people and the Corpo was considering that as being 
consultation when there was only 2 people o f  the B locks’ Committee consulted. 
There’s 8 o f us” (1-31).
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However, had the B locks’ Committee been resourced and engaged in training prior to the Charter 

negotiations and the regeneration process in general, many o f  the above difficulties could have 

been avoided.

Amongst B locks’ Com mittee members, there existed a considerable divergence in views regarding 

the process o f  negotiation up to December 2004. The timing o f  the com m encem ent o f  negotiations 

was considered to have been inappropriate by some members o f the Committee (because the 

beginning o f  September was a busy time for parents, with their children returning to school) but, in 

general, tenants’ representatives welcomed the move away from the Regeneration Committee to 

the discussion o f a Com munity Charter.

“I think we began to relax a bit when we knew we were not going to participate 
anymore in the Regen [Com m ittee]...Then when we started looking at the Community 
Charter and we had the back-up o f  the Technical Group and the Community Forum 
was also looking at it. So there was a lot o f  input coming from different sources and we 
began to relax a bit. Because we were going through the Charter, page by page by page 
and the process was much better. You felt you had something to give and you had an 
input into the future o f  O ’Devaney” (1-34).

“I thought it was going okay. We all agreed on it. We kinda wanted to get a stamp on 
it and say its going somewhere, but every meeting you come out o f  its different; you 
just keep getting different vibes back. One minute you’re in charge and the next 
you’re not” (1-32).

More general difficulties in the Charter process were also identified by B locks’ Committee 

representatives, such as the lack o f  an immediate childcare allowance, the large number and 

lengthy duration o f  meetings in the run-up to Christmas and a lack o f  com prehension relating to 

some o f  the technical issues and some o f the language that was used in the document. When asked 

about their perspective on the main outcome o f  the Charter negotiations, representatives noted the 

following:

“The retaining o f  all social units on the site o f  O ’Devaney Gardens, and we don’t know 
that yet. T hat’s what we would hope we would get out o f  it. That there is no loss o f 
public units, that facilities go into it for the children o f O ’Devaney Gardens and that 
there’ll be a com m unity centre that was long overdue and that people have an input 
into how the future o f O ’Devaney Gardens is going to look like” (1-34).

“Ask me in a few months time. At the end 1 think it did turn out all right but the thing 
is that a lot o f  people are not going to be happy with it because a lot o f  people want 
houses and there’s not going to be houses. So I don’t think that a lot o f  people are 
going to be happy. But I think we did the best we could with DCC with what we got.
But whether we get it or not is another thing. If  we get them, great; but we have to get 
them -  our docum ent isn’t legal -  its only their say-so ...Its their word [DCC] to give 
us what we want -  from the negotiations o f  what they are going to give us. If  they give 
us w hat’s in the Charter, I’d say it’ll be all right, apart from the houses. Because I’d be 
quite happy with a duplex. But there are people here years and the next step for them 
probably was a house -  so they w ouldn’t be happy with it (1-31).
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“That its there and that its going to happen and we got to put in it what we wanted and 
hoping that it goes that w ay ...It [the Charter] represents everything that’s in it should 
be happening” (1-32).

The representatives in general, felt that most o f  what was in the Charter could be very good for the 

community but they were very uncertain and wary whether or not it would be implemented. 

Importantly, they believed that the Charter could still be changed and that the residents o f 

O ’Devaney Gardens had yet to accept the Charter. Some pointed to a number o f  potential problems 

that residents would have with some elements o f the Charter, especially in relation to the type o f 

housing that was being proposed. They felt that the residents o f O ’Devaney Gardens should be the 

ones to decide whether or not they were happy with the Charter.

“We [the Blocks’ Committee] have agreed on certain things on it, w e’ve let it go, but 
there is still a lot o f black and white there. One minute there’s apartments and duplexes 
in it and no-one has agreed on that. I think the whole o f  the area want houses. We have 
done a survey and the survey is there to prove what the people wanted” (1-32).

“ It didn’t get out to them [the wider residents] and that’s what has to be done. They 
have to have their say and the residents are the most important people. It needs to be 
put out wider and they need to do that themselves. Even with the B locks’ Committee, 
taking people individually and explaining it because its like looking into snow. When 
they don’t understand. You talk to someone from a block and you say this is happening 
on the charter, they don’t even know what the Charter m eans...it needs to be properly 
put out. You need people behind you. Its like 10 people fighting against the world but 
its for everyone that’s living in the area you are fighting for” (1-32).

“ I think there should be some form o f  elections for each and every individual family to 
be able to vote whether this is the way forward for themselves and if not, there should 
be a back-up plan o f  what needs to happen in O ’D evaney...The B locks’ Committee 
would do this with any other community structures that are currently working in 
O ’Devaney” (1-34).

There seemed to be a considerable comprehension-gap in relation to the representatives’ 

understanding o f  the tender document and its role in the redevelopment process. On the one hand, 

representatives had agreed to release the RFP and, on the other, they believed that the residents o f 

O ’Devaney Gardens more widely should be given the opportunity to vote on and make changes to 

the Charter. In relation to the Charter and the RFP, Blocks’ Com mittee representatives were very 

unsure o f whether the Charter formed part o f the tender document, whether they would see this 

document and whether they would be informed o f  its release. Some felt that the Charter did form 

part o f  the tender document and others felt that while it should have been a component part, it 

probably would not.

“The Charter is what has to go into it... We want to see it, we hope to see i f ’ (1-32).

“The impression I got was that it was going to be part o f it, a major part o f  i f ’ (1-31).

“W e’re supposed to see that before it goes out, are we? But do we think w e’ll see it?
No. I think it’s probably done already” (1-31).
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“It may go out very soon because there’s probably a big hurry on it but you really 
wouldn’t know” (1-32).

“I think they should inform us o f  what they’re doing. But I don’t really think they are 
going to because we haven’t really heard from them meetings and its now February. I 
thought w e’d have had a m eeting with them by now after Christmas but we haven’t. It 
was all rush, rush, rush, get this Charter done and then suddenly the Charter is done 
and they don’t want us anym ore” (1-31).

Representatives were very unsure as to what the next stage o f  the regeneration process entailed. 

Some mentioned that a Regeneration Board was to be established but they did not know who this 

Board would comprise and how it would operate. One representative said that it was very important 

that an independent Chair be established, like the structure in Fatima Mansions. Some mentioned 

that it was necessary to create a greater awareness and understanding o f  the details o f  the Charter 

among the residents o f  O ’Devaney Gardens more widely. One representative hoped that after the 

builder for the project had been identified that the Blocks’ Committee would be able to meet the 

builder to discuss issues o f  health and safety and working hours, etc. The diversity o f views held by 

Blocks’ Committee representatives on the role o f key documents gives cause for considerable 

concern.

Overview o f the Tendering Process and Structures for Engagement

The following section offers a schematic overview o f the consultation processes outlined above and 

an analysis o f  their effectiveness. In particular, it provides a more careful interrogation o f  the 

participation that has occurred to date, emphasising the nature o f the structures involved and the 

effectiveness o f  the procedures. The relationship between the community, DCC and the developer 

are also illustrated.

Figure 10.5 The RFQ and Shortlist of Developers in the Process
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As Figure 10.5 illustrates, the Request for Qualifications (RFQ) was released in May by DCC to 

developers seeking Expressions o f  Interest. At that stage there had been no direct input from the 

community into the redevelopment process. Engagement o f  the community had consisted o f 

inform ation-giving only. The Regeneration Committee had been established but there were no 

formal structures established to allow for meaningful consultation. A key qualifying criterion was 

that developers had to have access to €75m. Although the aim o f  this criterion was to avoid a 

scenario where a developer goes bankrupt, it excluded the voluntary-housing sector from 

qualifying for the project. DCC then selected the five qualified developers based on certain 

criteria^^ included in the RFP. The community had no direct input at this stage o f  the 

redevelopm ent process.

Figure 10.6 The Chain of Influence in PPP Redevelopment
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As depicted in Figure 10.6, the Regeneration Committee was the only structure for engagement o f  

the community in the regeneration process. Potentially, representatives from the community could 

have met officials from DCC and informally, this structure could have fed into the RFP and finally 

into developers’ proposals and plans. Superficially, this model o f  engagement had a similar 

structure to the model developed in Fatima Mansions. However, it differed in a number o f  crucial 

aspects. The Regeneration Committee had no legal basis and was not chaired independently.

Other assessment criteria included: experience of large-scale, high-quality, urban mixed-tenure residential 
development together with experience in community, recreational and retail developments; quality and 
experience of the design team; overall project management and project finance ability in similar projects; 
design and development management experience; ability to understand the development objectives as 
requested by DCC in the RFQ; quality and experience of proposed key project personnel; experience of sales 
and marketing of large-scale residential developments. DCC established an evaluation panel, including 
technical, financial and legal advisers, to assess all submissions and to select the five short-listed developers.
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Figure 10.7 The Charter in the Process
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The ad hoc nature of the Committee and the failure to resource tenants adequately meant that the 

community found it very difficult to have an input into regeneration plans and felt removed from 

the process. Demands were made for an independent Chair to be appointed and ‘terms of reference’ 

developed. As outlined in Figure 10.7, the Regeneration Committee was suspended and focus 

switched to the negotiation of a Community Charter.

Figure 10.8 The RFP in the Chain of Influence
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Tenants’ and community representatives envisaged that the Community Charter would be included 

in the Request For Proposals (RFP). This presented the first real opportunity for meaningful 

participation in the process as depicted in Figure 10.8. However, with the adoption of the 

Community Charter as the process for consultation, only the Blocks’ Committee was now involved 

in the participation process, the Community Development Forum having been sidelined. An 

independent Chair and terms o f reference for a Regeneration Committee or Board, as requested by 

community representatives, were not established.

Figure 10.9 Removing Community from PPP
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Meetings started to became a burden on tenant representatives. Crucially, a meeting was held 

outside o f structures between senior DCC officials and the Blocks’ Committee. The Charter and 

RFP were discussed with no technical assistance present. The RFP and the Charter were about to 

separate with no guarantees that the private developer would be required to adhere to the principles 

o f the document. Only marginal gains would be up for negotiation between the local authority and 

the developer once the RFP was released, with no formal structure in place to allow for community 

input (Figure 10.9).

The role o f the Charter once more changed, with the document assuming a lesser role in the 

regeneration process. Although intended to form part o f the tender brief (RFP), the agreement by 

the Blocks’ Committee to release the RFP prior to the Charter’s being accepted or rejected by the 

residents raised serious questions about the role of the Charter in the regeneration process. If the 

tender brief was released without finalising the Charter document, the line o f communication 

between the community and the developer would have been cut. Furthermore, although Draft 8 of
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the Charter was subsequently endorsed by the City Council, it is the RFP document which will 

ultimately be the legal guide for developers.

At the end o f the research period (March 2005), it was envisaged that new structures for 

participation, a Regeneration Board, be created later that year, thus beginning a new cycle of 

meetings in an altered bargaining context and with a new timeline. These structures were originally 

intended to be established prior to the release o f the tender brief. However, by March 2005, a 

Regeneration Board had not yet been established.

Figure 10.10 Dual Processes -  Consultation Structures and Selection of Preferred Bidder
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While the creation o f a Regeneration Board would offer the community an opportunity to re

engage with the redevelopment process, the release o f the RFP suspended community input into the 

tendeiHrig dnd development process at that time. Instead, as presented in Figure 10.10, attention 

turned4o-a-d^erent process, the selection o f the shortlisted developers. The preferred bidder was to 

be chosen on the basis o f DCC’s assessment criteria (which were kept confidential by DCC) and, 

although an independent planner was to form part o f the panel for selection, it is difficult to 

ascertain the level o f influence that he/she could have on the final decision, given the confidential 

nature o f tl\^ flec tion  process and the exclusion o f local residents in having a voice on that matter.

As o f February 2005, Figure 10.11 represents an extract o f the updated timeline o f the 

redevelopment project in the planning process. It was envisaged that by May 2005, the preferred 

bidder would be chosen. It was also envisaged that the Regeneration Board would be established, 

although no formal timeline had ever been produced for this consultative and engagement process. 

The make-up o f and basis for the Regeneration Board had yet to be negotiated despite the potential
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significance o f these structures for the community in attempting to influence any o f the outstanding 

issues that remained undetermined.

Figure 10.11 Spaces for Engagement and the Core Relationship of the PPP

MAY 2005
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In the tendering process, through which the PPP is ultimately agreed, the nucleus o f power in 

influencing redevelopment lies with the two partners -  DCC and the developer. Once the preferred 

bidder has been chosen, the developer then commands the larger proportion o f control over the 

project. The number o f private dwelling units to be included in the development had not been 

stipulated by DCC, so a level o f uncertainty surrounds the final density o f development that will 

take place on the site.

As explained at the start o f this section, it is important to remember the central importance o f the 

RFP document. This detailed tender brief and legal document stated all o f the physical elements 

that DCC required the developer to include in his/her proposed plan (number o f social housing
M ■ . I ■

units, community facilities, open space, etc.), with the developer then being allowed to add in 

commercial elements (private apartments, commercial space, parking spaces, etc.). In contrast to 

the central role played by the RFP, the status and influence o f the Community Charter and 

proposed Regeneration Board in, the redevelopment process was far less clear. Moreover, while 

there existed a formal timeline for the tendering and redevelopment process, no such timeline 

existed for the participatory and consultation processes. Perhaps this represents one o f the greatest 

contradictions o^PPP-led housing regeneration, whereby the decision-making process (between the 

developer and the local authority) runs to a relatively strict deadline but participatory processes (not
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directly linked to decision-making) are initiated and run to a very different timeline. The 

contradiction is that decisions made in the tendering process determine the agenda for participation 

and ultimately determine what exactly is ‘up for grabs’. On the one hand, DCC was about to 

engage in meetings with the community in establishing new structures for the implementation of 

the project. On the other hand, DCC was also engaging with the developer in agreeing the legal and 

design elements o f the plan. Legally, this particular PPP model requires only one o f these structures 

and it is the latter (i.e. the agreement between the two partners -  DCC and the developer). The 

absence o f the community as a partner in this agreement and the absence of formal participatory 

structures effectively removes community influence and input from the equation. Once the RFP 

was released, the pendulum of control swung towards one o f the two partners -  the developer - and 

potential input from the ‘public’ was considerably reduced thereafter (see also Appendix 7 for 

summary o f Community Charter negotiations).

With regard to theories o f participation and Amstein’s ladder of empowerment (Figure 3.1), the 

process o f participation undertaken by DCC up to late January 2004 seemed closer to the lower end 

of the range, namely that o f information dissemination rather than that o f community 

empowerment. Open Days and ‘planning for real’ exercises may indeed be an important source o f 

information for communities. However, these measures are insufficient on their own to constitute a 

meaningful process o f participation. One o f the key principles o f democratic decision-making is 

that participants in any process have equal access to information The process in O ’Devaney 

Gardens illustrated that considerable barriers existed in relation to the community’s level o f access 

to information. Furthermore, little consideration and few resources were given to tenant’s 

representatives to enable them to engage in much needed capacity building. While the Community 

Charter negotiations allowed tenants’ representatives to voice their opinions and indeed to input 

some principles into the Charter document, the legal status o f that document is weak. The key 

decision-makers in the PPP process were the partners: the local authority and the property 

developer and with the overall imperative in development being profitability, alternative 

approaches are essentially ‘structured out’ o f the discussions. Although, some of the aspirations of 

tenants were written into the Charter document, particularly in relation to the social regeneration o f 

the estate, there were no decision-making powers attached to those aspirations with the release o f 

the tender document in January 2005. Indeed, further and on-going research would be required to 

examine how the process o f redevelopment has impacted on the lives o f tenants since March 2005 

and to establish the level o f influence that tenants have in the process.

Conclusion

In examining the effectiveness o f citizen participation, consideration must be given to the overall 

context for participation, what exactly is being participated in, or to put it another way, what
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exactly is up for negotiation. Drawing on urban-based community regeneration plans in U.S. cities 

in the 1960s, Arnstein (1969) warned that where there was participation without a redistribution o f 

power, participation would become a frustrating process for the have-nots. In the case o f the 

Liberties/Coombe lAP, the lack o f  clarity surrounding the definition o f ‘community gain’ and the 

confusion surrounding the relative importance o f various planning documents^^ in influencing 

whether or not a developm ent proposal received planning permission, led to the significant 

disempowerment o f com m unity representatives. When clarity was sought but was not forthcoming, 

and where there was no devolvem ent o f  power, criticism and even offers o f  alternative approaches 

were not and could not be entertained within the structure. This eventually led to the resignation o f 

two representatives from the M onitoring Committee, thus echoing what Davies (2007) referred to 

as the ‘structuring out’ o f  dissent in network governance. Importantly, with the resignations, none 

o f  the remaining com m unity representatives on the Monitoring Committee were then resident in 

the lAP area, raising serious questions about the legitimacy o f representation in the participatory 

process.

In the case o f  O ’Devaney Gardens, a number o f  structures were established to provide a space for 

consultation between the local state and local residents’ and community representatives in relation 

to the proposed redevelopm ent o f the estate. However, in undertaking a PPP approach, negotiations 

involving other sets o f  actors were also set in motion, often set to different timelines and involving 

little or no participation from actors on the ground (community and tenants’ representatives). The 

process o f  redevelopm ent will be lengthy and highly disruptive to tenants living on the estate and 

the expected incoming population will be from a different social grouping with different needs and 

aspirations. Yet, while the redevelopment process has progressed, the voice o f  tenants has been 

effectively quietened.

The Liberties/Coombe Integrated Area Plan, the Dublin City Development Plan and the Residential 
Density Guidelines.
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11. C o n s i d e r a t io n s  a n d  C o n c l u s i o n s : g e n t r i f i c a t io n  a s  n e o 
l ib e r a l  STRATEGY

The problem at the moment is that the rich have mobility while the poor have locality.
Or rather, the poor have locality until the rich get their hands on it. The rich are global 
and the poor are local -  though just as poverty is a global fact, so the rich are coming 
to appreciate the benefits o f  locality. It is not hard to imagine affluent communities o f 
the future protected by watchtowers, searchlights and machine-guns, while the poor 
scavenge for food in the wasteland below.

Eagleton (2003: 21-22)

Introduction

At its broadest level, this thesis sought to examine the relationship between the capital, the state 

and inner-city communities in the context o f  changing economic, social and political realities. It 

also sought to develop a dialogue between the theoretical strands o f  entrepreneurial governance and 

gentrification in order to provide a greater understanding o f  the ways in which capital uses space 

and the attendant politics o f those processes. From theoretical and empirical perspectives, Dublin 

has provided an instructive case study to examine processes o f  gentrification and recent shifts in 

governance to entrepreneurial forms. Twenty years o f  entrepreneurial policies have resulted in the 

large-scale redevelopment o f  D ublin’s inner city and a concomitant transformation in its social 

profile. The adoption o f  entrepreneurial polices served to re-articulate the state’s relationship to 

capital and, in the inner city, this was manifested in the promotion and production o f  gentrification, 

which, in turn, required a revision o f  the relationship between the state and inner-city communities. 

It is not the intention o f  this concluding chapter simply to restate the main findings o f  the thesis. 

While it does draw attention to some o f the major features o f  D ublin’s recent transformation and its 

particular form o f  entrepreneurial ism, this chapter develops a more holistic framework within 

which processes o f  gentrification can be understood. It also presents some considerations on how, 

by taking a dialectical approach, theories o f urban governance and gentrification can make a 

greater contribution to understanding urban social change.

Contextualising Change

The imperative o f  capital is to seek ever greater and faster returns and, in terms o f  the built 

environment, this imperative is expressed in the creation and destruction o f  different urban locales 

through time and across space. W hile the state has long m aintained a close and facilitative 

relationship with capital, in advanced capitalism where a shift from producer-led to finance-driven 

capitalism has occurred, the role o f  the state has been re-articulated, having become a more overt 

‘agent’ o f  capital (Smith, 2002). The neo-liberal economic strategy that increasingly pervades the 

global economy is predicated on the principles o f  the extension o f  market-based solutions to the
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regulation o f resource allocation. The state remains a crucial element in the orchestration o f neo

liberalism but in a way that is qualitatively different from previous forms o f  capitalism.

“Neo-Liberalism  is in the first instance a theory o f  political economic practices that 
proposes that human well-being can be advanced by liberating individual 
entrepreneurial freedoms and skills within an institutional framework characterised by 
strong private property rights, free markets, and free trade. The state has to guarantee, 
for example, the quality and integrity o f money. It must also set up those military, 
defence, police, and legal structures and functions required to secure private property 
rights and to guarantee, by force if  need be, the proper functioning o f markets. 
Furthermore, if  markets do not exist (in areas such as land, water, education, health 
care, social security, or environmental pollution) then they must be created, by state 
action if  necessary. But beyond these tasks, the state cannot possibly possess enough 
information to second-guess market signals (prices) and because powerful interests 
groups will inevitably distort and bias state intervention (particularly in democracies) 
for their own benefit” (Harvey, 2005: 2).

As discussed in Chapter 3, the shift from Keynesian to neo-liberal economic strategies required a 

re-articulation and re-scaling o f  the state suited to the needs o f  capital accumulation in a global era, 

a state that would be more flexible and pro-business (Jessop, 1997). Thus, new governance 

structures involving groups from the private sector and from civil society were created, often at the 

behest o f central governm ent and often circumventing existing local-state structures. In turn, local 

authorities, in attem pting to re-gain political influence, adopted an entrepreneurial ethos, becoming 

actively engaged in place promotion and city marketing (Peck and Tickell, 1994; Goodwin and 

Painter, 1996).

At the level o f  the city, the shift from a Keynesian-based project to a neo-liberal project has been 

highly dynamic, resulting in the rapid re-shaping o f  the geography o f cities. The facilitation o f 

capital accumulation in the built environment has required the mobilisation o f  urban regeneration 

projects and the re-im agining o f  redundant industrial areas into office, retail, cultural and 

residential spaces for mobile capital and middle-class professionals. Thus, the production and 

consumption o f  gentrification has become a key requirement o f neo-liberal urbanism.

Towards greater understandings o f gentrification

A key observation to note on the process o f gentrification in Dublin has been its phenomenal pace 

and considerable geographic extent. While cities such as London, New York, Paris and Sydney 

experienced the upgrading o f  neighbourhoods and the transformation o f residential areas from 

working-class to m iddle-class districts as early as the 1960s, with sm aller cities such as 

Manchester, Adelaide and Vancouver recording cases o f gentrification in the 1970s and 1980s, 

there is little evidence to suggest that Dublin experienced any significant gentrification prior to 

1990. However, with the ignition o f a property boom in Dublin, a process o f  widespread 

gentrification ensued in the inner area.
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Gentrification was being produced prior to the more general econom ic boom o f  the mid-1990s, the 

initial residential developm ent o f  Fisherm an’s W harf at Ringsend, in the south-east inner city, 

signalling what was to become a surge from 1991 onwards in the developm ent o f  new apartments 

in inner Dublin. Suddenly, in the 1990s, after limited private-sector investment in inner Dublin in 

the twentieth century, the revalorisation o f former industrial and working-class residential areas 

became a very attractive proposition to capital, with land and house prices in the inner city 

experiencing particularly rapid growth, development being underpinned by central-govem m ent tax 

incentives. With the wider economic boom from 1995 onwards, the process o f  gentrification 

intensified, becoming more geographically widespread across the inner city and more deeply 

entrenched in some locales, as demonstrated by increases in the num ber o f  new residential units 

constructed and in the size o f  the middle-class population. Between 1991 and 2002, Dublin’s inner 

city (the inner-40 wards) experienced a population increase o f  28,021 having previously sustained a 

prolonged period o f  population decline, particularly since the late 1960s. Moreover, between 1989 

and 2003, 16,722 new residential units, generally in the form o f  large-scale apartment complexes, 

had been constructed in the inner city (see Chapters 7 and 8).

A number o f  important factors account for the unprecedented pace and extent o f  the physical and 

social transformation o f  inner Dublin. As discussed in Chapter 2, the process o f  gentrification is 

bound up with larger processes o f  economic and spatial restructuring. Smith (1996) outlined how 

the uneven rhythm and flow o f  capital searching for higher and faster returns o f  capital is the 

decisive factor in processes o f  neighbourhood change. Furthermore, processes o f  disinvestment in 

particular locales in economic downturns are intrinsic to processes o f  gentrification; they create the 

conditions for subsequent rounds o f  re-investment. In the case o f  Dublin, the directing o f capital 

into the creation o f  a suburban built environment in the 1960s and 1970s and the simultaneous 

disinvestment in and blighting o f  the built environment in the inner city, created the conditions for 

the subsequent large-scale re-investment in devalorised inner-city neighbourhoods in the 1990s. 

Using Smith’s rent-gap theory, one could argue that the prevalence o f  high levels o f  vacancy and 

dereliction in D ublin’s central area in the mid-1980s (see M acLaran, 1993) created a significant 

rent-gap where, by switching the land function to a higher use, capital could extract higher levels o f 

actual ground rent. However, as Beauregard (1986) argued, the rent-gap theory provides the 

necessary conditions for gentrification to occur but it is not sufficient in explaining why some 

neighbourhoods displaying signs o f  a rent gap experience gentrification and others do not. This 

thesis, drawing on property-development literature, has developed a more comprehensive 

framework for analysis. In Dublin, the state played a key role in the gentrification o f  the inner area. 

Through the introduction o f  property-based tax incentives (the Designated Areas scheme and the 

non-area-based Section 23 tax incentive, which provided significant tax-reduction measures to 

landlords to provide apartments for rent), the state reduced significantly the costs o f  re

development and, through a commitment to urban regeneration, served to reduce risk for
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developers. M oreover, the state also sought to influence levels o f  demand by becoming an active 

player in growth m achines, place promotion and by devising marketing campaigns aimed at 

attracting a middle-incom e population to the residential apartment com plexes being produced by 

developers, in addition to providing property-based tax-incentives for owner occupiers. Essentially, 

the actions o f  the state served to heighten the profitability o f  developm ent in the inner city by 

increasing potential rental levels, decreasing the level o f  initial yields required by investors and 

signalling a long-term com m itm ent to physical renewal in run-down areas that had previously been 

deemed too risky for investm ent in property development. Drawing on property development 

processes, the next section provides an explanation o f the context for the gentrification o f inner 

Dublin in the 1990s and 2000s.

Gentrification and developer preference

In applying theories o f  gentrification to Dublin, evidence from the early 1990s shows that 

residential rehabilitation was only one o f the processes to have characterised urban property 

development in the Dublin area and furthermore, that it was not the first choice o f capital in terms 

o f  investment in property. With the application o f tax-incentives under the Urban Renewal Act o f 

1986 for commercial and residential development delivered through the Designated Areas, 

developers sought to invest in those sectors perceived to have the highest rental capacities, lowest 

levels o f risk and low acceptable investor initial yields. Indeed, around 1990-1992, the boom in the 

construction o f  office space together with evidence o f functional switching on a number o f inner- 

city sites highlights that property developers preferred to invest in the construction o f  office and 

retail space, with inner-city residential development representing a third preference option. One o f 

the main outcomes o f  the Designated Areas scheme was the construction o f  new offices in both 

traditional and non-traditional office areas as investors and developers sought to make a speculative 

gain from the reduced costs o f  capital investment resulting from the tax incentives on offer. 

However, as explained in Chapter 2, all profits which ensue from property development flow from 

the end-users who are occupying the building. In the absence o f demand from end-users for built 

space, no profits can be derived. While there was some take-up o f  office space in non-traditional 

locations in the early 1990s, (for example, in Christchurch and Golden Lane in the south-west inner 

city), overall, there was a limited number o f such end users, thus precipitating a crash in the office 

sector in 1991-1992 (M acLaran, 2003; see Figure 7.2). Moreover, retail space, perceived by 

developers and investors to have a similarly advantageous profitability profile, did not provide a 

suitable channel for capital, inner Dublin being considered to be ‘overshopped’ in the late 1980s 

and early 1990s. One indication o f  the oversupply o f retail space was the abandonment by the 

British property company, Arlington Securities, o f  site assembly operations for a proposed 

shopping mall on Bachelor’s W alk on Dublin’s north quays in 1991 and its subsequent conversion 

to residential functions (M acLaran, 1993).
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The reality is that even where planning intervenes to permit a change in land-use zoning and 

presents a rent-gap to capital (theoretically at least), as in the conversion from a residential to an 

office or retail function, if  there is no underlying demand or end-user for that specific type o f built 

space in a specific location, no profit can be derived. While the Urban Renewal Scheme and 

Designated Areas encouraged commercial functions to locate in former industrial and low-grade 

residential areas o f  inner Dublin in the early 1990s, the only wide-scale land-use function which 

was possible in the longer term was residential. With the slump in demand for offices in 1992, 

office space in the Designated Areas outside o f the IFSC experienced vacancy levels o f  over 40 per 

cent. The solution for developers, who were unlikely to extract a profit from either office or retail 

development, was to switch to residential development. This was very explicitly illustrated in the 

case o f two newly-built office developments on Sarsfield Quay and Wolfe Tone Quay, which were 

converted to residential apartm ents in 1992 and 1993 (M acLaran, 1993, 2003). Ultimately, the key 

factor underlying the realisation o f  residential rather than office or retail space was the existence o f 

a large quantity o f  end-users. Just as Badcock (1989) had found to be the situation in Adelaide, 

residential rehabilitation represented a third-choice preference for property capital in Dublin,

When the residential apartm ent development was launched at Fisherm an’s W harf in 1991, a strong 

effective demand for central apartment living was revealed signalling a shift in consum er tastes and 

preferences. From 1992 onwards, significant influxes o f  capital tapped into that latent demand. In 

the initial phase, local factors were important in determining which areas were gentrified and which 

were not.

A cultural new class in Dublin?

In line with some o f  Ley’s (1996) assertions, the work o f  M acLaran et al. (1994, 1995, 1996) 

provided some evidence that the gentrification o f Dublin, in the early and mid-1990s, involved a 

back-to-the-city m ovem ent o f  people. Smith (1996) had contested the assumption that 

gentrification involved a back-to-the-city movement o f  people and illustrated how, in the case of 

Philadelphia’s Society Hill, alm ost three-quarters o f the incoming gentrifiers had moved from other 

parts o f  the city itself (Smith, 1996). However, in the studies o f  new residential developm ents in 

Dublin, 1993-95, M acLaran et al. (1995) found that only 15 per cent o f  the new residents had had 

previously resided in the inner city. As illustrated in Table 1 l . l ,  most o f the new owner occupiers 

had previously lived either in Dublin’s inner or outer suburbs (27.3 and 37.6 per cent respectively) 

while tenants were more likely to have previously resided in other parts o f  the country or outside 

the country altogether. Furthermore, only 9.6 per cent o f new residents possessed kinship ties to the 

area. It could therefore, be contended that the process o f gentrification in Dublin, in the mid-1990s 

at least, represented a back-to-the-city movement o f  people as well as capital.
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Table 11.1 Location of Previous Residence of New Inner City Residents, 1994

Owners (%) Tenants (%)

Inner City 15.25 14.38

Inner Suburbs 27.31 27.34

Outer Suburbs 37.59 21.94

Outside Dublin 11.7 16.19

Outside Ireland 8.16 20.14

Total 100 100

Source: MacLaran et al, 1995

The gentrification o f inner Dublin can be attributed, in part, to broader cultural changes in tastes 

and preferences whereby a considerable degree of lethargy with the suburbs emerged as congestion 

increased. The increased demand for central-city living can, to some extent, be attributed to a 

rejection of the monotony of suburbia, with the estate agents’ mantra of being ‘close to schools and 

churches’ no longer appropriate to a large section of the population with weakened, or at least 

postponed, dedication to child rearing or to ties of religion. Furthermore, trends in household size 

in Dublin began to converge downwards towards levels experienced in Amsterdam, London and 

Paris as the benefits of city-living gathered currency. The emergent culture o f new city living was 

itself adopted and refined by the advertising industry and used in marketing the new inner-city 

residential developments.

Possibly, such a demand had long been present but had failed to elicit a response in supply due to 

the high risks associated with central-city residential development for a middle class which had 

progressively abandoned the inner city during the course o f the previous century. The financial 

incentives changed the economic calculations for developers, owner occupiers and landlords alike, 

providing a substantial inducement to those willing to take on such a pioneering investment role. 

The economic upturn from the late 1980s ushered in a decade of rapid economic expansion, 

creating growing employment and rising incomes, transforming the previously latent demand for 

inner-city dwellings into an effective demand backed by the enhanced spending-power of the 

young.

However, it is important not to overestimate the role of cultural changes, as emphasised by Ley 

(1996), in explaining the high demand for inner-city apartment living. The surveys undertaken by 

MacLaran et al. (1994, 1995, 1996) o f residents in the new residential apartment developments find 

little evidence that the gentrifiers represented a cultural new class (Ley, 1996). Indeed, many of the 

respondents had clerical or managerial occupations with Gardai and nurses also accounting for a 

significant proportion of new residents. Moreover, a majority o f respondents (65 per cent) said that
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they expected to vacate their apartment within the coming two years, thus expressing a low level o f 

commitment to city living, unlike the commitment levels required of Ley’s (1996) cultural new 

class. Furthermore, three-quarters o f owner-occupiers stated a residential preference for locations 

outside o f Dublin’s inner city. The key motives behind inner-city apartment living for home- 

owning gentrifiers up to 1995, lay in the availing of tax incentives and, in the medium term, the 

expectancy o f increased capital growth. For tenants, issues o f rent, size o f dwelling unit and 

locating close to the work place were of greater importance. Based on these surveys, it seems likely 

that economic considerations were paramount in explaining why people chose to locate in the city 

centre. However, it is not possible to speculate about the motives o f the more recent gentrifiers 

(post-1995), given that no primary data on this group has been collected in this study. There has 

been a significant further increase in the population o f the Inner-40 wards since 1996, with 

evidence suggesting that the more recent incoming population has a greater income capacity than 

the initial gentrifiers whereby some apartment complexes developed in the early 1990s have been 

re-gentrified in the early 2000s. This might lead one to surmise that the attributes o f the more 

recent gentrifiers differ somewhat from the earlier wave o f gentrifiers. However, further empirical 

work would be required to corroborate such conjectures.

Recent urban property development

Since 1996, processes o f gentrification intensified and became more widespread. However, while 

gentrification has been the product o f the way in which capital has used space in Dublin it has not 

been the only outcome. Residential development via spatial expansion, in addition to the 

revalorisation and development densiflcation o f inner-city areas, has been a major outlet for 

capital’s use o f space. Indeed, a major expression o f capital investment has been the significant 

growth and sprawl o f the Greater Dublin Area since 1996 (Williams et al., 2007). In addition, the 

construction o f new office space, both in suburban and central locations in Dublin, increased 

dramatically with the economic boom between 1996 and 2006 (MacLaran and O ’Connell, 2007), 

though with considerable year on year fluctuations typically characteristic of the office cycle. 

Furthermore, having recovered from the oversupply in the late 1980s and early 1990s, new retail 

space created in Dublin experienced significant growth from 1998 onwards (Parker, 2002). In this 

case, capital has located mainly in the suburbs with the creation o f new retail nodes adopting an 

American-style spatial pattern and locating predominantly at interchange sections o f the city’s M50 

circumferential transport route.

Using housing-market and land-use indicators, census data and more qualitative data from

interviews with local residents, this thesis has illustrated the pace and extent o f the gentrification of

Dublin since the early 1990s. The process o f gentrification intensified in the mid-1990s, extending

to cover a large geographical area (the inner-40 wards o f the city) and indeed spreading beyond the

boundaries o f the inner city into the south-west inner suburbs o f Inchicore and Kilmainham. The
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economic boom and associated growth in capital investment, in addition to the promotion by the 

state to develop urban areas at higher densities, have served to sustain the production o f gentrifled 

spaces in Dublin, while rapid rates o f household formation, a general increase in disposable income 

and a strong demand for centrally-located residential units (the function o f  changing cultural tastes 

and expectations o f  capturing capital gains and rental flows), have served to sustain the 

consumption o f  those spaces. The requirement for an effective demand for built space in order that 

property developm ent can make a profit has been a crucial factor in the way in which urban 

governance has been shaped. To boost demand for residential apartments, property and business 

elites often form growth coalitions and develop marketing strategies sensitively attuned to middle- 

class aspirations. Increasingly, under urban entrepreneurialism, the state (at both local and national 

levels) has formed a key part o f  these growth coalitions, becoming actively engaged in place 

promotion and marketing strategies. Thus, the state plays a dual role in the process o f 

gentrification: first by creating the right supply-side conditions for capital accumulation (pump- 

priming for example) and secondly, in attempting to bolster demand by engaging in marketing and 

place promotion (M olotch, 1976; Hall and Hubbard, 1998).

Gentrification as class transformation

Displacement removes social problems and rearranges rather than ameliorates the 
causes o f poverty, environmental decay and the loss o f neighbourhood vitality -  
problems are moved rather than solved” (Atkinson, 2000:163).

The class transform ation o f  areas is fundamental to the process o f  gentrification (Glass, 1964; 

Smith, 1996). In essence, gentrification involves the replacement in a neighbourhood o f one class 

by another and is fundamentally conflictual, with the most disruptive effects being felt by working- 

class groups. The changing and upgrading o f land-uses in a locale serves to reduce the stock o f 

low-cost housing, business premises and community-relevant functions (Atkinson, 2000) often 

creating or exacerbating affordability crises for low-income groups and ultimately leading to their 

displacement to more peripheral parts o f  the city. While the methodological difficulties in 

measuring displacement are considerable, there are more general housing-market and land-use 

indicators that provide a form o f  proxy to infer displacement. Chapter 7 outlined the extent o f  the 

functional transformation o f  Dublin after fifteen years o f  large-scale redevelopment. Furthermore, 

drawing on census data. Chapter 8 described broad changes in the socio-economic profile o f the 

inner-city population, pointing to the influx o f a significant middle-income population. Using a 

simple affordability index and charting house-price rises in inner Dublin between the early 1990s 

and 2003, it was possible to infer that there has been displacement o f lower-income groups away 

from the inner city due both to their inability to access housing allocated through the market and 

the reduction in the stock o f  local-authority housing. Chapters 8 and 9 provided a more telling 

insight into the impacts o f  the movement o f capital in and out o f the built environment by
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examining grassroots experiences o f  functional change and upgrading, displacement and problems 

o f  accessing housing locally.

The Neo-liberal Urban Regime and Authoritarianism

Tendencies o f neo-liberal urbanism

The increasing alignment by the state with neo-liberal policy agendas has had a number o f  

particular m anifestations at the urban level. Initially, the shift to entrepreneurial ism involved the 

adoption by urban authorities o f  local economic development policies, involving place promotion, 

marketing and a growing partnership with the private sector to deliver projects in the city in an 

overall attempt to compete for mobile capital (Harvey, 1989a). M oreover, partnership with the 

private sector and the creation o f  a business-friendly ethos required a new form o f  regulation and 

set o f  governance practices to be established. In practice, this involved the switch from traditional 

styles o f government to network governance, where networks o f decision-m akers comprising 

representatives from the private sector, the state and civil-society groups have supplanted formal 

structures o f local government (Goodwin and Painter, 1996; Jessop, 1997; Swyngedouw, 2000). 

The shift to neo-liberal forms o f  governance has played a key role in shaping the city, largely due 

to the dependence o f  the neo-liberal project on the creation and redevelopment o f  existing 

devalorised spaces within the urban milieu. The preparation o f urban locales for capital exploitation 

has been a key feature o f  the ‘new urban politics’ (Cox, 1995). For cities to act as conduits for 

capital accumulation, key infrastructures and supports have been established through the ‘pump 

prim ing’ o f  sites, the manipulation o f  local planning, the creation o f local growth or boosterist 

machines and the deployment o f  well-financed marketing campaigns to target finance capital, 

professional mobile workers and tourists to occupy the ‘re-im agineered’ spaces. In this era o f 

advanced capitalism, these infrastructures and supports become ever more necessary given the 

short-term and speculative nature o f  investments under neo-liberalism (Bone, 2006). The role o f 

the state is thus central to neo-liberalism, whereby it orchestrates the establishment o f 

infrastructures and policies to support the accumulation o f  capital. At the urban level, ‘urban 

regeneration’ represents a key elem ent o f broader neo-liberal strategies with, in most cases and 

particularly in European cities, the state’s having played a m ajor role in initiating and bolstering 

property-led renewal (Rodriguez et al., 2003).

As discussed in Chapter 9, the state has played a crucial role in promoting gentrification in Dublin 

over the past twenty years. Am ong the most notable features o f  the shift to entrepreneurial forms o f 

governance were the central-govem m ent devised tax-incentives for property-based redevelopment 

under the Urban Renewal and Finance Acts o f  1986, the establishment o f  special-purpose agencies 

with significant powers to redevelop dockland and other inner-city areas (in the redevelopment o f 

the Custom House Docks and Temple Bar, for example) and the realignment o f  the planning

operations o f the local state towards more business-friendly forms (M-Guirk and M acLaran, 2001).
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The entrepreneurial ethos has deepened in the more recent period with the local state becoming a 

much more pro-active agent in the redevelopment o f the city, having been largely marginalized by 

central government in the first phase o f  entrepreneurialism (see M-Guirk and MacLaran, 2001). 

The adoption and application by the local state o f micro-area planning techniques (through the 

developm ent o f  Integrated Areas Plans from 1998) signalled a greater commitment to partnership 

with the private sector, with the implementation o f the plans being explicitly dependent on levering 

private-sector funding. The depth o f  entrepreneurialism o f the local state is perhaps best 

exemplified by three key polices implemented in the inner-city area which had significant 

implications for the delivery o f  public housing. The first relates to the continuation o f  policies to 

sell public land, many sites having previously been earmarked for social housing. DCC has sought 

to extract short-term capital gains presented by the property boom especially in the inner city, 

where land prices have been highest. The result for the local state in the longer term may not be so 

desirable as it is now in a much weakened strategic position and will have to depend to an even 

greater degree on the private sector to deliver projects^^. The second key expression o f the 

deepened entrepreneurial ethos has been the interpretation by DCC o f  Part V o f  the Planning and 

Development Act 2000, which has led to a net reduction in the construction o f new local-authority 

rented dwellings. In essence, under the guise o f increasing ‘social m ix’, the local state has 

promoted the gentrification o f  inner-city locales. In Chapter 9, the sale o f state-owned sites on Cork 

Street illustrated how deeply involved the local state has become in packaging areas o f the city for 

private-sector development and how contradictory those policies have been. Not only has there 

been a privatisation o f  these sites but, under DCC’s promotion o f  social mix, there has been a 

withdrawal o f  local-authority housing provision, a favouring o f incentivised private-sector 

residential and commercial development, together with the loss o f  potential community gains that 

were envisaged under the “holistic” regeneration espoused in the Liberties/Coombe lAP^^. The 

third key facet o f the entrepreneurial local state has been the recent commodification and 

refashioning o f  local-authority housing estates for commercial and private residential functions. As 

detailed in Chapter 10, the preparation o f projects for public-private partnerships requires a 

considerable input o f resources by the local state in the initial planning and tendering stages. 

Therefore, for DCC to re-direct resources into the preparation o f projects for predominantly 

private-sector development represents a significant redistribution o f  income and re-articulation o f 

priorities away from citizens and into the built environment. Furthermore, in preparing local- 

authority housing estates for redevelopment, the state is enabling the gentrification o f

While the mobilisation o f private-sector funding for property development in the past ten years in Dublin 
has been possible, in times o f quiescence in property development, that source of financing is likely to 
diminish.

In the original document o f the Liberties/Coombe lAP (Dublin Corporation, 1998), Cork Street was 
especially targeted as an area in need of regeneration and, subsequently, an Urban Design Framework Plan 
was devised for the street.
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neighbourhoods that were previously inaccessible to private capital. In the case o f  Fatima M ansions 

and St. M ichael’s Estate, redevelopment through PPPs has reduced significantly the number o f  

local-authority housing units with only a small proportion being rebuilt and, in the long run, the 

number o f  units will be reduced even further as the ‘sale o f flats’ policy comes into operation.

The operations o f the local state have undergone a significant transformation since the mid-1980s. 

In short, the state has reduced considerably its welfare-based role and its com m itm ent to housing 

provision in particular and, instead, is now heavily engaged in preparing and selling the city for 

capital. Indeed, DCC has been actively involved in place promotion and one o f its main functions 

now is to engage in city boosterism. For example, the promotion o f  a m arketing strategy was a key 

principle o f  the structures for implementation o f  the Liberties/Coombe lAP. Moreover, in the 

preparation o f  local-authority estates for PPP redevelopment, DCC engaged directly in ‘re- 

imagineering’, in presenting the opportunity for interested developers to transform  O ’Devaney 

Gardens into “The Phoenix Village” as illustrated in Plate 6.2. The images being portrayed in both 

the redevelopment o f  Fatima M ansions and O ’Devaney Gardens are clearly targeted at attracting a 

middle-income, professional population, echoing o f  marketing strategies adopted in the 

gentrification o f  Philadelphia’s Society Hill (Smith, 1996) and New Y ork’s Soho district (Zukin, 

1991). It is perhaps, in the refashioning o f the city’s main thoroughfare, O ’Connell Street that the 

entrepreneurial or neo-liberal vision o f the city has found its most visible physical expression, a 

street that is now designed for and targets middle-class consumption.

Towards neo-authoritarian governance

The promotion o f  entrepreneurial urban politics is, however, inherently conflictual. The preparation 

and selling o f  areas o f  the city and the uneven flows o f  capital in and out o f  the built environment is 

bound up with and dependent on the displacement o f  a working-class population and o f low-grade 

land-uses associated with a low-income population. Urban renewal, while presenting opportunities 

for profit generation, also generates housing affordability crises for indigenous low-income 

residents. In some instances, these contradictory processes have provoked responses at grassroots 

level, often in the form o f  direct action. In Dublin, for example, the proposed demolition in the late 

1980s o f  the local-authority housing estate o f Sheriff Street to make way for what eventually 

became the second phase o f  redevelopment in the Custom House Docks would have resulted in the 

displacement and dispersal o f  over 300 families to housing estates in D ublin’s suburbs. This 

situation prompted significant local opposition with the mobilisation o f  local activism involving 

street marches, public dem onstrations and the three-month occupation o f  a building, centering on a 

campaign dem anding housing locally based on the principle that the rights o f  the community 

should never be regarded as subordinate to the rights o f  commercial interests (see Punch, 2000). 

Although, the flats complex was later demolished, the local state, under political pressure arising
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from the housing protests, agreed to build new public-housing units locally to house existing 

tenants.

Since the late 1980s, EU regulations required that, in order to qualify for funding or for special 

fiscal incentives, urban renewal initiatives involved some level of consultation or participation with 

local residents. Formal mechanisms for consultation were then established in various planning and 

policy agendas (M ^ u irk , 1995). However, while consultation was required by EU regulations, 

planning was also conforming to private-sector profitability, thus serving to limit significantly the 

overall meaning o f consultation. Chapter 10 examined the participatory mechanims involved in the 

implementation o f the Liberties/Coombe lAP and in the preparation of PPP redevelopment in 

O’Devaney Gardens. In many ways, the adoption of mechanisms for ‘participation’ precluded the 

potential for direct conflict and mobilisation to emerge as had been experienced in Sheriff Street in 

1989, but the assumption o f private-sector profitability narrowed the agenda as to what was being 

participated in and led to a growing authoritarianism of local governance. The experience of 

community representatives on the Monitoring Committee o f the Liberties/Coombe lAP illustrated 

how the local state was willing to engage in participation but would accept no criticism and 

continued to pursue commercial and physical aims more vigorously than any social aims o f the 

plan. Moreover, when senior officials o f DCC involved in preparing the PPP-proposal for 

O’Devaney Gardens came under criticism and political pressure, they were able simply to propose 

a new set of participatory structures, maintain their strong position o f power, and continue with the 

exploitation of the estate for commercial redevelopment and gentrification.

Indeed, the rise o f local-authority managers as key agents in the governance o f Dublin and, in 

parallel, the growing distance between elected representatives and decision-making power, has 

been a significant component o f “actually existing neo-liberalisms” in the city (Brenner and 

Theodore, 2002a). Senior local-state officials played a key role in the co-ordination and delivery of 

the Liberties/Coombe lAP and in orchestrating the dual processes o f tenant consultation and PPP 

planning and tendering in the case of O ’Devaney Gardens. In both cases, the delivery o f ‘urban 

regeneration’ was underpinned by principles of private-sector profitability and when those 

principles conflicted with community regeneration, those senior officials were empowered to 

maintain the course o f profitability and ensure property-based renewal. Both case studies examined 

here provided very tangible examples o f the state’s acting as a move overt ‘agent’ o f capital 

(Smith, 2002) and signal that a new authoritarian form of governance is now in operation in 

Dublin.

This neo-authoritarianism o f the local state, marked by the rise of urban managers, concurs with

the assertions made by Swyngedouw (2005), who argued that the shift to flexible, multi-actor and

multi-scalar governance had the effect of reducing democratic accountability, whereby power is
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retained by economic and political elites with representation from civii-society groups, being in 

reality little more than tokenistic.

Gentrification as strategy

As argued in Chapter 9, gentrification has been adopted by the state as a more general urban 

strategy. In preparing and selling the city for capital, the state is actively involved in seeking to 

attract a middle-income professional population to live in the inner city. Recent planning and 

housing policies are being employed as a tool to ‘civilise’ (W ard, 2003) or to cleanse socially 

D ublin’s inner city. An overarching result has been the intensification and entrenchm ent o f  the 

gentrification o f  inner Dublin. More specifically, the adoption o f  policies which seek to reduce the 

stock o f  local-authority housing in the city are aimed at displacing low-income families from the 

inner area to more peripheral parts o f the city. One o f ways in which processes o f  gentrification (or 

more broadly the uneven movement o f capital) can be mitigated is through the provision o f  public 

housing in the inner city. However, the local state is instead freeing up public land for capital 

exploitation and withdrawing from housing provision through the sale o f  local-authority houses and 

flats, the reduction o f  the stock through PPP redevelopment, a growing reliance on the private- 

rented and voluntary-housing sectors to provide accommodation for low-income households and 

through the sale o f  sites earmarked for social-housing provision,

Dublin’s inner city has become symbolic o f the underlying social transformation that has taken 

place. Through policies o f  gentrification, ‘sugar-coated’ as regeneration, locales and streets have 

been physically recast and ‘re-im agineered’ as spaces for middle-class consum ption (Smith, 2002). 

The re-balancing o f  priorities o f  the neo-liberal local state has been reflected in a redistribution and 

channelling o f  wealth through the built environment. It is in this way that it could be argued that 

neo-liberalism is embodied in new urban redevelopment projects and that Dublin, in its physical 

form, is increasingly representative o f a neo-liberal agenda (Brenner and Theodore, 2002a; 

Swyngedouw, 2005).

The overall impact o f  land-use change, house-price increases and the loss o f  low-cost housing has

been the social transformation and changing terms o f who can use and live in the city. It is perhaps

in this context that Dublin could be viewed as becoming increasingly ‘revanchist’ (Smith, 1996).

W orking-class areas are being repackaged for middle-class consumption and in the longer term, an

attendant m iddle-class politics is likely to emerge in re-colonised locales, with the local grassroots

agenda being set, no longer by indigenous community activists and residents but by incoming

middle-income residents who are more likely to act politically in a way which increases the capital

value o f  property rather than lobby for appropriate services and land-uses to be provided for the

lower-income population. Indeed, the recent work o f Lawton (2007) provided evidence o f growing

resentment by new residents o f  the use by neighbouring lower-income groups o f  a newly created
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public square (M ayor Square) in D ublin’s north docks. Here the use o f and access to space is being 

contested but the very site itself has been reproduced and gentrified. Up until the mid-1980s, the 

underlying land had accommodated the community o f the Sheriff Street flats, a local-authority 

housing complex. Essentially, a low-grade residential function was upgraded and reproduced as a 

consumption space for the middle classes (Zukin, 1991). Fifteen years on, the new population has 

begun to act politically, and to use Sm ith’s terms, in a ‘vengeful’ or ‘revanchist’ way, to restrict the 

use o f  the space by the original working-class population.

Contesting gentrification?

It is perhaps surprising that the process o f  gentrification in Dublin, which has become so 

geographically widespread, has not met greater political resistance. A number o f factors are 

important here. First, in adopting entrepreneurial strategies, a particular language is embraced to 

promote and market the redevelopment o f  inner-city locales. The inherently positive meanings 

implied by ‘regeneration’, ‘renew al’ and ‘creating sustainable com m unities’ are difficult to argue 

against. Therefore, when boosterism lobbies present proposals for urban regeneration, they are 

generally accepted and promoted as being intrinsically good. Furthermore, populist discourses (the 

media and in some cases, academic accounts) often present uncritical descriptions o f urban 

regeneration, being easily swayed by the appearance o f new glass-clad buildings. Such descriptions 

typically ignore the process o f  displacement inherent to gentrification and instead highlight the 

benefits presented to middle-income groups and property capital.

In relation to working-class communities likely to experience the pressures o f upgrading, rent 

increases and displacement, there can be many barriers to influencing the outcome o f proposed 

regeneration processes. As examined in Chapter 10, numerous avenues for public participation 

have emerged in the planning system. However, as the experience o f  community representatives in 

the cases o f  the Liberties/Coombe lAP and the PPP-redevelopment o f  O ’Devaney Gardens support, 

these opportunities are more likely to co-opt working-class protest rather than deliver any 

significant benefits to those communities. In this way, structures for participation act as a way for 

the state to placate potential conflict with working-class mobilisations and campaigns o f  direct 

action. From the entrepreneurial state’s perspective, this has been a very successful strategy, as 

once community representatives formally participate, they are considered to form part o f  the urban 

regeneration project which leaves little space for criticism or debate to emerge.

The regeneration that occurred in the Liberties area up to the mid-1990s, facilitated and encouraged

by urban renewal schemes, proved insensitive to a pro-community agenda and was publicly

criticised in the central-govem m ent commissioned report (KPM G, 1996). This report, in part, led

to the initiation o f  a new and more holistic approach to urban regeneration through the creation o f

lAPs (Gleeson, 1999) which, as part o f  the structures for implementation, required the participation
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of community representatives. Chapter 10 drew attention to the failure of the participatory structure 

of the lAP to incorporate a redistribution o f power, leading ultimately to the side-lining o f 

community and social objectives o f the plan and the further entrenchment of gentrification in this 

working-class and former industrial locale. In the case o f the Liberties/Coombe lAP, the creation of 

mechanisms for participation may have served to disguise and facilitate the driving force 

underlying regeneration. In a recent paper based on a community perspective on the 

Liberties/Coombe lAP and Irish planning system more broadly, Brudell et al. (2004) reveal the 

contradictory outcomes o f participation:

“In addition to the failure to deliver on the key social and economic objectives 
outlined in the plan, continued breaches of the UDFP for Cork St. attest to the manner 
in which the implementation o f the Liberties/Coombe lAP is actually damaging the 
existing physical environment and placing increasing and unsustainable strains on the 
area’s already overburdened infrastructure...All o f this has, o f course, been done in 
the name of urban renewal, urban regeneration and urban revitalisation” (Brudell et al.
2004; 83).

Similarly, in the case o f the redevelopment o f O’Devaney Gardens, the creation o f structures for 

participation served to distract tenant representatives from the underlying driving force for 

redevelopment. In this case, no alternative option to the PPP for housing regeneration was offered 

and, from the outset, the agenda for participation was very narrow, forcing tenant representatives 

operating within the structures for participation, to accept the principle o f private-sector 

profitability without ever having been resourced to develop an understanding o f the practical 

implications o f such an assumption. In the case of O ’Devaney Gardens, the development of 

structures for participation that lack decision-making powers, has served to divert the community’s 

attention away from the contradictory process o f gentrification that will unravel in the coming 

years as the redevelopment and sale of the project progresses.

Limitations and Final Considerations

Limitations to the research

Within the framework o f this thesis, a number o f limitations in the research must be highlighted. 

First, in examining the movements o f capital in and through the built environment in Dublin, it has 

not been possible to trace the source o f capital flows. The proxy for influxes o f capital to the inner 

city since 1990 has thus been the physical manifestation o f those flows -  residential apartment 

complexes, modem office buildings and retail units. The extent o f change in Dublin’s built 

environment is remarkable. As mentioned previously, there were ca. 65 hectares o f vacant land and 

derelict buildings in the central area of Dublin in 1985 (MacLaran, 1993). By 2007, those sites 

have all but been redeveloped. There is a need to examine the sources o f capital which have shaped 

Dublin so substantially over the past fifteen years. However, there are major methodological 

difficulties associated with tracking capital flows and such a research project would require 

considerable resources and time well beyond the capacity o f this research.
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This thesis drew on secondary sources to gather information on the perspectives and attitudes of 

gentrifiers in inner Dublin in the early 1990s (MacLaran et al., 1994, 1995, 1996). While census 

and incomes data provided useful sources to develop a socio-economic profile o f  the more recent 

wave o f  gentrifiers, further primary research would be required to establish the more detailed 

characteristics o f gentrifiers, their income levels, tenure, motives for living in the new apartments 

and commitment to inner-city living, in order to test whether there is evidence o f  a cultural new 

class in inner Dublin, as asserted by Ley (1996) in the case o f Canadian cities. Based on price 

increases o f  housing units in the inner city since 1995 and evidence o f  re-gentrification in the 2000s 

o f housing developments built in the early 1990s, there is good reason to suggest that the new wave 

o f residents have a greater income capacity than the first wave o f  gentrifiers surveyed by MacLaran 

et al. (1995). However, such a survey would have required considerable time and resources 

unavailable to the researcher, who instead prioritised the investigation o f the more general social 

and physical transformative processes o f gentrification and the pressures created for indigenous 

residents rather than the description o f the characteristics o f recent incoming gentrifiers.

Another key limitation to this research is one which has been noted by many researchers o f 

gentrification (see Atkinson, 2000; Newman and Wyly, 2006). It has not been possible to trace 

where displaced residents and functions o f  inner Dublin have gone. As highlighted in Chapter 2, 

while there is little difficulty involved in finding the gentrifiers because there is one destination 

involved, the gentrifying neighbourhood, almost by definition, displaced residents are dispersed 

around the city and therefore involve many destinations, making them far more difficult to trace. In 

the course o f interviews with local tenants and residents o f the south-west inner city, the destination 

o f individual cases o f  displacement were identified. However, a far more comprehensive 

methodology would be required to allow general assertions to be made as to where working-class 

residents are being displaced.

Re-establishing critical perspectives in urban social change

Drawing on property-development literature, this work can make a contribution to more holistic 

understandings o f  processes o f  gentrification. Moreover, this thesis has involved a dialogue 

between the two theoretical strands o f  entrepreneurial urban governance and gentrification with 

some rewarding results. By analysing recent manifestations o f  entrepreneurial urbanism, 

gentrification can be conceptualised not merely as an outcome but instead, as a key part or strategy 

o f the neo-liberal project. The promotion o f  gentrification by urban boosterism lobbies (including 

the state) is part o f  an overarching strategy to prepare the built environment for capital 

accumulation. As asserted at the beginning o f this chapter, the current form o f  neo-liberal 

capitalism requires ever more short-term and speculative gains and, at the city level, this becomes 

manifest in the rapid creation or redevelopment o f urban space, one outcome o f which is 

gentrification.
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This thesis also represents an attempt to re-establish and reinforce critical perspectives o f 

gentrification and broader urban social change. While the physical transformation o f 

neighbourhoods forms a major facet o f gentrification and warrants research, gentrification is 

primarily a process o f class transformation, the most disruptive effects o f which are felt by low- 

income groups in the city. Contemporary urban regeneration projects may not involve direct slum 

clearance, as had been the case in urban renewal schemes adopted in U.K. and U.S. cities in the 

1930s and 1950s (Pacione, 1997; Knox and Pinch, 2005). However, they do promote the 

displacement o f low-income groups to peripheral areas o f the city. So, although the process is more 

insidious, the overall effect is similar -  poverty is displaced and not alleviated as might be inferred 

by words like ‘regeneration’ and ‘renewal’. Displacement is thus an integral component o f urban 

‘regeneration’ and should not be detached as an unfortunate outcome. In a recent review. Slater 

(2006) warned that an over-emphasis by academic researchers on the role o f gentrifiers and of 

gentrified spaces was serving to displace the role of displacement in processes o f gentrification. 

While, this thesis did not seek to quantify the numbers displaced in the case of gentrification in 

Dublin, it nonetheless firmly establishes processes o f class transformation and the attendant loss 

and displacement both o f functions and residents, as being central to processes of gentrification.

Given the growing relationship between the production o f gentrification and neo-liberal urban 

policy agendas, it seems that there is little scope for a meaningful redistribution o f power in 

network governance and structures for participation. While many academic commentators have 

pointed to the potential for pluralistic and flexible governance arrangements to enhance levels of 

democracy (Healey, 1995), in practice, there has been evidence o f a growing democratic deficit and 

increasing levels of authoritarianism (Swyngedouw, 2005). In the case of inner Dublin, few 

material benefits have been realised for inner-city communities from engagement in processes of 

participation. While for now, inner-city community representatives in Dublin are opting to become 

part o f participatory structures, elsewhere, there have been examples o f movements working 

outside o f existing structures and confronting the logic o f capitalism directly (see Leitner et al., 

2006). As the recent work o f Davies (2007) suggested, there is a need for academic researchers to 

examine the potential for community strategies to be articulated and mobilised in spaces external to 

structures for participation.

“The task therefore falls to local movements and activist critics to show that exit- 
action strategies are more empowering than partnership. But it also falls to scholars 
with ample opportunity to contribute to public debate. Much intellectual energy has 
been dedicated to the challenge of building democratically anchored networks and 
enhancing community participation. Similar scholarly energy could be put into 
developing ‘good practice’ for autonomous community organisations acting as a 
bulwark against colonisation and as part o f a public sphere where ‘citizens can debate 
the ends and means o f governance’ (Edwards, 2004, pp. 14-5; Wills, 2004)” (Davies, 
2007:17).

285



a V

’  /  ’  i / > % *

s iffcv r *” ’??, *t i-s, e A
;, .  ‘'.© lU v f O

 ̂ W  ^ . 1  ,'^i
r  i l

I, ,- '■ j '  var

vW’fSffcwi.ti'iS*-
^ ¥ k r  ?

• j l ' ................................................................................ ........ -,

:'viv ”



B ib l io g r a p h y

Aalen, F. H. A. (1985) The Working Class Housing Movement in Dublin, 1850-1920, in Bannon, 
M. (ed.) The Emergence o f  Irish Planning, 1880-1950, Dublin: Turoe Press, 131-88.

Aalen, F. H. A. (1990) The Iveagh Trust. The First Hundred Years, 1890-1990, Dublin: Iveagh 
Trust.

Aalen, F. H. A. (1992) Health and housing in Dublin c.1850 to 1921, in Aalen, F. H. A. and 
Whelan, K. (eds.) Dublin city and county: from  pre-history to present, Dublin: Geography 
Publications, 279-304.

Aglietta, M. (1979) A Theory o f  Capitalist Regulation - The U.S. Experience, London: New Left 
Books.

Albrechts, L. (1991) Changing roles and positions of planners. Urban Studies, 28(1), 123-137.

Allen, K. (2000) The Celtic Tiger: the myth o f  social partnership, Manchester: Manchester 
University Press.

Ambrose, P. (1986) Whatever happened to planning?, London: Methuen.

Ambrose, P. (2005) Declining housing affordability in a diverse society - trends, causes and 
consequences. Conference proceedings. National Housing Conference, Perth, 27-28 October.

Amin, A. (ed.) (1994) Post-Fordism: A Reader, Oxford: Blackwell.

Arnstein, S. R. (1969) A Ladder of Citizen Participation, American Institute o f  Planners Journal, 
35(4), 216-224.

Atkinson, R. (2000) Measuring Gentrification and Displacement in Greater London, Urban 
Studies, 37(1), 149-65.

Atkinson, R. (2003) Introduction: misunderstood saviour or vengeful wrecker? The many meanings 
and problems of gentrification. Urban Studies, 40(12), 2343-50.

Bacon, P. and Associates (1998) An economic assessment o f  recent house price developments, 
Dublin: Stationery Office.

Bacon, P. and Associates (1999) The housing market: an economic review and assessment, Dublin: 
Stationery Office.

Bacon, P. and Associates (2000) The housing market in Ireland: an economic evaluation o f  trends 
and prospects, Dublin: Stationery Office.

Badcock, B. (1989) An Australian view of the rent gap hypothesis. Annals o f  the Association o f  
American Geographers, 79, 125-145.

Baeten, G. (2001) Urban regeneration, social exclusion and shifting power geometries on the South 
Bank, London, Geographische Zeitschrift, 89 (2 & 3), 103-112.

Bailey, N. and Robertson, D. (1997) Housing Renewal, Urban Policy and Gentrification, Urban 
Studies, 34(4), 561-578.

Bannon, M. (ed.) (1989) Planning: the Irish experience 1920-88, Dublin: Wolfhound.

Bannon, M., Eustace, J. G. and OTMeill, M. (1981) Urbanisation: problems o f  growth and decay in 
Dublin, Dublin: National Economic and Social Council, Report No. 55, Stationery Office.

287



Bibliography

Bartley, B. and Treadwell Shine, K. (2003) Competitive city: governance and the changing 
dynamics of urban regeneration in Dublin, in Moulaert, F., Rodriguez, A. and Swyngedouw, E. 
(eds.) The Globalized City: Economic Restructuring and Social Polarization in European Cities, 
Oxford: Oxford University Press, 145-166.

Bartley, B., Treadwell Shine, K. and Creamer, C. (2000) Urban Redevelopment and Social 
Polarisation in the City, Governance and the Dynamics o f  Urban Regeneration in Dublin, 
Maynooth: Department of Geography, NUI Maynooth.

Bassett, K. (1996) Partnerships, business elites and urban politics: new forms of governance in an 
English city?. Urban Studies, 33(3), 539-555.

Bauman, B. (1998) Globalization: The Human Consequences, Cambridge: Polity Press.

Beauregard, R. A. (1986) The chaos and complexity of gentrification, in Smith, N. and Williams, 
P. (eds.) Gentrification o f  the city, Boston: Allen & Unwin, 35-55.

Beck, U. (1999) What is Globalization?, Cambridge: Polity Press.

Beck, U. (2000) The Brave New World o f  Work, Cambridge: Cambridge University Press.

Begg, I. (ed.) (2002) Urban competitiveness: Policies fo r dynamic cities, Bristol: Policy Press.

Berry, B. J. L. (1993) The global economy: resource use, locational choice and international trade, 
London: Prentice Hall.

Berry, J., McGreal, W. S. and Deddis, W. G. (1993) Urban Regeneration: property investment and 
development, Andover: E, & F.N. Spon.

Blackwell, J. (1988)/i Review o f  Housing Policy, Dublin: National Economic and Social Council.

Bondi, L. (1991) Gender divisions and gentrification: a critique. Transactions o f  the Institute o f  
British Geographers, 16(2), 190-98.

Bondi, L. (1999) Gender, class and gentrification: enriching the debate. Environment & Planning 
D, 17,261-82.

Bone, J. (2006) Fordism and Post-Fordism, in Robertson, R. and Scholte, J. A. (eds.) Encyclopdia 
o f  Globalization, London: Routledge.

Borrassa, S. C. (1993) The rent gap debunked. Urban Studies, 30(10), 1731-44.

Bostic, R. W. and Martin, R. W. (2003) Black home-owners as a gentrifying force? Neighbourhood 
dynamics in the context o f home-ownership. Urban Studies, 40(12), 2427-49.

Bourne, L. S. (1993) The myth and reality of gentrification, Urban Studies, 30(1), 183-9.

Breitbach, C. and Mitchell, D. (2003) Growth machines and growth pains: the contradictions of 
property development and landscape in Sioux Falls, South Dakota, in MacLaran, A. (ed.) Making 
Space: property development and urban planning, London: Arnold, 212-233.

Brenner, N. (1999) Globalisation as reterritorialisation: the rescaling of urban governance in the 
European Union, Urban Studies, 36(3), 431-451.

Brenner, N. (2004) New State Spaces: Urban Governance and the Rescaling o f  Statehood, Oxford: 
Oxford University Press.

Brenner, N. and Theodore, N. (2002a) Cities and the geographies o f 'actually existing 
x\QCi\\hQV \̂\sm, Antipode, 34(3), 356-386.

Brenner, N. and Theodore, N. (2002b) Preface: From the "New Localism" to the Spaces of 
Neoliberalism, 34(3), 341-347.

288



Bridge, G. (1993) Gentrification, class and residence, Working Paper 109, University o f Bristol: 
School for Advanced Urban Studies

Bridge, G. (1993) Time-space trajectories in provincial gentrification. Urban Studies, 40(12), 2545- 
56.

Brindley, T., Rydin, Y. and Stoker, G. (1989) Remaking planning: The politics o f  urban change in 
the Thatcher years, London: Unwin Hyman,

Brindley, T., Rydin, Y. and Stoker, G. (1996) Remaking Planning: The Politics o f  Urban Change, 
London: Routledge.

Bromley, R., Tallon, A. and Thomas, C. (2005) City-centre regeneration through residential 
development: contributing to sustainability. Urban Studies, 42(13), 2407-29.

Brownhill, S. (1990) Developing London’s Docklands: another great planning disaster?, London: 
Paul Chapman Publishing.

Brownhill, S., Razzaque, K., Stirling, T. and Thomas, H. (1996) Local governance and the 
radicalisation o f urban policy in the UK: the case of Urban Development Corporations, Urban 
Studies, 33(8), 1337-55.

Brudell, P. (1999) Critical Perspectives and Agenda fo r  Action: South West Inner City Network 
Area Action Plan 1999-2006, Dublin: South West Inner City Network.

Brudell, P. (2002) Minority Report o f  the Community Representatives to the Liberties/Coombe 
Integrated Area Plan, Dublin: South West Inner City Network.

Brudell, P., Hammond, C. and Henry, J. (2004) Urban Planning and regeneration - a community 
perspective, Journal o f  Irish Urban Studies, 3(1), 65-87.

Bryson, J. R. (2003) Reshaping and reinventing the city o f Birmingham, UK: planning for 
enterprise and the information society in MacLaran, A. (ed.) Making Space: Property Development 
and Urban Planning, London: Arnold, 194-211.

Butler, T. (1997) Gentrification and the middle class, Ashgate: Aldershot.

Butler, T. (2003) Living in the bubble: gentrification and its ‘Others’ in North London, Urban 
Studies, 40(12), 2469-86.

Butler, T. and Robson, G. (2003) Plotting the middle classes: gentrification and circuits of 
education in London, Housing Studies, 18(1), 5-28.

Cabus, P. (2001) The meaning o f local in a global economy: the ‘region’s advocacy o f local 
interests, European Planning Studies, 9(8), 1011-29.

Cameron, S. (1992) Housing - gentrification and urban regeneration policies, Urban Studies, 29(1), 
3-14.

Cameron, S. (2003) Gentrification, housing redifferentiation and urban regeneration: ‘Going for 
Growth’ in Newcastle upon Tyne, Urban Studies, 40(12), 2367-83.

Cammack, P. (1998) Globalization and the death o f liberal democracy, European Review, 6249-63.

Carpenter, J. and Lees, L. (1995) Gentrification in New York, London and Paris: an international 
comparison, International Journal o f  Urban & Regional Research, 19(2), 286-303.

Castells, M. (1977) The Urban Question: a Marxist approach, London: Arnold.

Castells, M. (1991) The Informational City, Oxford: Blackwell.

289



Bibliography

Castells, M, (1993) European cities, the informational society and the global economy, Tijdschrift 
voor Economische en Sociale Geografie, 84(4), 247-325.

Castells, M. (1996) The rise o f  the network society, Oxford: Blackwell.

Cawley, M. (1996) Town population change in the Republic o f Ireland: the need for an urban 
policy review. Regional Studies, 30(1), 85-89.

Chorianopoulos, I. (2002) Urban restructuring and governance; North-south differences in Europe 
and the EU URBAN Initiative, Urban Studies, 39(4), 705-726.

Clark, E. (1987) The Rent Gap and Urban Change: Case studies in Mahno 1860-1985, Lund: Lund 
University Press.

Clark, E. (1994) Towards a Copenhagen interpretation of gentrification. Urban Studies, 31(7), 
1033-42.

Clayton, G. (2004) Regeneration in Docklands, Journal o f  Irish Urban Studies Annual Conference, 
Trinity College Dublin, 30th September.

Clayton, V. (2005) The role o f  housing associations in the housing market in the Republic o f  
Ireland, unpublished Ph.D. thesis: Department of Geography, Trinity College Dublin.

Coates, B., Johnston, R. J. and Knox, P. L. (1977) Geography and Inequality, Oxford: Oxford 
University Press.

Cochrane, A. (1999) Redefining urban politics for the twenty-first century, in Jones, A. E. G. and 
Wilson, D. (eds.) The urban growth machine: critical perspectives tŵ o decades later, Albany: 
SUNY Press, 109-24.

Cochrane, A., Peck, J. and Tickell, A. (1996) Manchester plays games: exploring the local politics 
of globalisation. Urban Studies, 33(8), 1319-36.

Cochrane, A., Peck, J. and Tickell, A. (2002) Olympic dreams: visions o f partnership, in Peck, J. 
and Ward, K. (eds.) City o f  Revolution: Restructuring Manchester, Manchester: Manchester 
University Press, 95-115.

Colivet, M. P. (1943) Report o f  inquiry into the housing o f the working classes o f  the city o f  
Dublin, 1939/43, Dublin: Stationery Office.

Collins, C. (1999) Applying Bakhtin in Urban Studies: The Failure o f Community Participation in 
the Ferguslie Park Partnership, Urban Studies, 36(1), 73-90.

Combat Poverty Agency (1996) Submission on the Study o f  Urban Renewal Schemes by KPMG, 
Dublin: Combat Poverty Agency.

Corcoran, M. and DCC Entrust Team (2003) Urban Regeneration in the City o f  Dublin: 
Partnership structures and integrated area planning, Dublin: ENTRUST,

Cox, K. (1995) Globalisation, competition and the politics of local economic development. Urban 
Studies, 32, 213-224,

Cox, K. (1997) Spaces o f  globalization: Reasserting the power o f  the local. New York and London: 
Guilford Press and Longman.

Cox, K, (2004) Globalisation and the politics of local and regional development: the question of 
convergence, Transactions o f  the Institute o f  British Geographers, 29, 179-194,

Cox, K. and Mair, A. (1989) Urban Growth Machines and the Politics o f Local Economic 
Development, International Journal o f  Urban and Regional Research, 13, 137-46.

CSO (2004) Personal Communication with Senior Statistician, December 2004.

290



Davidson, M. and Lees, L. (2005) New-buiid gentrification and London's riverside renaissance. 
Environment & Planning A, 37(7), 1165-1190.

Davies, J. S. (2001) Partnerships and Regimes: the politics o f  urban regeneration in the UK, 
Ashgate: Aldershot.

Davies, J. S. (2007) The Limits o f Partnership: An Exit-Action Strategy for Local Democratic 
Inclusion, Political Studies, 55(doi: 10.111 l/j.l467-9248.2007.00677.x).

Davis, M. (1990) City o f  Quartz: Excavating the Future in Los Angeles, London: Verso.

DDDA (1997) Dublin Docklands Area Master Plan, Dublin: Dublin Docklands Development 
Authority, Custom House Quay.

Department o f Finance (2006) Goodbody Review o f  Area-Based Tax Incentive Renewal Schemes, 
Dublin.

Department o f the Environment (1995) Social Housing -  the Way Ahead, Dublin: Stationery 
Office.

Department o f the Environment (1996) Better Local Government: A Programme fo r  Change, 
Dublin: Stationery Office.

Department o f the Environment, Heritage and Local Government (2005) Annual Housing Statistics 
Bulletin, Dublin: Stationery Office.

Department o f the Environment and Local Government (1997) 1998 Urban Renewal Scheme 
Guidelines, Dublin: Stationery Office.

Department o f the Environment and Local Government (1998) The Report o f  the Task Force on the 
Integration o f  Local Government and Local Development Systems - Preparing the Ground, Dublin: 
Stationery Office.

Department o f the Environment and Local Government (1999a) 1999 Urban Renewal Scheme: 
Monitoring Guidelines, April 1999, Dublin: Stationery Office.

Department o f the Environment and Local Government (1999b) Residential Density Guidelines fo r  
Planning Authorities, Dublin: Stationery Office.

Department o f the Environment and Local Government (2000a) Part V o f  the Planning and 
Development Act 2000, Housing Supply - Guidelines fo r  Planning Authorities, Dublin: Stationery 
Office.

Department o f the Environment and Local Government (2000b) A Shared Vision fo r  County and 
City Development Boards, Dublin: Government Publications Office.

DHDA (2006) The Digital Hub Development Plan (draft), Dublin: DHDA.

Dicken, P. (1998) Global Shift, London: Paul Chapman Publishing.

Dicken, P. and Lloyd, P. E. (1978) Inner metropolitan industrial change, enterprise structures and 
policy issues: case studies o f Manchester and Merseyside, Regional Studies, 12, 181-197.

DICP (1996) Partners Participation and Progress: Dublin Inner City Partnership Progress Report 
1994-1995, Dublin: DICP.

Digital Media Development (2001) The Strategy Document, Dublin: Digital Media Development.

Downey, D. (1998) New Realities in Irish Housing, Dublin: Consultancy and Research Unit for the 
Built Environment, Dublin Institute o f Technology, Bolton Street.

291



Bibliography

Downey, D. (2003) Affordability and Access to Irish Housing; Trends, Policy and Prospects, 
Journal o f  Irish Urban Studies, 2(1), 1-24.

Drudy, P. J. (1999) Dublin docklands: the way forward, in Killen, J, and MacLaran, A. (eds.) 
Dublin: Contemporary Trends and Issues fo r  the Twenty-First Century, Dublin: Geographical 
Society of Ireland, Special Publication no. 11, 35-47.

Drudy, P. J, and Punch, M. (1999) The ‘regional problem’ urban disadvantages and development. 
Trinity Economic Paper Series, 99(1).

Drudy, P. J. and Punch, M. (2001) Economic restructuring, urban change and regeneration: the case 
of Dublin, Journal o f  the Statistical and Social Inquiry Society o f  Ireland, Vol. XXIX.

Drudy, P. J. and Punch, M. (2005) Out o f  Reach: Inequalities in the Irish Housing System, Dublin: 
Tasc at New Island.

Dublin City Council (2004) St. Michael's Estate Framework Plan, Dublin Dublin City Council.

Dublin City Council (2005) Dublin City Development Plan 2005-2011, Dublin: Dublin City 
Council.

Dublin City Development Board (2002) Dublin - a City o f  Possibilities: economic, social and 
cultural strategy, 2002-2012 Dublin: Dublin City Development Board.

Dublin Corporation (1997) Half-yearly report on residential renewal, Dublin Corporation.

Dublin Corporation (1998) The Liberties/Coombe Integrated Area Plan, Dublin: Dublin 
Corporation.

Dublin Corporation (1999) Dublin City Development Plan 1999-2004, Dublin: Dublin City 
Council.

Dublin Corporation (2001) Dublin City Development Plan 1999 - Housing Strategy, Dublin: 
Dublin Corporation.

Dublin Corporation (2001) Regeneration, Next Generation: Looking Forward to New Future for  
Fatima, Dublin: Dublin Corporation.

Dublin Regional Authority and Mid-East Regional Authority (2004) Regional Planning Guidelines 
fo r  the Greater Dublin Area 2004-2016, Dublin: Regional Planning Guidelines Project Office.

Dumenil, G. and Levy, D. (2004) Neoliberal Income Trends: Wealth, Class and Ownership in the 
New Left Review, 30, 105-33.

Dutton, P. (2003) Leeds calling: the influence of London on the gentrification of regional cities. 
Urban Studies, 40(12), 2557-72.

Eagleton, T. After Theory, London: Allen Lane.

Edwards, J. (1997) Urban policy: the victory o f form over substance. Urban Studies, 34(5), 825- 
843.

Edwards, M. (2004) Civil Society, Cambridge: Polity Press.

Fahey, T. (ed.) (1999) Social Housing in Ireland: A Study o f  Success, Failure and Lessons 
Learned, Dublin: Oaktree Press.

Fainstein, S. (1994) The city builders: property, politics and planning in London and New York, 
Oxford: Blackwell.

Fanstein, S., Gordon, I. and Harloe, M. (1992) Divided cities: New York and London in the 
contemporary world, Oxford: Blackwell.

292



Fatima Groups United (2000) Eleven acres, ten steps, Dublin: FGU.

Fatima Groups United (2004) The value o f  a promise, the promise o f  value, Dublin: FGU.

Florida, R. (2002) The rise o f  the creative class, New York: Basic Books.

Friedman, T. L. (2005) The World Is Flat: A Brief History o f  the Twenty-First Century, New York: 
Farrar, Straus & Giroux.

George, S. (2000) A Short History of Neoliberalism: Twenty Years o f Elite Economics and 
Emerging Opportunities for Structural Change, in Bello, W., Bullard, N. and Malhotra, K. (eds.) 
Global Finance: New Thinking on Regulating Capital Markets, London: Zed Books, 27-35.

Glass, R. (1964) Introduction to London: aspects o f change, in Glass, R. (ed.) Cliches o f  Urban 
Doom, Oxford: Blackwell, 133-158.

Glass, R. (1973) The mood of London, in Glass, R. (ed.) C lichh  o f  Urban Doom, Oxford: 
Blackwell, 159-83.

Gleeson, D. (1999) Changing approaches to planning in Dublin's inner city, in Killen, J. and 
MacLaran, A. (eds.) Dublin: Contemporary Trends and Issues fo r  the Twenty-First Century, 
Dublin: Geographical Society o f Ireland, Special Publication no. 11, 49-54.

Goodwin, M. (1993) The city as commodity: The contested spaces of urban development, in 
Kearns, G. and Philo, C. (eds.) Selling places: The city as cultural capital, past and present, 
Oxford: Pergamon Press.

Goodwin, M. (1996) Governing the spaces o f difference: regulation and globalisation in London, 
Urban Studies, 33(8), 1395-1406.

Goodwin, M. and Painter, J. (1996) Local governance, the crises o f Fordism and the changing 
geographies of regulation, Transactions o f  the Institute o f  British Geographers, 21(4), 635- 648.

Grist, B. {\999)An introduction to Irish planning law, Dublin: Institute o f Public Administration.

Guerin, D. (1999) Housing Income Support in the Private-Rented Sector: A survey o f  recipients o f  
SWA supplement, Dublin: Combat Poverty Agency.

Guerin, P. (2003) Building Solidarity Across Communities; Bringing Anti-Racism to the South West 
Inner City, Dublin: South West Inner City Network.

Hackworth, J. and Smith, N. (2001) The changing state of gentrification, Tijdschrift voor 
Economische en Sociale Geografie, 92, 464-77.

Hall, P. (1993) Forces shaping urban Europe, Urban Studies, 30(6), 883-898.

Hall, T. and Hubbard, P. (1998) The Entrepreneurial City: Geographies o f  Politics, Regime and 
Representation, Chichester: Wiley.

Hammond, C., Brudell, P. and Henry, J. (2002) The Community’s Experience o f  the Planning and 
Planning Appeals Process within the Liberties/Coombe lAP. Case Study: The Kavanagh Site, 
Dublin: Cork Street and Maryland Residents’ Association.

Hamnett, C. (1973) Improvement Grants as an Indicator o f Gentrification in Inner London, Area, 
5(4), 252-61.

Hamnett, C. (1984) Gentrification and residential location theory: a review and assessment, in 
Herbert, D. T. and Johnston, R. J. (eds.) Geography and the Urban Environment, Vol. VI, 
Chichester: Wiley, 252-319.

Hamnett, C. (1992) The blind man and the elephant: the explanation o f gentrification. Transactions 
o f  the Institute o f  British Geographers, 16(2), 173-89.

293



Bibliography

Hamnett, C. (1992) “Gentrifiers or lemmings?” A response to Neil Smith, Transactions o f  the 
Institute o f  British Geographers, 17, 116-119.

Hamnett, C. (1996) Social polarization, economic restructuring and welfare state regimes. Urban 
Studies, 33(8), 1407-30.

Hamnett, C. (2003) Gentrification and the middle-class remaking o f inner London, Urban Studies, 
40(12), 2401-26.

Hamnett, C. and Randolph, B. (1986) Tenurial transformation and the flat break-up market in 
London: the British condo experience, in Smith, N. and Williams, P. (eds.) Gentrification o f  the 
City, Boston: Alien & Unwin, 121-152.

Hamnett, C. and Williams, P. (1979) Gentrification in London 1961-1971, Birmingham: University 
of Birmingham.

Harvey, D. (1973) Social justice and the City, London: Edward Arnold.

Harvey, D. (1982) The Limits to Capital, Oxford: Basil Blackwell.

Harvey, D. (1985) Consciousness and the Urban Experience, Oxford: Blackwell.

Harvey, D. (1985) The Urbanization o f  Capital: Studies in the History and Theory o f  Capitalist 
Urbanization, Oxford: Basil Blackwell.

Harvey, D. (1989a) From managerialism to entrepreneurialism: the transformation in urban 
governance in late Capitalism, Geografiska Annaler B, 71,3-17.

Harvey, D. (1989b) The Condition o f  Postmodernity: An Enquiry into the Origins o f  Cultural 
Change, Oxford: Blackwell.

Harvey, D. (1993) Social justice, postmodernism and the city. International Journal o f  Urban and 
Regional Research, 16(4), 588-601.

Harvey, D. (1996) Justice, Nature and the Geography o f  Difference, Oxford: Blackwell.

Harvey, D. {2QQ0) Spaces o f  Hope, Edinburgh: Edinburgh University Press.

Harvey, D. (2005) Brief History o f  Neoliberalism, Oxford: Oxford University Press.

Healey, P. (1992) The re-organisation of the state and market in planning. Urban Studies, 29(3/4), 
411-34.

Healey, P. (1995) Discourses o f Integration: Making Frameworks for Democratic Urban Planning, 
in Healey, P., Cameron, S., Davoudi, S., Graham, S. and Madani-Pour, A. (eds.) Managing Cities: 
The New Urban Context, Wiley: Chichester, 251-272.

Healey, P., Cameron, S., Davoudi, S., Graham, S. and Madanipour, A. (eds.) (1995) Managing 
cities: The new urban context, Chichester: Wiley.

Heame, R. (2006) Neo-liberalism, Public Services and PPPs in Ireland, Progress in Irish Urban 
Studies, 2, 1-14.

Herbert, D. T. and Smith, D. M. (eds.) (1979) Social problems and the City, Oxford: Oxford 
University Press.

Herrschel, T. (1998) From socialism to post-Fordism: the local state and economic policies in 
Eastern Germany, in Hall, T. and Hubbard, P. (eds.) The Entrepreneurial City: Geographies o f  
Politics, Regime and Representation, Chichester: Wiley, 173-98.

Hoggart, S. (1996) Interview with G. Soros, International Financier, The Hollow State, Part 2\ 
BBC TV.

294



Hoggart, S. (1996) Interview with Sir R. Hampel, Chairman ICI, The Hollow State, Part 1: BBC 
TV.

Hoggart, S. (1996) Interview with Sir R. Hampel, Chairman ICI, The Hollow State, Part 2: BBC 
TV.

Holden, A. (2002) Bomb sites: the politics of opportunity, in Peck, J. and Ward, K. (eds.) City o f 
revolution: restructuring Manchester, Manchester: Manchester University Press, 133-54.

House, J. and McGrath, K. (2004) Innovative governance and development in the new Ireland: 
social partnership and the integrated approach. Governance, 17(1), 29-57.

Housing Unit and DCC (2002) Profile o f Households Accommodated by Dublin City Council, 
Dublin: Dublin City Council and the Housing Unit.

Hubbard, P. (1996) Urban design and city regeneration: social representations of entrepreneurial 
landscapes. Urban Studies, 33(8), 1441-61.

Hubbard, P. and Hall, T. (1998) The entrepreneurial city and the ‘new urban politics, in Hall, T. 
and Hubbard, P. (eds.) The Entrepreneurial City: Geographies o f Politics, Regime and 
Representation, Chichester: Wiley, 1-23.

Imrie, R. and Raco, M. (1999) How new is the new local governance? Lessons from the United 
Kingdom, Transactions o f the Institute o f British Geographers, 24(1), 45-63.

Imrie, R. and Thomas, H. (1993) British urban policy and the Urban Development Corporations, 
London: Paul Chapman Publishing.

Imrie, R. and Thomas, H. (eds.) (1999) British urban policy: an evaluation o f the Urban 
Development Corporations, London: Sage.

Industrial Development Authority (2000) IDA Annual Report, Dublin IDA.

Jessop, B. (1994) Post-fordism and the state, in Amin, A. (ed.) Post-fordism: A Reader, Oxford: 
Blackwell, 251-279.

Jessop, B. (1995) The regulation approach, governance and post-Fordism: alternative perspectives 
on economic and political change?, Economy and Society, 24(3), 307-33.

Jessop, B. (1997) The entrepreneurial city: re-imaging localities, redesigning economic governance 
or restructuring capital, in Jewson, N. and McGregor, S. (eds.) Transforming cities: contested 
governance and new spatial divisions, London: Routledge, 28-41.

Jessop, B. (1998) The narrative o f enterprise and the enterprise o f narrative: place marketing and 
the entrepreneurial city, in Hall, T. and Hubbard, P. (eds.) The Entrepreneurial City: Geographies 
o f Politics, Regime and Representation, Chichester: Wiley, 77-102.

Jessop, B. (2002) Liberalism, Neoliberalism and Urban Governance: A State-Theoretical 
Perspective, 34(3), 452-72.

Jessop, B. and Peck, J. (2001) Fast policy/local discipline. Mimeograph, Lancaster: Department of 
Sociology, Lancaster University.

Jessop, B. and Sum, N. L. (2000) An entrepreneurial city in action: Hong Kong’s emerging 
strategies in and for (Inter) Urban competition. Urban Studies, 37(12), 2287-2313.

Jewson, N. and McGregor, S. (1997) Transforming cities: Social exclusion and the reinvention of 
partnership, in Jewson, N. and McGregor, S. (eds.) Transforming cities: contested governance and 
new spatial divisions, London: Routledge, 1-15.

Johnston, R. J., Taylor, P. and Watts, M. J. (1995) Geographies o f global change: remapping the 
world in the late twentieth century, Oxford: Blackwell.

295



Bibliography

Jones, A. E. G. and Wilson, D. (1999) The city as a growth machine: critical reflections two 
decades later, in Jones, A. E. G. and Wilson, D, (eds.) The urban growth machine: critical 
perspectives two decades later, Albany: SUNY Press, 3-20.

Judge, D., Wolman, H. and Stoker, G. (1995) Theories o f  urban politics, London: Sage.

Karsten, L. (2003) Family gentrifiers: challenging the city as a place simultaneously to build a 
career and to raise children, Urban Studies, 40(12), 2573-2584.

Kary, K. J. (1988) The gentrification o f Toronto and the rent gap theory, in Bunting, T. E. and 
Pillion, P. (eds.) The Changing Canadian Inner City, Ontario; Department of Geography 
Publication Series No. 31, University o f Waterloo, 53-72.

Kearns, A. and Paddison, R. (2000) New challenges for urban governance: introduction to the 
review issue. Urban Studies, 37(5), 845-50.

Kearns, G. and Philo, C. (1993) Selling places: The city as cultural capital, past and present, 
Oxford: Pergamon Press.

Kearns, K. C. (2000) Dublin Tenement Life: An Oral History, Dublin: Penguin.

Kenny, B. (2004) Directions for Social Housing in Dublin City, Paper presented to DCC Housing 
Seminar, Croke Park, Dublin, 16th November.

Kirby, P. (2002) The Celtic Tiger in distress: Growth with inequality in Ireland, Basingstoke: 
Palgrave.

Knox, P. and Pinch, S. (2005) Urban Social Geography: An Introduction, Harlow: Prentice Hall.

Knox, P. L. and Agnew, J. (1989) The geography o f  the world economy. New York: Edward 
Arnold.

KPMG (1996) Study on the Urban Renewal Schemes, Dublin, Dublin: Department of the 
Environment.

Larkham, P. J. (1991) Gentrification, renewal and the urban landscape, in Working Paper 59, 
School of Geography: University o f Birmingham.

Laska, S. B. and Spain, D. (eds.) (1980) Back to the City: Issues in Neighborhood Renovation, New 
York: Pergamon.

Lawton, P. (2007) Planning for Public Space: London, Amsterdam and Dublin, Paper presented to 
the Conference o f  Irish Geographers, St. Patrick's College, Dublin, 13th May.

Lawton, P. {forthcoming) Dublin 1990-2006: 'Cultural Quarters', urban form and city boosterism, 
Progress in Irish Urban Studies, 4.

Le Gates, R. and Hartman, C. (1986) The anatomy of displacement in the United States, in Smith, 
N. and Williams, P. (eds.) Gentrification o f  the city, Boston: Allen & Unwin, 178-203.

Lee, R. (2002) 'Nice maps, shame about the theory'? Thinking geographically about the economic, 
Progress in Human Geography, 26(3), 333-55.

Lees, L. (1994) Rethinking Gentrification: Beyond the Positions o f Economics and Culture, 
Progress in Human Geography, 18, 137-50.

Lees, L. (2003) Super-gentrification: the case of Brooklyn Heights, New York City”, Urban 
Studies, 40(12) 2487-2509.

Lefebvre, H. (1991) The production o f  space, Oxford: Blackwell.

296



Leitner, H. and Gamer, M. (1993) The limits of urban incentives: a reassessment o f urban 
entrepreneurism for urban development, Urban Geography, 14, 57-77.

Leitner, H., Peck, J. and Sheppard, E. S. (2006a) Contesting Neoliberalism: Urban Frontiers, New 
York: Guilford Press.

Leitner, H., Peck, J. and Sheppard, E. S. (2006b) Squaring Up to Neoliberalism, in Leitner, H., 
Peck, J. and Sheppard, E. S. (eds.) Contesting Neoliberalism: Urban Frontiers, New York: 
Guilford Press, 311-27.

Leitner, H. and Sheppard, E. S. (2002) "The City is Dead, Long Live the Net": Harnessing 
European Interurban Networks for a Neoliberal Agenda, Antipode, 34(3), 495-518.

Leitner, H., Sheppard, E. S., Sziarto, K. and Marginganti, A. (2006) Contesting Urban Futures: 
decentering neoliberalism, in Leitner, H., Peck, J. and Sheppard, E. S. (eds.) Contesting 
Neoliberalism: Urban Frontiers, New York: Guilford Press, 1-25.

Lever, W. P. (1993) Competition within the European urban system. Urban Studies, 30(6), 935-48.

Ley, D. (1986) Alternative explanations for inner-city gentrification. Annals o f  the Association o f  
American Geographers, 70, 521-35.

Ley, D. (1987) The rent-gap revisited. Annals o f  the Association o f  American Geographers, 70, 
238-58.

Ley, D. (1994) Gentrification and the politics o f the new middle class. Environment and Planning 
D, 12(0,53-74.

Ley, D. (1996) The new middle class and the remaking o f  the central city, Oxford: Oxford 
University Press.

Ley, D. (2003) Artisits, aestheticisation and the field o f gentrification. Urban Studies, 40(12), 
2527-44.

Loftman, P. and Nevin, B. (1998) Pro-growth local economic development strategies: civid 
promotion and local needs in Britain’s second city, 1981-1996, in Hall, T. and Hubbard, P. (eds.) 
The Entrepreneurial City: Geographies o f  Politics, Regime and Representation, Chichester: Wiley, 
129-48.

Logan, J. R. and Molotch, H. (1987) Urban Fortunes: the Political Economy o f  Place, Berkeley: 
University o f California Press.

Lovering, J. (1995) Creating discourses rather than jobs; the crisis in the city and the transition 
fantasies of the intellectuals and policy-makers, in Healey, P., Cameron, S., Davoudi, S., Graham, 
S. and Madanipour, A. (eds.) Managing Cities: the New Urban Context, Chichester: Wiley, 109- 
126.

MacLaran, A. (1993) Dublin: The Shaping o f  a Capital, London and New York: Belhaven Press.

MacLaran, A. (1996) Office development in Dublin and the tax-incentive areas, Irish Geography, 
29(2), 49-54.

MacLaran, A. (1996) Private Sector Residential Development in Central Dublin, in Drudy, P. J. 
and MacLaran, A. (eds.) Dublin: Economic and Social Trends, Vol. 2, Dublin: Centre for Urban 
and Regional Studies, Trinity College, 20-42.

MacLaran, A. (1999) Inner Dublin: Change and Development in Killen, J. and MacLaran, A. (eds.) 
Dublin: Contemporary Trends and Issues fo r  the Twenty-First Century Dublin: Centre for Urban 
and Regional Studies and the Geographical Society of Ireland, 21-34.

297



Bibliography

MacLaran, A. (ed.) (2003) Making Space: Property Development and Urban Planning, London: 
Arnold.

MacLaran, A., Emerson, H. and Williams, B. (1995) Residential development in central Dublin: a 
survey o f  current occupiers, Dublin: Centre for Urban and Regional Studies, Trinity College.

MacLaran, A., MacLaran, M. and Floyd, D. (1996) A report on the recent residential developments 
in central Dublin, Dublin: Centre for Urban and Regional Studies, Trinity College.

MacLaran, A., MacLaran, M. and Williams, B. (1994) Residential development as an engine fo r  
inner-city renewal in Dublin: commentary and statistical appendix, Dublin: Centre for Urban and 
Regional Studies, Trinity College.

MacLaran, A. and M-Guirk, P. (2003) Planning the city, in MacLaran, A. (ed.) Making Space: 
Property Development and Urban Planning, London: Arnold, 63-94.

MacLaran, A. and Murphy, L. (1997) The problems of taxation-induced inner-city housing 
development - Dublin's recipe for success, Irish Geography, 30, 31-36.

MacLaran, A. and O'Connell, R. (2003) Dublin's Fourth Office Development Boom, Journal o f  
Irish Urban Studies, 2(2), 85-91.

MacLaran, A. and O'Connell, R, (2007) Savills/Hamilton Osbourne King Annual Office Report, 
Dublin: Savills/HOK.

MacLaran, A. and Williams, B. (1996) Incentive areas for urban renewal, in Drudy, P. J. and 
MacLaran, A. (eds.) Dublin: Economic and Social Trends, Vol. Volume 2, Dublin: Centre for 
Urban and Regional Studies, Trinity College, 43-4.

MacLaran, A. and Williams, B. (2003) Dublin: Property Development and Planning in an 
Entrepreneurial City, in MacLaran, A. (ed.) Making Space: Property Development and Urban 
Planning, London: Arnold, 148-171.

MacLeod, G. (1997) Globalizing Parisian thought-waves: recent advances, politics,discourse and 
space. Progress in Human Geography, 21(4), 530-53.

MacLeod, G. (2002) From Urban Entrepreneurial ism to a "Revanchist City"? On the Spatial 
Injustices of Glasgow's Renaissance, Antipode, 34(3), 602-624.

MacLeod, G., Raco, M. and Ward, K. (2003) Negotiating the contemporary city. Urban Studies, 
40(9), 1655-71.

MacLeod, G. and Ward, K. (2002) Spaces o f utopia and dystopia: lamenting the contemporary city, 
Geografiska Annaler B, 84, 153-70.

Madanipour, A. (1996) Design o f  Urban Space: An inquiry into a socio-spatial process, 
Chichester: John Wiley & Sons.

Malone, P. (1990) Office Development in Dublin 1960-1990, Manchester: University of 
Manchester.

Malone, P. (1996) Dublin: Motive, Image and Reality in the Custom House Docks, in Malone, P. 
(ed.) City, Capital and Water, London & New York: Routledge, 65-89.

Marcuse, P. (1986) Abandonment, gentrification and displacement: the linkage in New York City, 
in Smith, N. and Williams, P. (eds.) Gentrification and the city, Boston: Allen & Unwin, 153-177.

Martin, R. W. and Rowthorn, B. (1986) The geography of de-industrialisation, London: 
MacMillan.

Marx, K. (1977) Capital, Volumes 1-3, London: Vintage.

298



Marx, K. (1993) Grundrisse: Foundations o f the Critique o f Political Economy, London: Penguin.

Massey, D. (1993) Power-geometry and a progressive sense o f place, in Bird, J., Curtis, B., 
Putnam, T., Robertson, G. and Tickner, L. (eds.) Mapping the Futures: Local Cultures, Global 
Change, London: Routledge, 59-69.

Massey, D. (1995) Spatial Divisions o f Labour: Social Structures and the Geography o f 
Production, London: Macmillan.

Mayer, M. (1995) Urban Governance in the Post-Fordist City, in Healey, P., Cameron, S., Davoudi, 
S., Graham, S. and Madani-Pour, A. (eds.) Managing Cities: The New Urban Context, Chichester: 
Wiley, 231-250.

McDonald, F. (1985) The destruction o f Dublin. Dublin: Gill & Macmillan.

McDonnell, P. (2005) Unpublished archived interview: Centre for Urban and Regional 
Studies/Combat Poverty Research Programme, “Empowering Communities in Disadvantaged 
Urban Areas: Towards Greater Community Participation in Irish Urban Planning?”, CURS, TCD, 
Dublin.

M-Guirk, P. (1992) Perspectives o f the nature and role o f planning in Dublin, unpublished Ph.D. 
thesis, Dublin: Department o f Geography, Trinity College

M-Guirk, P. (1994) Economic restructuring and the realignment o f the urban planning system: the 
case of Dublin, Urban Studies, 31(2), 287-308.

M ^uirk , P. (1995) Power and Influence in urban planning: community and property interests’ 
participation in Dublin’s planning system, Irish Geography, 28(1), 64-75.

M-Guirk, P. (2000) Power and policy networks in urban governance: local government and 
property-led regeneration in Dublin, Urban Studies, 37(4), 651-72.

M ^uirk , P. and MacLaran, A. (2001) Changing approaches to urban planning in an 
‘entrepreneurial city’: the case o f Dublin, European Planning Studies, 9(4), 437-57.

M-Guirk, P., Winchester, H. and Dunn, K. (1998) On losing the local in responding to urban 
decline: the Honeysuckle redevelopment. New South Wales, in Hall, T. and Hubbard, P. (eds.) The 
Entrepreneurial City: Geographies o f Politics, Regime and Representation, Chichester: Wiley, 
107-128.

Meijer, M. (1993) Growth and decline o f European cities: changing positions o f cities in Europe, 
Urban Studies, 30(6), 981-90.

Molotch, H. (1976) The city as a growth machine: towards a political economy of place, American 
Journal o f Sociology, 82, 309-30.

Moore, N. (1999) Rejuvenating docklands: the Irish context, Irish Geography, 32(2), 135-49.

Morgan, E. (2006) Council rejects 'mini Manhattan' plan for D8, Irish Times, 21*' September.

Moulaert, F., Rodriguez, A. and Swyngedouw, E. (eds.) (2003) The Globalized City: Economic 
Restructuring and Social Polarization in European Cities, Oxford: Oxford University Press.

Mullins, D., Niner, P. and Riseborough, M. (2003) Non-Profit Housing Organisations in Ireland, 
North and South: changing forms and challenging futures, Belfast: Northern Ireland Housing 
Executive.

Murphy, A. (1998) The Celtic tiger-The great misnomer: Economic growth and the multi-nationals 
in Ireland in the 1990s, Dublin: Money Markets International Stockbrokers.

Newman, K. and Wyly, E. (2006) The right to stay put, revisited: gentrification and resistance to 
displacement in New York City, Urban Studies, 43(1), 23-57.

299



Bibliography

Newman, P. and Thornley, A. (1996) Urban Planning in Europe: International Competition, 
National Systems and Planning Projects, London: Routledge.

Newman, P. and Thomley, A. (2005) Planning World Cities: Globalization and Urban Politics, 
Basingstoke: Palgrave MacMillan

Nolan, B., O’Connell, P. and Whelan, T. (2000) Boom to bust: the Irish experience o f  growth and 
inequality, Dublin: Institute o f Public Administration.

Nolan, B., Whelan, C. T. and Williams, J. (1998) Where are the Poor Households?, Dublin: 
Oaktree Press in association with the Combat Poverty Agency.

Norris, M. (1999) The Impact of the Built Environment, in Fahey, T. (ed.) Social Housing in 
Ireland: A Study o f  Success, Failure and Lessons Learned, Dublin: Oak Tree Press, 101-124.

Norris, M. and Redmond, D. (eds.) (2005) Housing Contemporary Ireland: Policy, Society and 
Shelter, Dublin: Institute o f Public Administration.

Norris, M. and Shiels, P. (2004) Regular National Report on Housing Developments in European 
Countries, Dublin: Stationery Office.

O’Toole, M. (1996) Regulation theory and the local state, the case o f  the urban development 
corporation, Avebury: Aldershot

Oatley, N. (1998) Cities, economic competition and urban policy, London; Paul Chapman.

O'Brien, T. (2006) €2.6bn plan for cultural 'SoHo' quarter in Liberties, Irish Times, 13th April.

O'Broin, D. (2002) Participation at the Periphery: Community Participation in Reformed Local 
Government Structures, Journal o f  Irish Urban Studies, 1(1), 47-60.

Ohmae, K. (1995) The end o f  the nation state, London: Harper Collins.

Owen, K. A. (2002) The Sydney 2000 Olympics and Urban Entrepreneurialism: local variations in 
urban governance, Australian Geographical Studies, 40(3), 323-336.

Pacione, M. (ed.) (1997) Brita in’s cities: geographies o f  division in urban Britain, London: 
Routledge.

Pacione, M. (2005) Urban Geography: A Global Perspective, London: Routledge.

Paddison, R. (1993) City marketing, image reconstruction and urban regeneration. Urban Studies, 
30(20), 339-50.

Painter, J. (1991) Local government and regulation theory. Local Government Studies, 17(6), 23- 
44.

Painter, J. (1997) Regulation, regime and practice in urban politics, in Lauria, M. (ed.) 
Reconstructing Urban Regime Theory: Regulating Urban Politics in a Global Economy, 
California: Sage, 122-43.

Painter, J. (1998) Entrepreneurs are made, not bom: learning and urban regimes in the production 
o f entrepreneurial cities, in Hall, T. and Hubbard, P. (eds.) The Entrepreneurial City: Geographies 
o f  Politics, Regime and Representation, Chichester: Wiley, 259-74.

Painter, J. (2000) Governance, in Johnston, R. J., Gregory, D., Pratt, G. and Watts, M. (eds.) The 
dictionary o f  human geography, Oxford: Blackwell.

Painter, J. (2002) Regulation theory, post-Fordism and urban politics, in Fainstein, S. and 
Campbell, S. (eds.) Readings in urban theory. Vol. 92-109, Oxford: Blackwell.

300



Palen, J. and London, B. (1984) Gentrification, displacement and neighbourhood revitalization, 
Albany: State University o f New York.

Parker, A. J. (1999) Retail Trends and the Suburbanisation of Dublin's Retailing: Into the Twenty- 
First Century, in Killen, J. and MacLaran, A. (eds.) Dublin: Contemporary Trends and Issues fo r  
the Twenty-First Century, Dublin: Geographical Society o f Ireland & Centre for Urban and 
Regional Studies, TCD, Special Publication 11, 69-79.

Parker, A. J. (2002) Shopping Centres and Retail Park Development in the Republic of Ireland, 
European Retail Digest, 3531-34.

Parkinson, M. (1998) Combating social exclusion: Lessons from  area-based programmes in 
Europe, Bristol: The Policy Press.

Peck, J. (2001) Neoliberalizing states: thin policies/hard outomes. Progress in Human Geography, 
15(3), 445-55.

Peck, J. (2005) Struggling with the creative class. International Journal o f  Urban & Regional 
Research, 29(4), 740-7.

Peck, J. and Tickell, A. (1994) Searching for a new institutional fix: the after-fordist crisis and the 
global-local disorder, in Amin, A. (ed.) Post-Fordism: A Reader, Oxford: Blackwell, 280-315.

Peck, J. and Tickell, A. (2002) Neoliberalising Antipode, 34(3), 380-403.

Peck, J. and Tickell, A. (2006) Conceptualizing Neoliberalism, Thinking Thatcherism, in Leitner, 
H., Peck, J. and Sheppard, E. S. (eds.) Contesting Neoliberalism: Urban Frontiers, New York: 
Guilford Press, 26-50.

Peck, J. and Ward, K. (2002) City o f  revolution: restructuring Manchester, Manchester: 
Manchester University Press.

Peet, R. (1990) Global capitalism: theories o f  societal development, London & New York: 
Routledge.

Perrons, D. (2004) Globalization and Social Change: People and Places in a Divided World, 
London: Routledge.

Pierre, J. (ed.) (1998) Partnerships in urban governance: European and American experiences, 
London: MacMillan.

Power, A. (1997) Estates on the Edge: the social consequences o f  mass housing in northern 
Europe, Basingstoke: Macmillan Press.

Prunty, J. (1995) Residential urban renewal schemes, Dublin 1986-1994, Irish Geography, 28(2), 
131-49.

Punch, M. (2000) Uneven Development and the Third Space in the Urban System: Evidence from  
Dublin, unpublished Ph.D. thesis, Dublin: Department of Geography, Trinity College.

Punch, M. (2001) Inner-city transformation and renewal: the view from the grassroots, in Drudy, P. 
J. and MacLaran, A. (eds.) Dublin: Economic and Social Trends, Vol. 3, Dublin: Centre for Urban 
and Regional Studies, Trinity College Dublin.

Punch, M. (2002) Economic geographies of the urban system: top down/bottom up trajectories of 
development and change in Dublin’s inner city. Journal o f  Irish Urban Studies, 1(2), 31-51.

Punch, M. (2002) Local development issues on the urban periphery: Tallaght from the bottom up. 
Journal o f  Irish Urban Studies, 1 (2), 61-78.

301



Bibliography

Punch, M. (2004) Economic Restructuring in Dublin: Global Connections, Local Variations, in 
Drudy, P. J. and MacLaran, A. (eds.) Dublin: Economic and Social Trends, Vol. 4, Dublin: Centre 
for Urban and Regional Studies, Trinity College Dublin, 17-35.

Punch, M. (2005) Problem drug use and the political economy of urban restructuring, Antipode, 
37(4), 754-774.

Punch, M., Hickey, C., Buchanan, L. and Bergin, E. (2002) Housing Access fo r  All? An Analysis o f  
Housing Strategies and Homeless Action Plans, Dublin: Focus Ireland, Simon Communities of 
Ireland, St. Vincent de Paul, Threshold.

Redfem, P. A. (2003) What makes gentrification ‘Gentrification’?, Urban Studies, 40(12), 2351- 
66 .

Redmond, D. (2001) Social Housing Policy in Ireland: under new management?, European Journal 
o f  Housing Policy, 1 (2), 291 -3 06.

Redmond, D. (2002) Policy and practice in tenant participation: empowering tenants?. Journal o f  
Irish Urban Studies, 1(2), 1-18.

Redmond, D. (2003) Tenant Participation and Estate Management: Empowering Tenants?, 
unpublished Ph.D. thesis, Dublin: Department of Geography, Trinity College.

Roberts, P. and Sykes, H. (2000) Urban regeneration: A handbook, London: Sage.

Rodriguez, A., Swyngedouw, E. and Moulaert, F. (2003) Urban Restructuring, Social-Political 
Polarization, and New Urban Policies, in Moulaert, F., Rodriguez, A. and Swyngedouw, E. (eds.) 
The globalized city: restructuring and social polarization in European cities, Oxford: Oxford 
University Press, 28-45.

Rofe, M. W. (2003) I want to be Global’: Theorising the gentrifying class as an emergent elite 
global community. Urban Studies, 40(12), 2511-26.

Rogers, A. (1980) Gentrification, power and versions of community: a case study o f Los Angeles, 
in Research Paper 43, Oxford: School of Geography, University o f Oxford.

Rose, D. (1984) Rethinking Gentrification: beyond the uneven development o f Marxist urban 
theory. Environment and Planning D: Society and Space, 247-74.

Rose, N. (1999) Powers o f  freedom: Reframing political thought, Cambridge: Cambridge 
University Press.

Rourke, S. (2001) A Five-Year Development Plan fo r  O'Devaney Gardens, Dublin: O'Devaney 
Gardens Community Development Forum.

Russell, P. (2001) Integrated urban renewal in Ireland: constraints to achieving integration in the 
H.A.R.P. Project, Proceedings, European Urban Research Association Conference, Dublin.

Rydin, Y. (1998) The enabling local state and urban development: resources, rhetoric and planning 
in East London, Urban Studies, 35(2), 175-91.

Sandercock, L. (1998) Towards Cosmopolis, Chichester: Wiley.

Sassen, S. (1992) The Global City, New Jersey: Princeton University Press.

Sassen, S. (1998) Globalisation and its Discontents, New York: The New Press.

Sassen, S. (2000) Cities in a World Economy, London: Pine Forge Press.

Short, J. (1999) Urban imaginers: boosterism and the representation o f cities, in Jones, A. E. G. and 
Wilson, D. (eds.) The urban growth machine: critical perspectives two decades later, Albany: 
SUNY Press, 37-54.

302



Short, J. and Kim, Y.-H. (1998) Urban crises/urban representations: selling the city in difficult 
times, in Hall, T. and Hubbard, P. (eds.) The Entrepreneurial City: Geographies o f  Politics, 
Regime and Representation, Chichester: Wiley, 55-76.

Short, J. R. (1989) The Humane City, Oxford: Blackwell.

Short, J. R. and Bassett, K. A. (1978) Housing Action Areas: An evaluation, 10(2), 153-57.

Short, J. R. and Bassett, K. A. (1981) Housing policy and the inner city in the 1970s, Transactions 
o f  the Institute o f  British Geographers, 6(3), 293-312.

Slater, T. (2006) The Eviction o f Critical Perspectives from Gentrification Research, International 
Journal o f  Urban & Regional Research, 30(4), 737-757.

Smith, D. P. (2002) Patterns and Processes o f Studentification in Leeds, Regional Review, 12(1), 
14-16.

Smith, N. (1979) Gentrification & Capital: Practice & Ideology in Society Hill, Antipode 11(3), 24- 
35.

Smith, N. (1979) Toward a theory o f gentrification: a back to the city movement by capital, not
people. Journal o f  American Planners’ Association, 45, 538-548.

Smith, N. (1984) Uneven Development, Oxford: Basil Blackwell.

Smith, N. (1986) Gentrification, the frontier and the restructuring o f urban space, in Smith, N. and 
Williams, P. (eds.) Gentrification o f  the City, Boston: Allen and Unwin, 15-34.

Smith, N. (1987a) Gentrification and the rent gap. Annals o f  the Association o f  American
Geographers, 77(3), 462-5.

Smith, N. (1987b) O f yuppies and housing; gentrification, social restructuring, and the urban 
dream. Environment & Planning D, 5, 151 -72.

Smith, N. (1991) On gaps in our knowledge o f gentrification, in Van Weesep, J. and Musterd, S. 
(eds.) Urban Housing fo r  the Better-Off: Gentrification in Europe, Utrecht: Stedelijke Netwerken.

Smith, N. (1993) Homeless/global: scaling places, in Bird, J., Curtis, B., Putnam, T., Robertson, G. 
and Tickner, L. (eds.) Mapping the Futures: Local Cultures, Global Change, London: Routledge, 
87-119.

Smith, N. (1996) The New Urban Frontier: Gentrification and the Revanchist City, London: 
Routledge.

Smith, N. (2002) New Globalism, New Urbanism: Gentrification as Global Urban Strategy, 
Antipode, 34(3), 427-50.

Smith, N. (2005) The endgame o f  globalisation, New York: Routledge.

Smith, N. and Williams, P. (eds.) (1986) Gentrification o f  the city, Boston: Allen & Unwin.

Smyth, H. (1994) Marketing the city: the role o f  flagship developments in urban regeneration, 
London: E. & F.N. Spon.

St. Michael's Estate Regeneration Team (2002) Past, Present and Future: a community vision fo r  
the regeneration o f  St. Michael's Estate, Dublin: St. Michael's Estate Blocks Committee.

Stoker, G. (1989) Urban Development Corporations: a review. Regional Studies, 23(2), 189-73.

Stoker, G. (1991) The politics o f  local government, London: MacMillan.

Stoker, G. (1996) Introduction: normative theories o f local government and democracy, in King, D. 
and Stoker, G. (eds.) Rethinking local democracy, London: Macmillan, 1-27.

303



Bibliography

Stoker, G. and Young, J. (1993) Cities in the 1990s, London; Longman.

Strange, S. (1996) The retreat o f  the state: The diffusion o f  power in the world economy, 
Cambridge: Cambridge University Press.

Sumka, H. J. (1979) Neighbourhood revitalization and displacement: a review of the evidence. 
Journal o f  the American Planning Association, 45, 480-7.

Sweeney, P. (1999) The Celtic tiger: Ireland's continuing economic miracle, Dublin: Oak Tree 
Press.

Sweeney, P. (2004) Selling Out? Privatisation in Ireland, Dublin: New Island.

Swyngedouw, E. (1989) The heart of the place: the resurrection of locality in an age o f hyperspace, 
Geografiska Annaler B, 71,31 -42.

Swyngedouw, E. (1997) Neither global nor local: ‘glocalization and the politics of scale, in Cox, K. 
(ed.) Spaces o f  globalization: Reasserting the power o f  the local. New York and London: Guilford 
Press and Longman, 137-66.

Swyngedouw, E. (2000) Authoritarian governance, power, and the politics of rescaling. 
Environment and Planning D: Society and Space, 18( 1), 63-73.

Swyngedouw, E. (2004) Globalisation or glocalisation? Networks, territories and rescaling, 
Cambridge Review o f  International Affairs, 17( 1), 25-48.

Swyngedouw, E. (2005) Governance Innovation and the Citizen: The Janus Face o f Governance- 
beyond-the-State, Urban Studies, 42(11), 1991-2006.

Swyngedouw, E., Moulaert, F. and Rodriguez, A. (2002) Neoliberal urbanization in Europe: large- 
scale urban development projects and the new urban policy, Antipode, 34(3), 542-77.

Swyngedouw, E., Moulaert, F. and Rodriguez, A. (2003a) The world in a grain o f sand: Large- 
scale urban development projects and the dynamics of ‘glocal’ transformations, in Moulaert, F., 
Rodriguez, A. and Swyngedouw, E. (eds.) The globalized city: restructuring and social 
polarization in European cities, Oxford: Oxford University Press, 9-28.

Swyngedouw, E., Moulaert, F. and Rodriguez, A. (2003b) The Contradictions o f Urbanizing 
Globalization, in Moulaert, F,, Rodriguez, A. and Swyngedouw, E. (eds.) The Globalized City: 
Economic Restructuring and Social Polarization in European Cities, Oxford: Oxford University 
Press, 247-266.

Swyngedouw, E., Page, B. and Kaika, M. (2002) Sustainability and policy innovation in a multi
level context: Crosscutting issues in the water sector, in Getimis, P., Heinelt, H., Kafkalas, G., 
Smith, R. and Swyngedouw, E. (eds.) Participatory governance in multi-level context: Theoratical 
debate and the empirical arena, Frankfurt: Leske and Budrich, 107-131.

Talen, E. (2000) The problem with community in planning, The Journal o f  Planning Literature, 
15(2), 171-83.

Thomley, A. (1991) Urban Planning Under Thatcherism: The Challenge o f  the Market, London: 
Routledge.

Threshold (1987) Policy Consequences, A Study o f  the Impact o f  the £5,000 Surrender Grant in the 
Dublin Area, Dublin: Threshold.

Thrift, N. (1988) The geography of international economic disorder, in Massey, D. and Allen, J. 
(eds.) Uneven Re-development: cities and regions in transitions, London: Hodder & Stoughton.

Turok, I. (1992) Property-led urban regeneration: Panacea or placebo?. Environment and Planning 
A, 24(3), 361-79.

304



Turok, I. (2001) Area-based partnerships in Ireland: collaborative planning in practice?, Proc. 
European Urban Research Association Conference, Dublin.

Valler, D., Wood, A. and North, P. (2000) Local governance and local business interests: a critical 
review, Progress in Human Geography, 24(3), 409-28.

van Criekingen, M. and Decroly, J. M. (2003) Revisiting the diversity o f gentrification: 
neighbourhood renewal processes in Brussels and Montreal, Urban Studies, 40(12), 2451-68.

van Kempen, R. and van Weesep, J. (1993) Gentrification and the urban poor. Urban Studies, 
31(7), 1043-56.

van Weesep, J. (1994) Gentrification as a Research Frontier, Progress in Human Geography, 18(1), 
74-83.

Vicario, L. and Martinez Monje, P. M. (2003) Another ‘Guggenheim effect’? The generation o f a 
potentially gentrifiable neighbourhood in Bilbao, Urban Studies, 40(12), 2383-400.

Ward, K. (1996) Geography and public policy: towards public geographies. Progress in Human 
Geography, 30, 495-503.

Ward, K. (2000) A critique in search o f a corpus: revisiting governance and re-interpreting urban 
politics, Transactions o f  the Institute o f  British Geographers, 25(2), 169-85.

Ward, K. (2003) Entrepreneurial urbanism, state restructuring and civilising ‘New’ East 
Manchester, 35(20), 116-27.

Ward, S. (1998) Place marketing: a historical comparison o f Britain and North America, in The 
Entrepreneurial City: Geographies o f  Politics, Regime and Representation, Chichester: Wiley, 31- 
54.

Weber, R. (2002) Extracting value from the city: neoliberalism and urban redevelopment, Antipode 
34(3), 519-40.

Whitfield, D. (2001) Public services or corporate welfare: Rethinking the nation state in a global 
economy, London: Pluto Press.

Whitfield, D. (2006) New Labour’s Attack on Public services, Nottingham: Spokesman.

Wilks-Heeg, S. (1996) Urban experiments limited revisited: urban policy comes full circle, Urban 
Studies, 33(8), 1263-79.

Williams, B., Hughes, B. and Shiels, P. (2007) SCS Housing Study 2007, Dublin Society of 
Chartered Surveyors.

Wills, J. (2004) Organising the Low Paid: East London's Living Wage Campaign as a Vehicle for 
Change, in Healy, G., Heery, E., Taylor, P. and Brown, W. (eds.) The Future o f  Worker 
Representation, Oxford: Oxford University Press, 246-82.

Winter, L and Brooke, T. (1993) Urban planning and the entrepreneurial state: the view from 
Victoria, Australia, Environment and Planning C, 11, 262-78.

Wood, A. (1998) Questions of scale in the entrepreneurial city, in Hall, T. and Hubbard, P. (eds.) 
The Entrepreneurial City: Geographies o f  Politics, Regime and Representation, Chichester: Wiley, 
275-84.

Wood, G. A. (1990) The tax treatment of housing: Economic issues and reform measures, Urban 
Studies, 27(6), 809-30.

Zukin, S. (1991) Landscapes o f  power, Berkeley and Los Angeles: California University Press. 

Zukin, S. (1995) The Cultures o f  Cities, Oxford: Blackwell.

305



Appendices

A p p e n d i c e s

Appendix 1 Interview Structure for Liberties/Coombe lAP Case Study
_____________________(i) Interview Structure, Community Representative__________

Involvement in community organisations
Description of organisation/s 
Membership of organisation/s 
Your role in that/those organisation/s 
The central activities of your organisation/s

Involvement with Monitoring Committee of lAP
Background to involvement 
Establishing representation

Initial experience
Role of monitoring committee 
Role of community representatives 
Hopes and expectations for the process

Experience of the Monitoring Committee meetings
Description of the Monitoring Committee meetings & process 
Positive aspects 
Difficulties experienced
Your perspective on the Monitoring Committee process

Experience of the implementation of the lAP
Outcomes, in terms of the stated aims of the lAP 
Other outcomes
Your perspective on the implementation of the lAP

Community response/action taken
In the Monitoring Committee process 

______________________ In the planning process________________________________

(a) Interview Structure, Elected Representative
Involvement with local community

Local political activities 
Local community activities

Involvement with Monitoring Committee of lAP
Role of monitoring committee 
Role of elected representatives 
Hopes and expectations for the process

The Monitoring process and the implementation of the lAP
The operation of meetings
Difficulties experienced
Progress made with the aims of the lAP
Your perspective on the Monitoring Committee process

Action taken
Planning cases
Monitoring Committee meetings
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(Hi) Interview Structure, Policy Analyst, SWICN
The work of SWICN

Background on organisation 
Your role within organisation

SWICN’s involvement with the lAP
lAP working groups 
lAP community representative support 

The rem it and  type  of w ork  und ertak en  (research, com m unication) by SW ICN in 
relation to the  lA P

Observations on the Monitoring Committee process
Observed difficulties with the mechanism for monitoring 
Observed positive aspects of the process 
Analysis o f the implementation of the lAP 

outcomes 
process

Response and actions taken by SWICN
With community representatives 
With other professional organisations 
In the planning process 
In the political process

________________________ (iv) Interview Structure, Community Planner____________
Job description

Remit of a community planner 
Type of work typically undertaken 
Geographical coverage

Involvement with the Liberties/Coombe:
lAP
Individual developments
Community organisations and networks in the area

Plans and policies
What planners must consider
Information on the operation of the planning process
The role o f managers, officials and elected representatives
Planning law
The precedence of plans

Planning and the community
How plans and policies impact on the area
Options for the community to engage in the planning process
Access to planning
Community objections and the lAP
Planning outcomes

The role of planners
How has the role of planners changed 
Planning the future for Dublin city 

_______________________ Future trends in housing and development plans___________
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Appendix 2 Survey of Local-Authority Tenants in Inner-City Dublin

A Survey of Local-Authority Residents in Inner-City Dublin

Q l. In what local-authority housing estate/complex do you live?

Q2. How long have you lived in your current flat/house?

Q3. How long have you lived in local-authority housing in total?

Q4. How many people are living in your household?

years

years

Males Females

Heads of Household

Grandparents (Parents of main householder/s)

Young Adults over 17yrs (children o f main householder/s)

Children o f main householder/s 13-17yrs inclusive

Children of main householder/s 12yrs and under

Grandchildren o f main householders

Other (partners, friends, lodgers, etc.)

Q5. Type of accommodation

Flat □ 1 -storey terraced house □ 2-storey terraced house □

Other _______________________________________________________

How many bedrooms?

Q6. How would you describe the adequacy of the size of your accommodation?

Very Spacious □ Spacious □ Adequate □ Overcrowded □ Very Overcrowded □

Comments to illustrate your answer.
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Very well maintained □ Quite well maintained □ Adequately maintained □

Poorly maintained □ Very poorly maintained □

Comments to illustrate your answer.

Q8. How would you describe the standard o f maintenance o f  things in common areas o f 

your estate/complex (stairs, gardens, external appearance, play areas, etc.)?

Very well maintained □ Quite well maintained □ Adequately maintained □

Poorly maintained □ Very poorly maintained □

Comments to illustrate your answer.

Q9. Can you identify 3 positive things about being a local-authority resident?

QIO. Can you identify 3 negative things about being a local-authority resident‘s

Yes □ No □
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If Yes, why?
Appendices

Q12. Is it your preference to remain living here? 

Yes □ No □

Please say why

If you want to be relocated, (a) where do you want to go, (b) to what type of 

accommodation and, (c) number of bedrooms required?

(a) To where (Location)?

(b) Type of accommodation?

(c) Number of Bedrooms?

Q13. If you have adult children, living with you, how many are on a waiting list for local- 

authority housing?

What type o f accommodation have they applied for and in what location?

How many bedrooms?
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Q 14. How do you believe your children/adult children, living with you, will be housed 

in the future? Please indicate any concerns which you may have on this issue.

Q 15 . If you have adult children, living elsewhere, where have they been housed (Please 

indicate the area) and in what type of accommodation?

If your adult children have moved out of the area, was it by choice'^ 

Yes □ No □ Comments

Q 16 . If you had a choice o f the following housing management options, which would you 

choose in order o f preference (1®* choice, 2"** choice, S'"** choice).

a) Local-authority management as it is now

b) Voluntary Housing Association, e.g. NABCO

c) Private landlord ______________

If you would choose to transfer from your local-authority landlord to either (b) or (c), can you 

explain why.
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Q 17. Dublin City Council is considering introducing a right to buy policy for its flat 

complexes. A ‘right to buy’ policy would allow tenants to get a mortgage and 

purchase their dwelling (circa €140,000). Tenants would be responsible for the upkeep 

and maintenance of their flats thereafter. Any annual service charges (e.g. 

management costs, maintenance costs) would probably be paid by the new owners. 

Would you choose to purchase your flat?

Yes □ No U

Q18. How would you describe the manner in which your local authority landlord involves 

you in the management of your estate/complex?

Describe:

Q19. Have well have you been informed about possible changes to the management of 

your estate?

Poorly informed □ Adequately informed □ Well informed □ 

Comments

Q20. How adequate has Dublin City Council’s consultation been with you on the future of 

your estate?

Describe;
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Q21. In the event that the local authority seeks to make any changes in relation to the 

ownership and/or management of your local authority estate in the future, please 

indicate the type of involvement you would like to have in any proposed changes.

Information □ Consultation □ Decision Making □ Role in Management □ 

Comments

Any other comments? Any other issues which you would like to raise in relation to your 

local authority tenancy?
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__________ Appendix 3 Prompt questions to Focus Groups of Residents in the Liberties__________
Economic Issues

■ What were the main industries, factories and trades in the area in the late 1960s and 1970s?

■ Where were they located?

■ Roughly how many people did they employ at that time?

■ Where did most of the workers come from; did they live in the Liberties or come from outside the 
community?

■ Compared to today, how important were the trade unions in the Liberties at that time?

■ The Liberties was always a vibrant working community.
■ When did unemployment start to become a major problem?

■ Which companies/types of trade, etc. were shedding jobs?

■ Did the businesses close down completely or relocate outside the Liberties or was there shrinkage 
on site?

■ [Examples; Jacobs closed in the Liberties and relocated to Tallaght, jobs were shed in Guinness’s 
as the company’s operations shrunk but they remained on site.

Community life and housing:

•  The Liberties was known in the past for its strong community life;

■ Why do you think this was the case and what evidence do you have to support this?
■ Is it still true today?

■ How has it changed?
■ If it has changed, why has it changed?

■ How did unemployment and job losses impact on community life?
■ The inner city has long been losing population -  people have been rehoused in the suburbs and

new towns;

■ How has this affected family and community life in the Liberties?
■ Have the road widening schemes (e.g. Patrick Street, New Street, High Street, the Coombe, Cork 

Street and Bridge Street) and the LUAS works impacted on community life in the Liberties?
■ If so, how?

■ What were housing conditions like in the 1960s and 1970s?

■ Is it more difficult today for your children to stay in the community when they grow up and set up
their own homes?

■ Do young couples today have to stay living with their parents or in-laws because o f the housing 
affordability crisis and lack of social housing?

■ Rising unemployment is often accompanied by rising crime;

■ Compared to the 1960s and 1970s, do you feel that this is true o f the Liberties today?

■ Do you think that there has been a significant increase in drugs-related crime?

Recent change:

■ How do you feel about the new apartment developments in the Liberties?

■ What interaction does the established Liberties community have with recent incomers?
■ Have the changes brought any benefits to the established community? If so, what have they been?

■ Have the changes had any negative impacts on the established community?
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Appendix 4 Interview Structure for Liberties/Coombe lAP Case Study
_____________ (i) Interview Topics with Residents o f  O 'Devaney Gardens 2004______

Years living in estate 
Involvement with estate

Residents groups 
Community development group
Youth, education, women’s and other community groups

Difficulties on the estate
Anti-social behaviour 
Maintenance and management issues

Initiatives/response from the community
What community structures were established?

- Those involved, date, resources available 
Describe how  the survey and Developm ent Plan w ere undertaken 

Other actions taken by the community - lobbying

Redevelopment proposals for the estate
When and how did you hear about redevelopment proposals? 
What were these proposals?

(a) Interview Structure with Blocks Committee Representatives, ODG, 2005

Role as Blocks’ Committee and of individual representatives

Operation and fiinctioning of the Blocks’ Committee
Membership 
Frequency of meetings 
Attendance 
Structures 
Training undertaken

Initial involvement in the regeneration of the estate
Regeneration Committee 
Initial draft of Community Charter

The Community Charter Process
Hopes for the process at the outset 
Understanding of the process (roles, agenda, etc.) 
Difficulties experienced 
Positive aspects of negotiations

Outcomes o f the negotiation process
Interpretation and description of outcomes 
Understanding of the Charter document 
Understanding of the stage of regeneration

The Charter and the wider community of 0 ’Devaney Gardens
Opportunities to engage with all residents 
Will residents accept the Charter?
The mechanism for acceptance/rejection

The next stage of the regeneration process
Aspirations for the residents 
Concerns for the residents
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(Hi) Interview structure, representatives from  An Siol, ODG 2005

The remit of and background to An Siol Community Development Project
Membership 
Funding and resources 
Geographical coverage 
Type of work undertaken

The remit of individual workers

Involvement with O’Devaney Gardens
Community development and education initiatives 
Blocks Committee and Community Forum 
Training initiatives

Involvement with the regeneration process
Regeneration Committee 
Initial draft of the community charter 
Perceptions on the process of engagement 
Technical Advisory Group

The Community Charter Process
Hopes for the process at the outset 
Understanding of the process (roles, agenda, etc.)
Difficulties experienced 
Positive aspects of the process

Outcomes of the negotiation process
Interpretation and description of outcomes 
Understanding of the Charter document 
Understanding of the stage of regeneration

The Charter and the wider community of O’Devaney Gardens
Opportunities to engage with all residents 
Will residents accept the Charter?
The mechanism for acceptance/rejection

The next stage of the regeneration process
Aspirations for the residents/representatives/participatory process 
Concerns for the residents/representatives/participatory process
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Appendix 5 Letter from DCC’s Assistant City Manager to a City Councillor relating to a land 
valuation of St. Michael’s Estate, lO*** December 2004

Q u estion  to Citv' M an ag e r  Gt>' C ouncil M eeting  0 6 /1 2 /2 0 0 4

Q58. G ju n c ilio r  M ick Rafferty

To ask tlie Qt}- Manager lo give the approxiniate estimated potential value of all land buildings etc. at (i) St. 
Michacl’s Estate, Dublin 8 and (li) O ’Devaney Garden’s, Dublin 7 at cuirent development and values and also to detail 
the return to the state by way of social housing, financial returns etc. involved in the Housing Managers proposal for its 
redevelopment and privatization.

Cit>  ̂M an ag er’s Reply:

Assuming the sites were sold on the open market without any encumbrances the approximate values would Ix; as
follow's:

(i) St Michacls Estate - 70 million Euro
(ii) O ’Devaney Gardens -  80 million Euro

With the Part V requirement on subsequent applications, the return to the State would be approximately'

(i) St. Michaels Estate

100 -  Social apan.nienis at a cost of appro.\ii;utel\ 20 million Euro 
100 -  Affordable apartments for sale -  assume cost neutral

(ii) O ’Devaney Gardens

120 -  Social apartments at a cost of approxunately 24 million Euro 
120 -  .affordable apanm ents for sale -  assume cost neutral

R edevelopm ent Proposals

'iTie proposal for O ’Devaney Gardens includes 280 social, 250 affordable and various corruniuiity facilities. Tlic 
financial return o r pavinent will ultimately depend on w4iat the procurement process delivei's.

In relation to St. Michael’s Estate, proposals have not been agreed.

Contact: John O ’Connor, Executive Manager, Housing Department
Telephone: 222 2993
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Appendix 6 Technical assistance provided by community planner to residents in O’Devaney
Gardens

A N A LYSIS  OF DEVELOPIVIENT CONTROL STANDARDS FOR 
O’DEVANEY GARDEN REG ENERATION

By Josephine Henry, Comnnunity Planner CTA

This paper examines the Development Control Standards in the Community Charter 
and Appendix on behalf of O’Devaney Garden residents.

The proposals have been analysed under the process and documents that set the 
limits for development; under the following headings;

• Car parking standards;

• Size standards for housing;

• Open Space;
• Plot ratio and density.

The process and documents that set the limits for development

There are planning guidelines in various documents which help to set limits on 
development.

These documents come from either the Department of the Environment or the City 
Council.

The role of these documents are:

• To protect the amenities (i.e. light, space, safety etc.) of existing residents;
• To make sure future residents of the new development have a good quality 

environment to live in;

• To fit In with the surrounding buildings (though not necessarily to look like them).

There are many documents that these standards are in, but the main documents are:

• Residential Density Guidelines, 1998, by the Department of the Environment;

• Open Space standards and public space, 1981, by the Department of the 
Environment;

• Dublin City Development Plan, 1999, Dublin City Council.

The Dublin City Development Plan sets out what type of development is allowed in 
the City and sets standards for car parking and housing sizes. This plan is passed by 
the City Councillors.

If a development meets the standards set out in the City Development Plan and in 
the Department of the Environment guidelines then the planners must give planning 
permission.

I have analysed the proposal set out in the Community Charter against the planning 
standards in the various documents mentioned.
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Car Parking Standards:

O’Devaney Gardens is classed as an Inner City site.

The parking standard for this site is 1:2 for 2 bed and 3 bed units. It is 1:3 for 1 bed 
units under the City Plan.

Under the Department of the Environment rules for the development of social 
housing the ratio is 1:3.

Therefore the parking standard in the Community Charter is better than the 
Department of the Environment or the City Planners nonnally allow.

Size Standards for Housing;

The Department of the Environment has set minimum standards for housing. The 
City Plan has accepted these sizes. They are;

1 bed = 35 square metres
2 bed = 54 square metres
3 bed = 60 square metres

The new vs. old sizes for O’Devaney Garden are:

New 1 bed = 45 square metres
Existing 1 bed = 39.5/42.3 square metres

New 2 bed = 65 square metres
Existing 2 bed = 54.7/54.8 square metres

New 3 bed = 80 square metres
Existing 3 bed = 64.8/68 square metres

The size for the new units are better than allowed for under the City Plan. They are 
bigger than existing units. On average the size of an additional bedroom is being 
given.

Open Space 

Public open space

The standard of 10% public open space is in line with planning guidelines. The 
principle in the Charter about usable open space for different groups is good.

Because of the proximity of the Phoenix Park the level of 10% open space is good. 
The planning guidelines say that if a large park is nearby, the 10% public space can 
be reduced to 5% open space.
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Private Open Space:

Private Open Space standards in the City Development Plan are 5 square metres 
per aoartment bed space and 10 square metres per house bed space. In the 
Charter, Private Open Space is 8-10 square metres for apartments and 15 square 
metres for houses.

Therefore, O’Devaney Gardens are getting between 33-45% above the planning 
standards for Private Open Space.

Plot Ratio & Density:

Plot ratio is a planning method of deciding on how much (i.e. square feet or square 
metres) can be built on a site. The plot ratio depends on different factors: if a site is 
near the city centre; is near a park or other open space; is on a public transport 
route, then the plot ratio is high 1:2.5 plus.

If a site is close to low rise buildings then the plot ratio drops to protect these 
buildings.

If you have 10,000 square metres in a site, at 1:1 plot ratio you have 10,000 square 
metres of development.

At 1:2 you have 20,000 square metres of development.

At 1:1.5 you have 15,000 square metres of development.

How the development is built is up to the designer/architect. They are given the total 
amount of development (square metres) they have to fit onto a site. They then 
design a range of densities (types of houses) to suit the site. This is the next stage of 
development for O’Devaney Gardens.

Because of where O’Devaney Gardens is located, i.e. beside Oxmanstown Road 
and St. Brichans, there will be a range of densities and types of houses.

Beside Oxmanstown Road the height will be 3 stories (Duplex housing). Around the 
centre of the site it will be 4-5 stories high.

Overlooking St. Brichans height and density will be higher at 5-8 stories.

There will be a range of heights, densities and types of houses on this site.

With a plot ratio of 1:1.5 designers are limited to a certain amount of space and so 
the heights are limited also. It is not possible at this stage to say how the 
development will look as this is the next stage of the proccess. However a maximum 
level of development has been set. This level is in line with the City Plan and is lower 
than much of the new development that has been given permission recently.
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Appendix 7 O'Devaney Gardens Community Charter: Summary Observations, January 2005

■ First introduced b> DCC at Open Da> and Regeneration Committee meeting in Febinan 2004

■ No meaningfiil consultation was undertaken \\ith the communit\ and there \\as no e\idence of 
direct communit> input into Draft I .

■ The role of the Charter document in its initial introduction w as unclear

■ Belie\ed b> communit> representatives to form part of the tendering document to ^^hlch the 
developer would ha^ e to conform

■ DCC referred to it as a 'contract' between DCC and the communit> of 0'D evane\ Gardens

■ Communit\ made some direct changes to the Charter document in Draft 2 and again in Draft 7

■ Charter negotiation meetings. faciUtated b\' CTA commenced in September 2004

■ Meetings dragged out due to disagreement over teclmical details of the document, the
information gap continued and no teclmical assistance was present at these meetings. There was 
constant pressure to 'move the process a long '

■ The communit> remained under-resourced

■ A meeting between the 0'Devane> Gardens' Technical Advisory Group and Urban Capital 
(DCC's regeneration consultants) to discuss teclmical points including 'plot ratio limits' was 
cancelled w ithout explanation on the da> of the meeting b\ a senior DCC official

■ Senior officials in DCC insisted on 'dealing directh with the residents', thus excluding
independent ad\ ice from discussions about the detailed tendering document, the RFP.

■ All residents would receive a cop> of the Charter. It was mentioned that if residents were
unliapp> with the Charter. the> could alter it but no structure has been established to facilitate this
eventiialit> and a serious question arises concerning 'who is going to listen and how'.

■ The release of the RFP was agreed to b\ the Blocks' Committee at the final Charter meeting on 
the 24* November. It was accepted b\ the Blocks' Committee that Draft 8 of the Charter could 
proceed to the next stage (i.e. endorsement b> the Cit> Councillors) and that the Charter should 
be released to the wider residents of 0'De\ane> Gardens. This acceptance was based on the 
belief b> the Blocks' Committee that the Charter could still be changed b> the residents of 
0 'D e\ane\ Gardens.

■ An Open Da> was arranged for earh December, where locals could view some aspects of the 
plan design and elements of the Communit\ Charter.

■ There existed no formal mechanism agreed for the acceptance or rejection of the proposal -  or 
for a two-wa> consultation process at this stage.

■ Some level of input ma\ be possible for the communit\ on a limited basis after the preferred
bidder has been chosen and as the> head towards signing a PPP.

■ It was agreed that a plaimer from Communit> Technical Aid would form part of a panel that w ill 
choose the preferred bidder and proposal.

■ The Charter states that 280 social housing units, a conmuinit> facilit\ of 2.000 sq m and a
number of pla> areas will be provided in the development. The Charter also states that a
Regeneration Board w ill be established and that the Social Agenda w ill be of central importance 
to the project (see Appendix E).

■ These intense meetings took place without any involvement of the ftiture partner in the PPP (i.e. 
the private-sector de\ eloper)

■ A question arose as to where the power la> during the redevelopment process and. as raised b\ 
Dillon (2004). where lies the 'C ' (Communitv) in the PPP.^ Questions regarding transparencv in 
the plaiming and development process surrounding PPPs were also raised (Dillon. 2004).
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