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Summary
This thesis explores the underlying dynamics which have brought about the geographical 

shift of office development to new suburban sites during Dublin’s fourth office 

development boom (1995 -2001). The role o f end-user demand, urban planning and 

property development interests and, crucially, their interrelationship in the post-1995 period 

is examined. Chapter 1 establishes the literature context with respect to property 

development, user-demand and urban planning and their prospective role in influencing the 

location o f office development, more specifically its suburbanisation. This process has been 

variously interpreted by different authors with respect to the relative influence o f each 

element. Chapter 2 sets out the research methodology adopted in exploring this changing 

geographical trend of office development. A review o f secondary sources (published and 

unpublished) relating to the planning context and the supply o f and demand for office space 

is given. Primary data collection, involving the carrying out o f personal interviews and a 

postal quesfionnaire survey is detailed and an evaluation o f the quality and reliability of the 

data is made. The next three Chapters present the research results with respect to the role of 

end-user demand, planning policy and the supply-side in Dublin’s post-1995 office 

suburbanisation. The role o f end-users in the emergence of new suburban office sites is 

examined in Chapter 3. The extent to which occupiers at new suburban sites differentiated 

themselves from those in the city centre (including the IFSC) and at established suburban 

sites in terms o f the degree o f importance accorded to a range o f geographical, economic 

and building-related factors in their locational decision-making was explored. Chapter 4 is 

concerned with the role o f post-1995 planning policy in the proliferation o f large-scale 

office development at new suburban sites. Planning sets the context for property 

development and determines the environment o f relative opportunity and constraint in 

which developers operate. Dublin’s changing planning context and the evolution o f office 

planning policy since the 1960s, is examined. The manner in which office planning policies 

from the mid-1990s have revealed an increasing entrepreneurial dimension, allowing the 

proliferation o f large-scale office development at largely inefficient new suburban sites is 

considered. The role o f developers, representing the cornerstone o f the property
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developm ent process, forms the subject o f  Chapter 5. Developers act as coordinators and 

assem blers o f  the various factors involved in developm ent according to profit-m axim ising 

criteria. The m anner in which developers’ favourable assessm ent o f  new suburban sites in 

contrast to the problems associated with the city centre for office developm ent was shaped 

by the spatial configuration o f  user-demand, planning policy, land, construction, 

developm ent finance and investm ent finance is considered. Following an exploration o f  the 

role o f  user-demand, planning policy and the supply-side, the interrelationship between 

these three elem ents in inducing the stark geographical shift o f  office developm ent to new 

suburban sites is explored in Chapter 6. It is argued that developers determine whether 

developm ent proposals are forthcoming. However, planning policy has been the critical 

factor underlying large-scale office suburbanisation during D ublin’s fourth office 

developm ent boom as a result o f  its increasingly entrepreneurial role. Nevertheless, the 

m anner in which supply and dem and factors have contributed to individual development 

outcom es within this planning context has varied considerably. This is indicative o f  the 

com plexity o f  the interaction between these three elements and is shown in the case studies 

in section 6.4. Chapter 7 illustrates the problematic transportation /accessibility issues 

which have accom panied the proliferation o f office developm ent at new suburban sites 

which has been largely driven by planning policy. The potential future prospects o f 

planning in influencing a m ore efficient pattern o f office developm ent is evaluated, given 

its critical role in shaping a profitability surface for office developers strongly favouring 

largely inaccessible new suburban sites.
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Introduction

This thesis examines the underlying reasons for the dramatic geographical shift o f office 

development to new suburban sites which has characterised Dublin’s most recent office 

development boom (1995 to 2001). The role of user-demand, planning policy and 

development interests are explored and, importantly, the nature o f their interrelationship 

in the post-1995 period. The rapid suburbanisation o f office development has crucial 

implications for the development o f the Dublin Metropolitan Area. During this latest 

development boom, many office schemes have been undertaken at locations poorly (if 

at all) served by public transport and would appear to contradict notions o f a sustainable 

pattern o f development. The increasingly lengthy and complex joumey-to-work patterns 

that are generated as a result o f the peripheralisation of office employment cannot easily 

be serviced by public transport, resulting in a heavy reliance on the private car as has 

been documented by authors such as MacLaran and Killen (2001). The surge of office 

development at non-traditional locations around the city from the latter part o f the 

1990s, particularly at the periphery, has not only been facilitated by Dublin’s post-1995 

planning context but has moreover been strongly encouraged by planning policy. 

During this period planning has proved highly effective in drawing office development 

to locations that had not previously experienced office development (or in some cases 

any development) particularly at the periphery, most notably the western suburbs. 

However, the success of planning policy in attracting large-scale office development 

appears to have been accompanied by its simultaneous failure to ensure more efficient 

development patterns.

The modern expansion of Dublin

In line with many other cities, the noticeable spread o f residential, industrial and 

commercial activities from Dublin city has been occurring for several decades with 

problematic consequences as was critically referred to by MacLaran (2001, 4) who 

asserted that “During the past fifty  years, Dublin has been transformed from  a relatively 

compact city to a sprawling amorphous metropolis o f  mind-numbingly nondescript 

suburban developments and an outer commuter belt which extends some 90 km from  the 

city”. Residential development was the first to suburbanise with housing for the middle 

classes being developed in the ‘garden-suburb’ of Mount Merrion from the 1930s, while 

Dublin Corporation’s peripheral housing estates were developed from the early 1960s 

(MacLaran, 1993; Homer, 1999). The decentralisation o f the retailing sector has been a

1



further feature o f  development patterns in Dublin since the mid-1960s, with the advent 

o f purpose-built shopping centres at suburban locations (Parker, 1999), while industrial 

development was also increasingly drawn to the periphery (M acLaran et al., 1985; 

Drudy and MacLaran, 1994). The acceleration o f these trends in more recent years has 

been well documented by authors such as Williams (1999), M cDonald (2000) and 

Williams and Shiels (2000) who highlighted the geographical reach o f  development 

well beyond the M etropolitan area, considerably extending the footprint o f Dublin. In 

comparison to many European cities (e.g. Amsterdam, Copenhagen, Lyon) Dublin has 

the lowest residential density, standing at 4,191 persons per sq km (DEGW, 2000) and 

has been cited as the lowest-density city o f its size in W estern Europe (McDonald, 

2000).

The escalation o f a dispersed form o f urban development increasingly affecting Dublin 

from the latter part o f the 1990s was alluded to by W illiams (1999) who pointed to the 

emergence o f  a major western economic ring associated with commuting patterns 

reaching well beyond the neighbouring counties. This emerging ‘Edge C ity’ 

phenomenon reflected in the growth o f  new high-technology based industrial and 

service employment around the outskirts o f  Dublin was noted by several authors (e.g. 

Williams, 1999; McDonald, 2000; MacLaran, 2002). ‘Edge C ities’ have been a feature 

o f (sub)urban development patterns in the United States for several decades as has been 

extensively reported by Garreau (1991) in relation to cities such as Atlanta, Houston and 

Los Angeles and also noted by Lichtenberger (2002). This refers to the rapid 

proliferation o f  sprawling, low-density residential and commercial developments at 

peripheral locations which up until relatively recently had in many cases constituted 

green-field sites. The surge o f large-scale office development has been a key 

characteristic o f  this pattern o f  development, with two-thirds o f  all American office 

facilities having been located in Edge Cities by 1991, 80 per cent o f  which had been 

developed since the 1970s (Garreau, 1991).
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The economic context of the fourth office development boom (1995 -  2001)

It is within the wider economy that demand is generated which is the underlying pre

requisite for all property development. Prior to examining the evidence for the large- 

scale peripheralisation o f  office development in Dublin from the mid-1990s, the broader 

economic climate within which this process has taken place will be examined. The Irish 

economy registered considerable growth during the latter part o f the 1990s. Per capita 

gross domestic product (GDP), which had stood at approximately 74 per cent o f  the EU 

average in 1990, rose to surpass the EU average by 2000. Rapid economic growth was 

reflected in expanding employment which, at the end o f  2000, was approximately 40 

per cent higher than in 1994 (Central Bank o f  Ireland, 2000). The decade was 

characterised by significant changes in the nature o f  employment, the number o f 

persons employed in the services sector within the Dublin Region alone having 

expanded by 60,700 between April 1991 and 1996 (DKM Consultants, McHugh 

Consultants, 1997). By 1998, 466,700 persons were employed in this sector within the 

Dublin Region, comprising 75.5 per cent o f total employment there (McCabe, 2000). 

The increased importance o f  the services sector was also noted by Travers (1999) who 

showed that growth in this sector had stood at 40 per cent (265,000) in the ten years up 

to the end o f 1998.

In the latter part o f  the 1990s, the teleservices sector constituted Ireland’s fastest 

growing industry which, in 1995, experienced a six hundred per cent increase in 

employment (Travers, 1999). The increased importance o f  financial services is reflected 

by Dublin’s International Financial Services Centre which has become the second 

largest off-shore financial centre in Europe (after Luxembourg) and by 1999 included 

thirteen o f the 25 largest banks in the world (Travers, 1999). The Director o f  Policy, 

Dublin Chamber o f  Commerce, noted that "For the fir s t time, Dublin has been included  

in the annual Fortune /Arthur Anderson Top Five Business Cities in E urope” (Martin, 

2001, 68), indicative o f  the capital’s rise as an important commercial centre. The 

information and communications technology (ICT) sector alone employed over 80,000 

people in 2000 (Central Bank o f Ireland, 2001). The computer software sector has also 

been at the core o f  the expansion o f the services sector with one hundred foreign 

software companies located in Ireland (Travers, 1999). Employing about 24,000 people 

by 2000, Ireland established itself as the leading exporter o f software products in the 

world, ahead o f  the US, according to an OECD report (Irish Times, 20'*’ March 2000). 

This sharp rise in the importance o f the services sector has impacted on the demand for
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space. This increased considerably during the latter part o f  the 1990s, with annual take- 

up o f office space increasing from 40,000 sq m in 1993 to 220,000 sq m in 1998 (Lisney 

Property Review, 2000-01) and a vacancy rate o f  2.5 per cent prevailing in the first 

quarter o f 1999, reflecting a seventeen-year low (Sherry FitzGerald, Spring 1999). 

Coupled with historically low interest rates, this surge in demand from the mid-1990s, 

acted as a stimulus to development.

A large proportion o f the increased demand for space was accounted for by the influx o f 

foreign multinational companies with 48 per cent o f  take-up accounted for by overseas 

firms in 1998 (Sherry FitzGerald, Review 1998 /Outlook 1999). It was the high- 

technology, financial services and call-centre sectors which dominated take-up, with 

more than 50 per cent o f  all space taken up during 2000 accounted for by the IT / 

Communications sector and a further 25 per cent taken up by the financial sector 

(Sherry FitzGerald, Review 2000 /Outlook 2001). This added a new dimension to the 

Irish economy as a new type o f employment was introduced.

Offlce development in Dublin: geographical change

Four office development booms have taken place in Dublin, with output peaking in 

1972, 1982, 1991 and 2001 (Figure. 0.1). The large increase in the quantity o f  office 

space developed in Dublin from the latter part o f the 1990s contrasts sharply with the 

three previous development booms. The most remarkable feature o f the latest boom has 

been the profound geographical shift in development, contrasting sharply with the 

spatial patterns associated with the three previous phases o f  the expansion o f  office 

development (Figure. 0.2).
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Figure. 0.1
The office development cycle in Dublin: 1960 - 2001
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Figure. 0.2
Geographical diversification of office development in Dublin over the four 
_________________________ development cycles_________________________
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The central area was the focus for office development during the period 1966 to 1975, 

with development overwhelmingly concentrated in the traditional office core of Dublin 

2 as well as parts of Dublin 4 as is shown in Figure. 0.2 (see also Figure. 0.3). In the 

decade following the mid-1970s, office development remained focused on the 

traditional office core of Dublin 2 with the expansion of development into Dublin 4 

(Figure. 0.4). The established suburban nodes of Blackrock (Figure. 0.5), Dun 

Laoghaire and Clonskeagh (Figure. 0.6) also experienced some office development, 

while small-scale IDA-supported schemes emerged at Sandyford /Leopardstown.
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Figure 0.3 Office development in the city centre at the onset of the first office 
development boom: Liberty Hall, Eden Quay, Dublin 1 (1965), with the Custom

House to the right

Figure 0.4 Office development from the early 1980s at Eglinton Road in the inner
suburb of Donnybrook, Dublin 4



Figure. 0.5 Office development at Blackrock during early 1980s: 
Temple House, Temple Road (1984)

Figure. 0.6 Early own-door office development at Clonskeagh: 
Clonskeagh Court, completed in the mid-1980s
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The main feature of the third office boom from the mid-1980s to the mid-1990s was 

geographical diversification within the central area. The encroachment of office 

development into irmer-area locations which had experienced no previous office 

development, most notably in the Docklands marked this period in Dublin’s office 

development (Figure. 0.8, Figure. 0.9). This geographical shift was closely associated 

with central-govemment’s Designated Areas policy (see Chapter 4 and Chapter 6), 

exemplified by the development of Dublin’s International Services Centre (IFSC) from 

1990 (Figure. 0.7 and Figure. 0.10). A relatively small amount of development 

continued at the established suburban nodes o f Dun Laoghaire (Figure. 0.11), Blackrock 

(Figure. 0.12) and Clonskeagh (Figure. 0.13) and at Sandyford /Leopardstown, while 

the emergence o f Tallaght as an office location resulted from its tax designation by 

central government (see Chapter 6, section 6.2).

Figure. 0.7 Tax-Incentive driven office development in the Docklands in the early
1990s: the IFSC, phase 1
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Figure. 0.8 Office development at Grand Canal Quay, Dublin 4: Clanwilliam
Court (1986 /1987)

Occupying a three acre site, this two-storey own-door office scheme signified the early encroachment o f  
office development into this (at the time) ‘off-prime’ location which in the following decade emerged as a

significant city-centre office location.

Figure. 0.9 The encroachment of office development into ‘off-prime’ city-centre 
locations: The Treasury Building, Lower Grand Canal Street, Dublin 2 (1990) 

with the older Clanwilliam Court (1986 /1987) in the foreground
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Figure. 0.10 Tax-incentive driven office development: the IFSC, phase 1, with 
Liberty Hall (completed in 1965) and the Custom House to the west (left)

(MacLaran, 2003)

Figure. 0.11 The Adelphi Centre office development on George’s Street, Dun
Laoghaire (1990)
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Figure. 0.12 Office Development at the established suburban node of Blackrock:
Maretimo Court A, B and C (1990)

Figure. 0.13 Clonskeagh: own-door offices originally intended as private residences
dating from the late 1980s
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Figure. 0.14 Later office development at Clonskeagh: Belfield Office Park,
completed in 1998

Figure. 0.15 Large-scale office development in a former off-prime city centre 
location: The George’s Quay development (2001), George’s Quay /Tara Street,

Dublin 2

(MacLaran, 2003)
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Dublin’s fourth office boom (1995 -  2001)

The most dramatic shift in office development location has come about during the 

fourth office boom in the period 1995 to 2001 and has been marked by a very strong 

geographical shift towards peripheral locations, most notably Sandyford /Leopardstown, 

East Point, Saggart, Nangor Road and, to a lesser extent, secondary locations within the 

central area (Figure. 0.15). The emergence of these new suburban office sites are 

detailed in the case studies in Chapter 6. In contrast, the traditional office core o f Dublin 

2 and 4 as well as the established suburban nodes o f Blackrock and Dun Laoghaire 

declined in importance as office locations (Figure. 0.2).

The changing balance between the central area and peripheral sites as office locations 

was also reflected in terms of space take-up. As mentioned, the unprecedented growth 

in the services sector in Dublin during the latter part o f the 1990s resulted in a sharp 

increase in demand for office space, with a surge of take-up at non-traditional peripheral 

locations. During 1995 office take-up was still concentrated within the central area 

(Dublin 1, 2, 4, 7, 8), yet by 2000, the majority o f space taken up was accounted for by 

non-traditional suburban locations, particularly to the south and west of the city. In 

contrast, the established suburban nodes at Dun Laoghaire and Blackrock comprised 

only a small proportion o f take-up during this year (Figure. 0.16).

In 2000, half of all office take-up in Dublin had been absorbed by suburban locations 

outside o f the existing established suburban office nodes, namely at Citywest, Park 

West, Sandyford /Leopardstown and the inner-suburban East Point Business Park 

(Figure. 0.16) (see also Chapter 6). In contrast, with the exception o f Clonskeagh, which 

accounted for a significant proportion of space taken up during 1997 -1998, the 

established suburban office nodes o f Dun Laoghaire, Blackrock and Tallaght played a 

relatively minor role in terms of office take-up. Furthermore, while the central area 

(Dublin 1, 2, 4, 7, 8) exclusive o f the IFSC accounted for almost 70 per cent o f take-up 

during 1995, by 2000 this had been reduced to less than 30 per cent (Figure. 0.17).

14



Figure. 0.16 
Location o f annual take-up o f office space in Dublin in 1995 and 2000
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Figure. 0.17
Percentage o f annual total o f office space taken up in Dublin: central area and 
________________ suburban/ peripheral locations: 1995 - 2000_________________
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As will be shown in Chapter 1, studies o f  office location and its suburbanisation have 

had a strong tendency to focus on one o f  the following elements, namely user-demand, 

planning policy and property development. While these have highlighted various 

aspects deemed to be significant in explaining office suburbanisation, this separation 

has masked the considerable complexity o f  the interaction between supply, demand and 

planning in shaping the built environment. In isolation, an examination o f  end-user 

demand is inadequate, as the location, type and timing o f  office development is not 

spontaneously produced in accordance with user-demand (see Chapter 1). Similarly, a 

consideration o f the planning context alone is insufficient as planning cannot bring 

about development, which is the domain o f developers (see Chapter 1, section 1.3). 

Developers are ultimately dependant on user-demand in securing potential development 

profits. However, the viability o f  undertaking development is further influenced by 

planning policy which may enhance or inhibit potential development profits through its 

influence on the location, type and timing o f development. In addition, factors relating 

to the supply o f space (e.g. availability o f finance) impact on prospective development 

viability (see Chapter 1, section 1.1).

The approach taken in this thesis involves an examination o f  the geographical 

constraints affecting developers with respect to user-demand, planning policy, land, 

construction, development finance and investment finance that resulted in a post-1995 

profitability surface favouring new suburban sites. Developers tend to direct 

development into those locations associated with the highest capital values. In Dublin, 

notwithstanding micro-scale differences, a geographical differentiation into three broad 

categories with respect to capital values is discernible. These values have been highest 

in the traditional office core (Dublin 2 and 4), with lower values associated with city- 

centre secondary locations and suburban sites. Although developers would have thus 

been expected to focus predominantly on the central area, this has nevertheless failed to 

be the case. The underlying reason for this will be explored throughout this thesis.
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Chapter 1

Property Development, User-Demand and Urban 
Planning: a Literature Review

Introduction

Urban environments are shaped by three principal elements, namely the demand for 

space, the return motives o f  those participating in development (e.g. private developers, 

public sector) and the planning context. The potential role o f the supply-side, end-user 

demand and planning policy in impacting on the location o f  office development and 

more specifically its suburbanisation will be reviewed in this Chapter. Office 

suburbanisation has been variously interpreted in the literature with respect to the 

relative influence o f  these elements. Early office location research during the 1970s 

(e.g. Bannon, 1973; Goddard, 1973; Alexander, 1979; Daniels, 1979) was principally 

concerned with aspects relating to end-user demand. The geography o f  office 

development was believed to reflect the importance o f  factors in occupiers’ locational 

decision-making, particularly those associated with contact /communications 

requirements. Implicit in this approach was an interpretation o f  the office property 

development process which simply viewed the supply o f space as a straightforward 

response to end-user requirements. This was alluded to by D ’Arcy and Keogh (1999, 

925) who highlighted that there was “...a tendency in much o f  the urban literature to 

regard the property market as unproblematic, adjusting readily to accommodate the 

changing space requirements o f  users in particu lar”. The limitations o f  this approach 

in explaining office suburbanisation led to a broadening o f  office location research. 

While several authors continued to focus on the role o f end-users, particularly their 

(changing) locational constraints (e.g. Huang, 1989; Michalak and Fairbaim, 1993; 

Matthew, 1993; M acLaran and Floyd, 1997) the role o f planning policy also attracted 

interest (e.g. Alexander, 1979; Pickvance, 1981; Pryke, 1994a; MacLaran, 1993, 1996; 

Bertz, 2002). Considerable attention was also directed towards supply-side 

considerations as a means o f explaining the geographical shifts in office location, 

including suburbanisation. For example, a number o f  studies considered the factors 

influencing the funding and investment institutions’ attitudes towards the geography o f 

investment opportunities associated with office development (e.g. Ball, 1994; Coakley,
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1994; Pryke, 1994a; D ’Arcy and Keogh, 1997; Moricz and Murphy, 1997). With 

respect to the role o f the supply-side in urban change generally, D ’Arcy and Keogh 

(1997, 702) argued that “Property market structures, and the legal and policy context 

within which these markets must operate, are factors which do not passively adapt to 

changing user requirements hut instead p lay an important role in determining the 

degree to which the built environment responds to the forces o f  structural change”. The 

varied literature regarding the (office) property development process and the 

prospective impact o f the operations o f  the supply-side on office development outcomes 

will be examined in section 1.1, while section 1.2 and 1.3 consider the potential role o f 

end-user demand and the planning context respectively.

1.1
Office Development: the Supply-Side 

Interpretations of the property development process

Several models o f the capitalist property development process have been put forward 

and have been outlined by a number o f authors (see e.g. Healey, 1991; Ratcliffe and 

Stubbs, 1996; D ’Arcy and Keogh, 1999; MacLaran, 2003). The equilibrium models 

were derived from the neo-classical tradition in economics which focused on the price 

mechanism and explained property development as the outcome o f the supply-side 

reacting to user-demand according to the rents and yields associated with (office) 

property (Ratcliffe and Stubbs, 1996). The broader social and political context within 

which property development took place did not appear to have a place in the analysis, 

with development outcomes examined according to abstract notions o f  the ‘m arket’ 

which was believed to act as a sorting mechanism in allotting space to various uses. As 

Healey and Barrett (1990, 94) pointed out "Demand, it was assumed, would be 

translated into supply, with the various agencies involved in development working 

collectively to provide developm ent” at what Lichfield and D arin-Drabkin’ (1980) 

believed to be "the right time in the right place at the right p r ic e ”. An alternative 

conceptualisation o f  the property development process originated from within the field 

o f urban political economy which became known as structure models. Although this 

approach encompassed a range o f  interpretations, broadly speaking it located the

' L ichfield, N., D arin-D rabkin, H. (1980) L and  P olicy in P lanning, London: Allen and Unwin cited in H ealey and 
Barrett, 1990,94.
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property development process within the process o f capitalist accumulation (e.g. 

Lamarche, 1976; Boddy, 1981; Harvey, 1982, 1985; Malone 1985; Luithlen, 1992, 

1993; MacLaran, 1993, 2003). (Office) property development was interpreted as the 

outcome o f the profit strategies o f  various participants in the development process who 

competed for the rights to appropriate a profit from their involvement. A contrasting 

perspective is that which is broadly referred to as an institutionalist approach and 

encompasses a range o f  views concerned with the role o f institutions in the property 

development process. These models considered the roles o f individual actors (e.g. 

developers, landowners, financiers) and their relationships as a means o f  interpreting 

property development outcomes. For example, Healey (1991, 1994, 1995) and Healey 

and Barrett (1990, 89) advocated a structure-agency model, calling for an approach 

which “combines an understanding o f  structure and agency, focusing on the resources, 

rules and ideology which actors acknowledge, as a way forw ard  to a richer 

understanding o f  land and property processes”. They espoused an interpretation o f 

property development that considered the behaviour o f individual actors such as 

developers and investors (agency) and the manner in which this was shaped by markets 

(structures). Ball (1998, 1511) pointed out that "The objective o f  this type o f  structure- 

agency analysis is to relate the agencies' roles, strategies and interests to the 

underlying structural resources, rules and ideas ” (original emphasis). However, he 

questioned the usefulness o f this structure-agency approach in furthering an 

understanding o f the property development process and alluded to the difficulty o f 

isolating the ‘agency’ o f  individuals from the wider development context and argued 

that “Agencies have to have some exogenous determinants o f  their existence to justify  

their separation from  the structure, otherwise explanation o f  them merely collapses 

back into structural issues” (Ball, 1998, 1512). He advocated an alternative 

institutionalist perspective known as a ‘structure o f  building provision’ approach to 

interpreting property development which referred to “the contemporary network o f  

relationships associated with the provision o f  particular types o f  building at specific 

points in tim e” (Ball, 1998, 1513). This approach differed in that it viewed the 

organisations and markets involved in development as embodying the ‘structure’ o f  that 

provision and did not recognise a separation between ‘agency’ and ‘structure’ (Ball, 

1998). The following section shows the manner in which the developer occupies the 

central role with respect to the various interests who seek to appropriate profits from 

(office) development.
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Developers: the cornerstone in property development

Property development is more than a simple translation o f  demand into processes o f 

supply (MacLaran, 2003). The manner in which buildings are developed under capitalist 

relations o f  production means that opportunities exist for a number o f  interests to 

generate potential profits from their involvement in office development (Malone, 1985; 

MacLaran, 1993). Profit constitutes the rationale for developers, financiers, construction 

firms and investors to engage in this potentially very costly and risky undertaking 

(Marriott, 1967; Ambrose and Colenutt, 1975; Cadman and Austin-Crowe, 1978; Kirk, 

1980). The manner in which each o f  the supply-side interests appropriates a profit, as 

well as the degree o f  risk incurred by their engagement in a scheme differs. Two distinct 

yet closely related markets exist in relation to office property, namely the user-market 

and the investment market (Coakley, 1994; Ratcliffe and Stubbs, 1996). W hile the 

former is chiefly concerned with the use-value o f  a property, the latter is involved with 

its exchange value. The use-value and the exchange-value o f a property, although 

related, are determined in different ways and neither is directly related to the ‘value’ 

embodied in a property through its physical construction.

The tendency towards property sector disequilibrium, with development activity moving 

through periods o f  boom and slump was noted by several authors (e.g. MacLaran, 1993; 

Barras, 1994; D ’Arcy and Keogh, 1999; Dehesh and Pugh, 1999; Lizieri et al., 2000). 

This results from exogenous forces arising from macro-economic fluctuations impacting 

on the prospective profitability and risks associated with property. In addition, the 

inherent lag between the time at which demand is registered and a development is 

completed results in a further cyclical dynamic peculiar to property development 

(Luithlen, 1993; MacLaran, 1993; Leitner, 1994). As demand increases relative to a 

fixed supply in the short-term, the increase in property values encourages an 

intensification o f  development activity as various development interests attempt to 

generate a profit from their involvement, frequently leading to over-supply. The 

prospective level o f profits accrued by various development participants is thus closely 

related to this cycle o f  boom and slump.
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Developers represent the cornerstone with respect to property development and are 

responsible for putting forward development proposals. This perspective is based on the 

model devised by MacLaran (1993, 2003) as shown in Figure. 1.1.

Figure. 1.1
M ajor private sector relations within the property development industry
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As was noted, property development is a high-risk activity (Ball, 1994; Ratcliffe and 

Stubbs, 1996; Tsubomoto, 1998) and it is the developer who ultimately bears this risk, 

the exposure to which varies according to the developer’s relative position with respect 

to the various costs and gains (e.g. degree o f involvement in a scheme, financial outlay 

committed, terms of lending secured). The urban environment represents a profitability 

surface for developers, varying geographically with respect to prospective costs and 

gains associated with (office) property development (MacLaran, 1993). This 

profitability surface is influenced by a variety o f elements and means that office 

development does not constitute a straightforward response to end-user demand. 

Similarly, developers do not automatically engage in office development at particular 

sites in response to public policy, as will be discussed in section 1.3. While end-user 

demand and planning policy are undoubtedly of key concern for developers, they will
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only engage in office development at those locations where their overall profitability 

criteria can be met.

Developers tend to direct office development into locations associated with the highest 

capital values (Malone, 1985; MacLaran, 1993). The capital value or sale-price which a 

completed building is likely to raise, is dependant on the level of rent a development can 

support and is ultimately derived from end-users. The capital value o f a building is 

calculated according to the formula:

capital value = rent x 100 
(price) yields 41,666,667 = 2 ,500 ,000  x 100

6 1

For example, a property in a prime location such as Dublin 2 commanding a rent of 

Euro 2,500,000 per annum at a yield of 6 per cent would give a capital value o f Euro 

41,666,667.

Occupiers are primarily concerned with the use-value o f the property rather than its 

exchange value. Thus it is frequently the case, that occupiers do not wish to take on the 

potentially high costs and risks associated with property development and ownership, 

preferring to rent space rather than acquiring it outright (Ratcliffe and Stubbs, 1996). 

The extent to which the developer is concerned with meeting end-user demand, is solely 

related to the fact that it is from the occupiers o f completed space that an income from 

development is ultimately derived. The substantial risk which end-user demand 

potentially represents for developers was alluded to by Hughes (1999, 13) who 

explained that "The other ‘nightmare’ scenario fo r  a developer’s profit is where on 

completion o f  a project, rental guarantees have been given, the completed development 

remains vacant in an environment where rents are falling and yields are rising”. 

However, prospective rents and capital values attained represent only one side o f the 

development equation from which prospective profits are calculated. The developer’s 

potential profit margin is derived from coordinating a number o f elements required for 

the development o f a scheme (i.e. land, development finance, construction, investment 

finance) in such a way as to ensure that the completed scheme coincides as closely as 

possible with user-demand for space in terms of location, building type and 

specification at a given time. The profit criteria o f land-owners, financiers, construction 

firms and investors must, however, be satisfied in order to secure their involvement
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(MacLaran, 1993). In appraising the potential viability o f a scheme, developers thus 

consider the spatial and temporal variation o f the various costs /risks in relation to end- 

user risk. Furthermore, developers’ ability to respond to potential opportunities arising 

from user-demand and facilitated by supply-side elements is conditioned /shaped by 

planning policy, as will be taken up in section 1.3.

While the model o f property development devised by MacLaran (1993) highlights the 

key importance o f the developer, it was acknowledged that the strict delineations are in 

reality somewhat more complex than this archetype suggests. The five main interests 

involved (i.e. developer, land interest, short-term financier, construction firm, long-term 

investor) may assume more than one function in relation to the development o f a 

particular scheme. A variety o f  arrangements potentially exist between developers, 

investors and funding institutions determining or defining their respective rights to 

appropriate an income from development (MacLaran, 1993; Lizieri et al., 2000). For 

example, developers might also act as their own financiers by providing internal sources 

o f funding, may take on the role o f  investor by retaining the building upon completion 

or may exist as both developer and construction team (MacLaran, 1993; Ratcliffe and 

Stubbs, 1996). Thus, although the focus here is on developers as a property interest, 

they may adopt various combinations o f  these roles and degrees o f  involvement in 

relation to a particular scheme, depending on a variety o f  factors relating to their 

particular strategy for profit maximisation /risk minimisation, as well as that o f the other 

participants. D evelopers’ specific profit tactics and the risk which they are willing to 

absorb, will be strongly influenced by their financial circumstances and development 

experience. This can comprise a rental flow paid periodically by the occupiers o f space 

to the developer for the use o f  the building. Alternatively, developers may realise a 

once-off payment or price received upon the sale o f the property to an end-user, who 

subsequently acquires the use o f  the building as well as property ownership (i.e. 

freehold and trading) rights. A lump-sum payment may also be appropriated by 

developers by disposing o f the building to an investment institution who acquires 

property ownership rights and the right to appropriate rental income from end-users 

(Ambrose, 1986; Pryke, 1994b; Ratcliffe and Stubbs, 1996; MacLaran, 1993). This is 

somewhat o f  an over-simplification and there exists a variety o f  arrangements into 

which the developer may enter, for example with an investment institudon, which allow 

developers to retain varying levels o f  involvement in relation to the potential risks and
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profits associated with a scheme (e.g. sale and lease-back agreements). The particular 

income strategy pursued is closely related to the time-frame under which the developer 

operates in realising a profit. For example, if  the developer’s overall strategy relies on a 

short-term, once-off return, the immediate disposal o f  the building m ay be preferable to 

the longer-term interest associated with appropriating a flow o f rental income.

Development finance

For the developer, finance enters into the property development equation due to the high 

capital cost o f development and the large up-front or advance paym ents required in 

undertaking a scheme (MacLaran, 2003). Development finance may originate from a 

variety o f sources and exist in various forms (McNamara, 1979; Ratcliffe and Stubbs, 

1996; MacLaran, 2003). However, development finance consists mainly o f short-term 

loans extended to developers to cover all or a proportion o f development expenditures 

arising from the purchase o f land, the payment o f  construction costs, consultants’ fees 

and other costs. Funding sources vary according to the interest rates commanded, their 

degree o f risk-averseness, the quantity o f  funds made available to developers and the 

degree o f control exercised over the developer through involvement in a scheme 

(Ratcliffe and Stubbs, 1996; De Magalhaes, 1999). The choice o f  funding source is 

related to the status o f  the developer and the level o f  risk associated with a development 

(Ratcliffe and Stubbs, 1996). Developers may draw on both internal and external 

sources o f funding. Funds extended to developers may be in the form o f loans involving 

interest payments on the money advanced (i.e. external funding) or, alternatively, a 

developer may raise development finance through the issuing o f  company shares (i.e. 

internal funding), with shareholders receiving dividends and acquiring a stake in future 

company profits (Pryke, 1994b; Ratcliffe and Stubbs, 1996). The main sources o f 

external funding available to developers are the banks (i.e. merchant and commercial) 

and the institutions (i.e. pension funds and insurance companies). Insurance companies 

may be a source o f both development finance or ‘bridging finance’ and investment 

finance (Pryke, 1994b). While insurance companies are known for their caution (Pryke, 

1994a) and their longer-term view o f the viability o f  prospective lending opportunities 

(De Magalhaes, 1999), this prudence is offset by their willingness to make available up 

to 100 per cent o f development funding (Ratcliffe and Stubbs, 1996). However, due to 

their longer-term perspective in realising profits, they typically are more involved with 

respect to property investment, as will be shown later. In contrast, banks are generally
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regarded as comprising a more flexible source o f  development funding and are more 

likely to embrace new lending opportunities compared to the pension funds and 

insurance companies. However, the banks commonly lend only a proportion o f  the 

development finance required (e.g. 70 per cent) (Ratchffe and Stubbs, 1996).

The rationale for the lending institutions’ involvement in property development, like 

that o f all interests, lies in the potential for profit generation. For financiers this 

originates from the interest payments on loans to developers. For the financial 

institutions, office property represents but one potential outlet for realising profits, to 

which the profitability o f  lending is compared to that pertaining to other channels both 

within the property sector (e.g. residential, industrial, other commercial) and external to 

it (e.g. equities, gilts, bonds, stocks, shares) (Coakley, 1994; Leitner, 1994; Pryke, 

1994a; Ratcliffe and Stubbs, 1996; MacLaran, 2003). The manner in which the 

availability o f  development finance is related to the credit cycle was pointed out by 

several authors and was understood to be affected by, for example, national and 

international economic policies such as deregulation, liberalisation and 

internationalisation o f  financial markets (Ball, 1994; Barras, 1994; Coakley, 1994; 

Leitner, 1994; Warf, 1994; Moricz and Murphy, 1997; Dehesh and Pugh, 1999, 2000). 

The availability o f  finance was seen to be particularly conducive for office developers 

in Dublin from the mid-1990s as Hughes (1999, 2) pointed out: “With plentiful finance, 

property development activity has thrived on the availability o f  funding  opportunity fo r  

development, sourced from  a wider choice o f  lending institutions".

While short-term financiers ultimately base their lending decisions on the perceived 

ability o f  developers to meet loan repayments, they are principally concerned with 

developers’ overall ability to repay the loans and the likelihood o f default. This 

assessment m ay not be exclusively related to the viability o f  a scheme for which 

funding is being sought, but rather to the overall risk which developers pose /embody, 

taking into account their total financial assets (Adams, 1994; Ratcliffe and Stubbs, 

1996). This may be explained by the fact that funding institutions do not constitute a 

property ‘interest’ (Malone, 1985; MacLaran 1993) in that they do not acquire property 

rights through their involvement in development. As a result, the performance o f  a 

scheme may be less crucial if  the possibility o f  default on loan repayments is not 

entirely dependant upon the success o f  the scheme for which finance is being requested. 

The source and degree o f risk for the financier stems from the probability o f  the
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borrow er’s (i.e. the developer) defaulting on the loan and interest repayments. The 

likelihood o f  default is related (although not necessarily exclusively) to the risk 

associated with a particular scheme, o f  which that pertaining to end-users, is o f  key 

importance. Two basic arrangements exist pertaining to the availability o f  finance, 

nam ely recourse and non-recourse finance (Ratcliffe and Stubbs, 1996). In cases o f 

default, the former involves the entirety o f developers’ assets being put in jeopardy in 

order to secure development funding. This results in developers’ incurring a much 

greater degree o f  potential risk, therefore reducing the risk borne by the lending 

institution. In contrast, in cases o f  default, non-recourse financing shields the 

developer’s other assets from the potential risks ensuing from funds borrowed in 

relation to one scheme, resulting in a higher potential risk sustained by the lending 

institutions.

W arf (1994, 325) argued that finance capital is not some passive actor in the 

construction o f  landscapes, but an active participant with a logic o f  its own" and the 

institutions have been noted for their conservative stance in relation to the locations 

considered for lending on office property, resulting in their favouring central-area 

schemes (Peiser, 1990; Pryke, 1994a). With respect to investors’ (and developers’) 

geographical appraisal o f risk associated with office development in London during the 

early 1980s, Pryke (1994a) noted their strong reluctance to engage at non-traditional 

fringe locations and cited the Financial Times^ which stated that '’‘’Even i f  some 

occupiers had wished to consider locations immediately beyond the City area, there 

would have been fe w  schemes to choose from . ... The developers and their funding  

partners ... have often regarded the fringe areas as a gamble which they did not have to 

take".

Construction

Although the roles o f developer and construction may be fulfilled by the same company, 

in m ost cases the task o f bringing about the construction o f  a scheme is undertaken by a 

separate firm o f building contractors. It is the construction firm which is responsible for 

realising the production o f  a property (i.e. creating the actual product), yet does not rely 

on the market viability or success o f  a scheme for its appropriation o f  profits 

(MacLaran, 2003). The value o f  a property is only distantly related to the actual value o f

2
Financial Tim es, 1981, “Survey: C ity  o f  London property” , 6 February, pp 1-viii, cited in Pryke, 1994a
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the construction inputs such as materials and labour. The price o f a property is instead 

related to the use to which a building may be put and the level o f  user-demand in 

relation to supply. However, the construction interest, while physically realising a 

scheme, does not compete for or acquire property rights (i.e. rights o f ownership) which 

would confer on it the right to appropriate an income (e.g. rental income, sale price). 

Thus the construction interest does not constitute a ‘property interest’ (Malone, 1985; 

MacLaran, 1993, 2003). As the construction firm’s profits do not derive from the 

acquisition and /or trading in property rights, location is largely irrelevant in terms o f 

profitability. Thus, the risks for the construction firm do not vary spatially. In other 

words, the contractor’s profits are not dependant upon location in the way that the 

profits accruing to developers, investors and to a lesser extent, financiers, are.

The construction firm represents a form o f industrial capital, entering into the property 

development process on a contractual basis and receiving a fee for the construction o f a 

scheme (MacLaran, 1993, 2003). The profits accruing to the construction firm are based 

on the difference in the cost inputs such as labour and building materials compared to 

the fee received from the developer. While these costs may fluctuate, the construction 

finn ’s profit margin depends largely on the value o f  the fee agreed upon with the 

developer (MacLaran, 2003). The developer and construction firm are mutually 

dependant and the particular way in which this dependence may be skewed in favour o f 

either party depends on their position o f relative power in relation to market conditions 

within and external to the property sector. The influence which the contractor may 

exercise in relation to the negotiation o f its fee, depends on the level o f  internal 

competition within this sector (i.e. the level o f over- or under-capacity). During a period 

o f  slump in the office market or property market generally, with little demand for 

construction arising, contractors are faced with strong com petition from within their 

own sector for a limited num ber o f  contracts, thus forcing down the fees that may be 

commanded. Conversely, during boom times in the property sector, when there is much 

demand for construction firm s’ services, their relative bargaining position is 

considerably strengthened (MacLaran, 2003). With respect to Dublin, Hughes (1999) 

noted that construction costs increased considerably from the late-1990s, rising at 3 to 4 

times the rate o f domestic Consumer Price Index (CPI) inflation. While this reflected 

pressure on labour rates and the increase in the price o f  building materials (as a result o f  

rising energy costs), it also stemmed from the capacity pressure existing within the
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industry which resulted in higher profit margins for contractors. Thus, the fee that the 

contractor is capable o f  appropriating is closely related to competition within the 

construction sector rather than the ‘value’ (related to use-value) o f  the property itse lf

Commercial developers will in most cases approach a pre-selected number o f 

contractors rather than attempting to secure the services o f  a construction firm on the 

basis o f an ‘open tender’, where construction firms respond to an open advertisement, as 

is common in relation to public-sector contracts (MacLaran, 2003). Regardless o f  the 

approach adopted, the commercial developer aims to suppress the ability o f the 

construction firm to maximise the fees solicited. Depending on the particular market 

conditions prevailing, the specifics o f  the contract between the developer and the 

construction firm may take a number o f  forms. The contract fee may be based on a fixed 

price (although price increases may arise) or the contract m ay take the form o f a cost- 

plus-percentage or an at-cost basis plus a fixed fee (MacLaran, 2003).

Investment flnance

The availability o f investment finance is related to the relative potential risk associated 

with the office property sector compared to alternative investment opportunities 

(Ratcliffe and Stubbs, 1996). Investors are concerned with the potential exchange value 

o f  a property but differ in that their aim is to maximise this over the longer-term (Pryke, 

1994a). The main sources o f  property investment finance are the long-term financial 

institutions (Pryke, 1994a). Unlike development funding institutions and construction 

firms, the investment institutions such as life insurance companies and pension funds 

constitute a ‘property interest’ in that their involvement in development results in their 

acquisition o f property rights (MacLaran, 1993). Their criteria for involvement in office 

property are based on realising a long-term profit by appropriating a stream o f rental 

income from the end-users o f  space (i.e. dealing in lease-hold rights) (Pryke, 1994a). To 

this end, property rights (i.e. fi'eehold rights) are acquired from the purchase o f  a 

completed scheme and are held as part o f  a longer-term property portfolio.

The measure o f investor interest in office property is indicated by the level o f acceptable 

yields which are set in relation to available potential returns from alternative 

investments, their degree o f  liquidity, their future prospects and their levels o f risk 

(MacLaran, 1993; Coakley, 1994; Ratcliffe and Stubbs, 1996). Although yields are
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indicative o f  the relative strength o f user-demand as reflected in office rents and prices, 

their value may also be heavily influenced by investment demand itse lf Competition 

between investors for a stock o f  office space which is relatively fixed in the short-term 

may serve to harden (i.e. lower) yields (MacLaran, 1993) as was the case in Dubhn 

during the latter part o f the 1990s. Referring to Dublin, Hughes (1999, 17) pointed out 

that from the mid-1990s property generally "has become the strongest perform ing  

sector o f  investm ent”. W ith respect to the decrease in yields pertaining to office 

property during 1999, he reported that "Coupled with the hardening o f  yields, from  the 

6.75% level (again in 1994/5) (sic) to a typical capitaliser o f  4.75% or less, today, the 

result has been a near trebling o f  Open Market Values ” (Hughes, 1999, 9).

As previously mentioned, property development is associated with an inherent lag from 

the time at which increased demand is registered and the point at which new supply 

reaches the market. This has the effect o f artificially inflating office property values and 

may increase the level o f investment demand. Hughes (1999) reported that office 

investments consfituted the best performing sector for property according to the findings 

o f the Investment Property Databank (IPD) and noted that

“With the scarcity o fp rim e  investments, financia l institutions have been obliged 

to sign pre-funding commitments with developers in their quest to renew  

/rebalance investment portfolios. Competition is intensified by first-tim e private  

investors, using Dublin as a learning curve and thereby maintaining the market. 

... Dublin institutional investors have again become active and property is in 

strong demand with yields fo r  prim e offices now at an historic low o f  less than 

5 % ’’ (Hughes, 1999, 10).

The strength o f  investment demand has frequently provided an important stimulus for 

many developers to engage in office development (Leitner, 1994; Hughes, 1999). The 

substantial growth in office values and the way in which this was partly related to the 

institutions’ eagerness to acquire office properties in Dublin in the late 1990s was 

alluded to by Hughes (1999, 17), who asserted:

"However these yie ld  (sic) also are being driven by the weight o f  money, 

available and waiting to be converted into office investments. A t present there is
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a considerable shortage o f  such investment, confirmed by the switch in most 

investment activity from rent-producing buildings to pre-funding speculative 

development (PFSD). This is being led by the financial institutions, encouraged 

by the strong investment performance o f  the past four years in property and 

particularly by the office sector... Future studies may conclude that such levels 

o f  yield were driven by investor demand complemented by further prospects o f  

continued and sustained rental growth. I f  such hindsight proves to be correct, 

then much o f  present day commercial property is probably overvalued” 

(original emphasis).

Strong investment-demand for office property thus served to dislocate, to a degree, the 

reality o f user-risk from developers’ as well as investors’ decisions to engage at new 

suburban sites (Hughes, 1999). It increased the apparent viability o f undertaking office 

development at new suburban locations for many developers as they became less 

obliged to consider user-demand, rather basing their development appraisal on 

investment demand and the prospects o f increasing office property values associated 

with this. However, the way in which offices at new suburban sites were liable to over

valuation, making development at these locations particularly risky, was noted by 

Hughes (1999, 18) who cautioned that “ ... it is necessary to maintain discernment o f  the 

market: fo r  peripheral or new locations that may be the subject o f  PFSD's [pre-funding 

speculative development]; o f poorly-accessed sites or ones that do not have a track 

record o f  rental growth and, fundamentally are therefore over valued (sic) ” (original 

emphasis). Indeed the considerable risk which the institutions associated with 

involvement in office property at non-traditional (suburban) sites, was noted by several 

authors (e.g. Pryke, 1994a; Ball, 1998; Tsubomoto, 1998; Hughes, 1999). In relation to 

investor preferences in the Tokyo office market, Tsubomoto (1998) noted that " ... 

funding institutions prefer to invest in prime town center properties capable o f  

attracting prestigious and financially secure tenants and generating a good return over 

the long term ” (Tsubomoto, 1998, 77). The way in which the conservatism of the 

investment institutions acted as a barrier to office development at fringe locations in 

London, irrespective o f the decrease in potential end-user risk was alluded to by Pryke 

(1994a, 242) who pointed out that
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“Despite the growing demand fo r  large office space, however, the property 

investment companies on the whole were hesitant to become involved in Big  

Bang buildings ... Future demand was uncertain, and they and the institutions 

did not want to be left with ‘unlettable aircraft hangers With the decline in 

institutional investment demand fo r  new office developments, large, speculative 

fr inge schemes were thus almost impossible to finance on a traditional 

institutional basis

The way in which the investment institutions’ high-risk assessment o f  suburban 

locations acted as a constraining factor on developers’ appraisal o f  the viability o f  office 

development at peripheral sites in London during the 1980s was again taken up by 

Pryke (1994a, 257), who explained that

the rental growth taking place in these fr inge  areas was fe lt  to be too short 

term to attract institutional funds ...fr in g e  schemes could not be viewed by the 

institutions as providing the potential to be ‘worked ’ over the longer term. In a 

sense, such schemes were not seen to offer the succession o f  short terms that 

could sustain their longer term exchange value, something that is o f  great 

importance to this particular form  o f  money-dealing capital ”.

With respect to Dublin, Hughes (1999) has pointed to the considerably higher risk 

which investment institutions incurred by their involvement in development at new 

suburban as opposed to city-centre sites, asserting that “In a subsequent market down- 

phase, such asset values would be viewed as being particularly vulnerable to softening  

valuation yields p lus rent level exposure. Quality o f  location cannot be ignored, 

especially at a time o f  continuing market transition ” (Hughes, 1999, 2).

1.2
User-demand

Introduction

An extensive literature has developed since the 1960s dealing with various demand-side 

aspects o f  office location dynamics. The reasons for the concentration o f  office 

activities within the central areas o f  cities, was the focus o f m any British studies, while
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in the United States and Canada the emphasis was largely on the factors underlying the 

large-scale suburbanisation o f user-demand (Daniels and Holly, 1983). Numerous 

studies have attempted to determine the extent to which office suburbanisation has 

reflected changing demand criteria on the part o f  occupiers. A range o f  authors have 

sought to ascertain and evaluate the relative importance o f  various factors (i.e. 

geographical, economic, building-related and technological) in the locational decision

making o f companies as well as aspects o f occupier profile.

The locational criteria o f  office users are multifaceted and relate to factors such as 

access to labour markets and services, the role o f  business, customer and client 

relationships, prestige, the co-location o f complimentary users, with traditional office 

location preferences stressing the importance o f  business-related proximity in as a 

means o f fulfilling occupiers’ information and communication requirements

Business sector and organisational status of occupiers

Several analyses o f office suburbanisation (e.g. Goddard, 1973; Alexander, 1979; 

Huang, 1989; Michalak and Fairbaim, 1993; Matthew, 1993) have noted the varying 

propensity o f companies to suburbanise according to their business-sector affiliation and 

organisational status, these being associated with varying communications 

requirements. In his study o f  central London in the early 1970s, Goddard (1973, 212) 

concluded that

“Some publishers, advertising agencies, construction firm s and consulting 

engineers have demonstrated an ability to move out o f  well-established office 

districts in the centre and others have dispersed from  Central London as a 

whole (Goddard, 1967) . . .  On the evidence o f  the communication survey, over 

80 % o f  all contacts in Central London are o f  a type that could be readily 

carried on outside the centre”.

In examining the office sector in Edmonton, Alberta, M ichalak and Fairbaim (1993) 

found that different business sectors were associated with different locational 

requirements:

“There are large differences in the intra-urban location o f  producer service 

firm s classified by sub-sectors. The CBD area attracts mostly legal, employment,
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and management service firms... In contrast, only 10.9 per cent o f  engineering 

and architectural service firm s are located in the CBD. The majority o f  such

firms prefer office parks and inner-city locations. Computer service firm s are

distributed more uniformly throughout Edmonton. The most preferred locations, 

however, are suburban office parks with 35.3 per cent o f  all computer service 

firms . . . I t  is clear ... that the intra-urban location o f  producer service firm s is 

closely related to the type o f  service offered by a firm  ” (Michalak and Fairbaim, 

1993,9).

Huang (1989) found similar variations in Toronto and noted that suburban office nodes 

were associated with technical services, insurance, mining and construction

establishments, while banking, finance, law, management consulting, personnel, and 

government offices were overrepresented in the core, particularly the financial district. 

However, she concluded that overall no significant polarisation o f office employment 

by occupation between city-centre and suburban locations was evident in Toronto 

(Huang, 1989).

Although, Huang (1989) found back offices to comprise a much smaller proportion of 

suburban office establishments and jobs than had been anticipated, the differential 

tendency for dispersal according to organisational status was noted by a number of 

authors. Alexander (1979, 33-34) commented that "The decentralisation o f  sections o f  

banking and insurance firm s heavily involved in clerical activity or in data processing 

has been common fo r  some time ... But head offices in the finance sector remain highly 

centralized”. This was supported by Matthew’s (1993) study in Toronto which found 

that "the suburban centres have been unable to attract the head offices o f  multi-site 

corporations to the extent that the CBD has” (Matthew, 1993, 299). Similarly, 

Michalak and Fairbaim (1993, 8) asserted that “The organizational status o f  a firm  is 

closely related to its market area. It has been demonstrated that head offices and 

independent firm s have substantial non-local markets more often than do branch 

offices. Thus, the organizational status o f  a firm  determines, to a certain degree, its 

location in an urban area and hence the premises it occupies ”. However, (Alexander, 

1979, 34) seemed to contradict his earlier assertion: “differential growth o f  suburban 

and central employment levels was most marked among managerial occupations, which
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actually showed a decline in the central city ... this again goes against the widely 

accepted notion that top office activities require a central location ".

The role of information in office suburbanisation

Several authors have attempted to account for office suburbanisation in terms o f the 

decreased requirement for business-related proximity o f certain occupiers (e.g. Bannon, 

1973; Goddard, 1973; Daniels, 1979; Michalak and Fairbaim, 1993). This explanation 

was based on the reasoning that if  companies were locating in the suburbs, the business 

ties which were traditionally believed to exert a high degree o f locational inertia on 

office occupiers and which accounted for their concentration within the central areas of 

cities no longer exerted the same centripetal influence. Early office location studies 

were concerned with explaining the concentration o f service activities within the central 

areas o f cities, such as Bannon (1973) in relation to Dublin, Goddard (1973) with 

respect to Central London and Daniels’s (1979) work in London. These focused on the 

communications needs/ patterns o f service sector activities which became manifest in 

the requirement for a city-centre location. This behavioural approach to explaining 

office suburbanisation (and office location more generally) thus highlighted the internal 

conditions o f companies seeking space in determining locational patterns /outcomes, 

emphasising the spatial effects of various communications requirements of service 

activities.

In his seminal work on office locational patterns in Central London, Goddard (1973) 

classified the contact patterns o f office activities according to type, highlighting the 

differing purpose o f various contacts that were said to translate into varying locational 

requirements. He argued that the three broad contact types which he identified (i.e. 

orientation, planning and programmed activities) were associated with differing 

locational requirements and explained that "Each o f  the different organisational 

processes associated with orientation, planning and programmed activities have quite 

different environmental demands. While orientation processes demand a very rich and 

diverse environment in terms o f  potential contact opportunities, this diversity is not so 

essential fo r  the purposes o f  planning and programmed activities” (Goddard, 1973, 

192). Similarly, in his study o f office location in Dublin, Bannon (1973) argued that the 

varying potential o f office activities to decentralise was related to the degree to which 

face-to-face contacts were necessary for the conduct of business and asserted that
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"Where contacts involve the frequent face-to-face contacts with the general public and 

executives, then the scope fo r  locational flexibility’ could prove to be limited” (Bannon, 

1973, 109). He argued that those office categories with the lowest range of person-to- 

person contacts had an increasingly high freedom of locational choice and found that 

the financial sector in general was associated with high levels of face-to-face 

communication, while most offices in the professional service category had a relatively 

limited range. Michalak and Fairbaim (1993, 2) pointed to the propensity o f producer 

service firms to undertake suburbanisation, also noting that "those moving out, among 

them exporters ofproducer services, are less likely to require the face-to-face contacts a 

CBD location permits

However, others (e.g. Alexander, 1979; Daniels, 1982, 1985) argued that the emphasis 

on the explanatory power o f businesses' communications requirements, reflected in the 

need for physical proximity and resulting in the concentration o f service activities 

within the city centre, had been exaggerated. Alexander (1979), in his study o f office 

location in Sydney, questioned the high degree of importance attributed to 

communications links in determining the location o f office activities, an assumption 

upon which much subsequent work on office location had been based. He believed that 

“Tornqvist’s research tends to overemphasise the importance o f  face-to-face contacts 

as a location determinant... While it is clear that contacts are an important ingredient 

in office location, their importance is easily exaggerated” (Alexander, 1979, 13). 

However, Goe at al (2000) nevertheless highlighted the relevance o f Tomqvist’s work, 

pointing out that “his basic premise regarding the centrality o f  personal interaction to 

key transactions remains no less valid today” (Goe et al, 2000, 131). Daniels (1982), 

also questioned the validity o f explanations o f office location that relied heavily on 

contact /communications patterns and asserted that “Although access to information and 

the minimisation o f  distance traveled may be the fundamental underlying controls on 

the location o f  service industries, these are closely connected to the effects o f  other 

location fac tors” (Daniels, 1982, 35). In a later work, he went on to show that “It may 

well be that the pre-eminent influence o f local linkages in the location o f  producer 

services is declining, thus allowing a greater opportunity fo r  decreasing centralization 

o f these services both within CBDs and beyond them ” (Daniels, 1985, 218).
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The potential impact of telecommunications for office suburbanisation

The potential impact of telecommunications on office location patterns has featured 

strongly in the literature and has been a point o f some contention (e.g. Goddard, 1973; 

Daniels, 1985; Kutay, 1986; Lloyd, 1990; Brotchie, J. et al., 1991; Matthew, 1993; 

Michalak and Fairbaim, 1993; Sassen, 1995; Castells, 1996; Graham and Marvin, 1996; 

Ratcliffe and Stubbs, 1996; Breathnach, 1999). Some emphasised this factor in 

explaining the suburbanisation o f office activities. Others challenged this viewpoint, 

arguing that telecommunications contributed to greater concentration of service 

activities within the central areas o f some cities, while certain authors believed that 

telecommunications potentially had both a centrifugal and centripetal impact on office 

functions. In other words, telecommunications could exert both an outward and an 

inward force on office activities.

A number o f these authors (e.g. Goddard, 1973; Daniels, 1985) argued that the physical 

ties to the city centre which had been necessitated for the conduct of business had 

become lessened as a result of changes in the mode of communication /information 

exchange o f some companies, facilitated by technological changes such as 

telecommunications infrastructure. Prior to the development and widespread use of 

modem communications technologies, Goddard (1973) emphasised the increased 

potential o f telecommunications to increase the feasibility o f office suburbanisation. He 

highlighted the increased potential of telecommunications to substitute effectively for 

communications as one moved from orientation-type contacts, to contacts associated 

with planning processes and on to those o f a programmed nature. With regard to 

‘programmed’ contacts, Goddard (1973, 197) explained that "because these contacts 

are predominantly by telephone they would not seriously be affected by 

decentralisation. Also, since programmed contacts do not form  part o f  a 

communications chain (i.e. they are not closely related to previous or subsequent 

contact), a loss o f  individual connections through decentralisation would not be too 

serious”. He thus appeared to view the potential for suburbanisation to be strongly 

related to the ability o f a variety o f contact types to be sustained remotely by the use of 

technology. Daniels (1985) also drew attention to the increased importance of 

telecommunications technology as a factor impacting upon the location of offices, 

arguing that:
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‘‘Until relatively recently the impact o f  technological developments on service 

industries, whether relating to the equipment available within service 

establishments or to the means o f  communication between them, were not a 

major locational force. The advent o f  advanced telecommunications, the silicon 

chip and the associated miniturization o f computers, together with the 

increasing ability to arrange fo r  office machines which may be substituting fo r  

direct labour inputs electronically to communicate information, has begun to 

revolutionize the structure o f  service enterprises and the locational 

opportunities available to them ” (Daniels, 1985, 194).

However, Goddard (1973) acknowledged the limitations o f telecommunications as 

effective substitutes for contacts which relied heavily on personal communication, 

explaining that: “Present and likely future developments in telecommunications are not 

likely to provide a substitute fo r  the type offace-to-face contact activity which are vital" 

(Goddard, 1973, 190-191) and went on to point out that “The importance fo r  the large 

wide-ranging meeting fo r  these processes [orientation] also implies that future 

telecommunications systems are likely to he ineffective. This is because 

telecommunications are likely to inhibit chance connections" (Goddard, 1973, 197).

With respect to office occupiers in the City of London, Pryke (1994a) suggested the 

continuing importance o f personal interaction in explaining their location and which 

appeared to be immune to the possibilities for decentralisation which 

telecommunications may offer. He argued that

“despite the dramatic growth in new information technology, there was (and is) 

an important social interface in the working o f  many o f  the financial markets... 

the need, fo r  example, to maintain contacts within the City, as well as to be seen 

to be physically part o f  the City, remained important, although not cast iron, 

factors in determining location, particularly amongst the banking community" 

(Pryke, 1994a, 247).

Furthermore, Alexander's (1979) examination o f office re-location from central London 

failed to support the assumption that the strongest propensity for dispersal would be 

associated with office activities which were least dependent upon external contacts of an
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‘orientation’ nature. These reservations supported the earher findings o f Goddard and 

Morris (1974, 25) who had found that “apart from  insurance, the most mobile activities 

are those theoretically least suited to dispersal... the nature o f  a business o f  a firm  can 

he a very poor indicator o f  the opportunities for, or constraints upon, decentralisation

As mentioned, several authors challenged the assumption of telecommunications 

necessarily acting as a decentralising push for office activities. Castells (1989, 1996), 

Sassen (1995) and Graham and Marvin (1996) viewed technological changes (e.g. 

telecommunications) as a potential force not only for suburbanisation but also for the 

concentration of office activities, while Lee and Schmidt-Marwede (1993, 498) referred 

to the centripetal force which technology represented, arguing that "the principal effect 

o f improvements in communications has been to lead to centralization o f  financial 

activity by allowing centres to serve wider hinterlands". A similar argument was 

advanced by Graham and Marvin (1996, 141) who, commenting on the centralising 

force represented by technology, stated that ‘face-to-face activities here have not been 

made obsolete by new technology; rather, technology has extended the geographic 

reach o f  firm s that transact business in these world capitals ... extending the 

operational boundaries o f  a city”. Similarly, D ’Arcy and Keogh (1999), referring to the 

work o f Glaeser^ and Gaspar and Glaeser"* pointed out that the increased use of 

information technology and the demand for face-to-face contact may be complements 

rather than substitutes and argued that " ...the future structure o f  urban property demand 

may be significantly less spatially dispersed... ” (D’Arcy and Keogh, 1999, 924). 

Furthermore, regarding whether the relevance o f spatial proximity would be likely to 

reduce with increasing availability o f new telecommunications infrastructure, Sternberg 

(1999, 534) pointed out that “It is less frequently believed that proximity will become 

irrelevant in the fu tu re”. However, a counter-argument was advanced by Kutay (1986). 

This author contended that technological changes were diminishing the significance of 

traditional locational factors and the necessity for concentration which had previously 

underwritten the importance o f the city centre as an office location.

Several authors (e.g. Lloyd, 1990; Matthew, 1993; Michalak and Fairbaim, 1993; 

Ratcliffe and Stubbs, 1996; D ’Arcy and Keogh, 1998) alluded to the manner in which

 ̂Glaeser, E.L. (1998) Are cities dying?, in Journal o f  Economic Perspectives, 12, 139-160 
Gaspar, J., Glaeser, E.L. (1998) Information technology and the future o f cities, in Journal o f  Urban Economics, 

43, 136-156
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office users were becoming less locationally constrained as a result o f communications 

technology. Lloyd (1990) stated that "Geography has only an intermittent influence on 

the distribution o f  IT  jobs; most o f  the old location problems just do not apply ” (Lloyd, 

1990, 48), while Michalak and Fairbaim (1993, 4) contended that “since the advent o f  

advanced telecommunication networks, more footloose’ locations are possible". A 

similar view was put forward by Ratcliffe and Stubbs (1996, 407) who argued that 

“Conventional concepts o f  location in the office market are rendered redundant by 

improvements to communications ... businesses are now much freer in their approach 

and inclined to be more supply oriented” while Matthew (1993, 303) explained that 

“improvements in the cost and efficiency o f  telecommunications have led to a 

significant relaxation in the need fo r  closely linked offices to be near each other. A wide 

range o f  office activities, including large corporate head offices and highly specialized 

services, are now locating in suburban office centres, where their information needs 

can still, apparently, be satisfied”. Michalak and Fairbaim (1993, 6) believed 

technological factors to be highly significant in underwriting the viability o f suburban 

office parks for prospective occupiers and contended that “The policy o f  promoting 

suburban office parks became possible because o f  the technological advances in 

telecommunication. Otherwise no business would move to a suburban location 

regardless o f  the policy o f  the local government ”.

However, explanations o f office suburbanisation which attributed prime importance to 

technological changes impacting on the communications requirements o f office users, 

were criticised by several authors (e.g. Castells, 1989; Graham and Marvin, 1996; 

Breathnach, 1999). Breathnach (1999, 1) argued that: “While the restructuring o f  office 

work and the development o f  information technology have made the spatial separation 

o f routine and non-routine office activities feasible, they do not in themselves explain 

the large-scale movement o f  the form er from  central-city locations'". Similarly, Castells 

(1989) challenged the importance placed on the impact of technological change on 

office location patterns, noting that: “There is no direct effect o f  communications 

technologies on the location o f  offices and services. Their effects are mediated through 

trends in the evolution o f  service and information activities and through the changing 

organisational logic o f  corporations” (Castells, 1989, 142). Graham and Marvin (1996, 

336) also disputed the view that the availability o f telecommunications would reduce 

the relative importance o f location and stressed that “Telecommunications do not simply
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substitute or displace space — they redefine how space is perceived, used and 

controlled”. Furthermore, Brotchie et al (1991, 220) highlighted the important role 

which public policy played in mediating the effect of telecommunications on office 

location, arguing that "The impact o f  telecommunications on the spatial development o f  

services is inextricably intertwined with public policy”.

Daniels (1982) viewed telecommunications as an enabling influence. He argued that 

technology (e.g. telecommunications infrastructure) may encourage the decentralisation 

o f office activities by acting as a facilitating factor. Its potential impact was regarded as 

being closely related to the prevalence o f other elements deemed important for office 

occupiers in their locational decision-making. In other words, telecommunications may 

represent a decentralising force if a suburban site proves advantageous in other ways 

(e.g. reduced operating costs o f companies as a result o f lower accommodation costs). 

Daniels (1982, 68) argued that “Motives fo r  making locational changes can also he 

traced to the relative costs o f  operating from  different locations; the new technology has 

simply helped to make the decision easier". Daniels and Holly (1983) believed that 

technology may reduce the control which geographical factors such as transportation 

infrastructure and certain aspects o f labour supply exerted on companies’ locational 

decision-making, although this easy substitutability may be questionable. Companies 

will not simply take up space in the suburbs because it may be potentially feasible in 

terms of business-related contacts for example. This was alluded to by Gottman^ (1990, 

198) who pointed out that technology in itself did not constitute the reason for the 

suburbanisation of offices and explained that “ ... despite all the propaganda by the 

technologists ... there may be a deconcentration o f  some activities, but basically 

transactional activities are not likely to be scattered through rural territory just because 

technology is becoming available to overcome distance”.

Factors in the suburbanisation of user-demand

Apart from communications-related issues, a multiplicity of potentially important 

factors in office location have been recognised. Drawing on Daniel’s (1975) work, 

Alexander (1979) pointed out that “ ... the communications patterns o f  an organisation 

cannot be used as an accurate predictor o f  actual locational behaviour. This is due to

^ cited in Graham and Marvin, 1996, 134
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the fact that even i f  an activity is footloose in communications terms, it is not 

necessarily so in other terms (Daniels, 1975, 233). The significance o f  the 

communications factor should not be overemphasised” (Alexander, 1979, 58). Many 

authors (e.g. Goddard and Morris, 1976; Alexander, 1979; Pye, 1979; Daniels, 1982; 

Code, 1983; Matthew, 1993; Michalak and Fairbaim, 1993; Ratcliffe and Stubbs, 1996; 

MacLaran and Floyd, 1997) have attempted to ascertain and evaluate the relative 

importance o f a variety of factors (e.g. geographical, economic and building-related) in

the locational decision-making o f companies as a way o f explaining office

suburbanisation. Alexander (1979, 25) argued that

“While these [face-to-face] contacts may he regarded by managements as a 

sufficient reason fo r  the maintenance o f  a central location, there are many other 

factors at work encouraging centralization, including real needs such as staffing 

and office space hut also more subjective and personal ones such as prestige 

and tradition... There would appear to be greater scope fo r  office dispersal than 

is suggested by the conventional wisdom o f  office location analysis ".

This was supported by Michalak and Fairbaim (1993, 4) who pointed out that

“The importance o f  face-to-face links seems to have been exaggerated. There 

are many other factors at work encouraging either concentration or

decentralization, including the ‘hard’ economic factors such as labour, wages

and floor space and the ‘softer ’, more subjective and personal factors, such as 

prestige, tradition, or deliberate public policy aimed at dispersing economic 

activities

Geographical factors

Matthew (1993), Ratcliffe and Stubbs (1996) and MacLaran and Floyd (1997) have 

highlighted the importance o f geographical factors (e.g. accessibility, staff issues, 

transportation, prestige) in office suburbanisation. In his examination o f offices located 

in Toronto’s suburban centres, Matthew (1993, 301) noted the prime importance of 

aspects relating to accessibility issues and explained that

a suburban office centre’s attraction depended on various aspects o f  

accessibility: good highway access (73 per cent o f  the respondents), public
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transit service (29 per cent), access to clients (8 per cent), convenient parking 

(18 per cent), and access to various other destinations, such as the homes o f  

executives, the CBD and the airport ... it was clear that the critical factor was 

highway access ... Generally, it is only when those access needs can be met by 

more than one suburban centre that other considerations influence the choice o f  

location to any significant degree” .

Ratcliffe and Stubbs (1996, 405) concluded that "location remains the single most 

important factor to occupiers out o f  the four major determinants o f  location, building 

design, cost o f  occupation and lease terms”. In their study o f office location in the 

Dublin region, MacLaran and Floyd (1997, 12) found that “Accessibility fo r  clients, 

staff, senior managers and accessibility to business associates remain factors o f  major 

significance in locational choice and are criteria which will undoubtedly restrict the 

degree to which office establishments will fee l able to undertake suburbanisation ”. 

However, staff issues were found to be rather unimportant in the locational decision

making of office occupiers in studies o f London and Toronto carried out respectively by 

Daniels (1982) and Matthew (1993). In examining the reasons cited by companies in 

central London which had considered decentralisation during the 1960s and 1970s, 

Daniels (1982) found that staff issues were not cited as being o f particular importance 

and explained this finding by virtue o f the fact that individual workers bore the main 

costs: “Staff recruitment and welfare, and transport congestion are mentioned less 

frequently than might be expected from  earlier comments; to some degree these only 

impose partial costs upon individual firm s because they are partially borne by all the 

workers who choose to travel to central-area office jobs... ” (Daniels, 1982, 68). The 

low degree of importance attributed to staff issues was again highlighted in the findings 

of Matthew (1993, 302) who established that “Only 4 per cent o f  them [respondents] 

agreed that access to an appropriate labour pool had been a very important 

consideration in their location decisions, while 68 per cent said that it had been o f  

minimal importance or ignored completely ”. However, the potentially strong influence 

o f staff on office re-location to suburban sites was noted by Daniels (1982, 71); 

“Objections to relocation proposals are not uncommon from employees, and since most 

firm s want to take some o f  their existing, experienced sta ff with them, this can be a 

powerful factor in the decision whether to relocate”. However, Daniels (1982, 59) also 

emphasised the significance of suburban labour pools acting as a draw for companies
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and pointed out that “One o f  the most important exogenous influences on the location o f  

services has been the dispersal o f  population within and between urban areas

The importance of more subjective non-economic factors, such as prestige, in 

companies’ locational decision-making was noted by Pryke (1994a) and Michalak and 

Fairbaim (1993), the latter pointing out that “The CBD location will be preferred by 

firm s fo r  which a corporate image and prestige are important”, quoting Quante's 

(1976) findings, who had considered that “prestige o f  the location was an important 

locational factor fo r  firm s located in the CBD. By contrast, all firm s located outside the 

CBD area ranked prestige o f  location very low. This finding supports the earlier 

observation o f  the importance o f  extra-economic considerations, such as prestige and 

tradition, to the firms located in the CBD” (Michalak and Fairbaim, 1993, 8).

Building-related factors

It was noteworthy that relatively few studies attributed a significant degree of 

importance to building size or specification as criteria in locational choice. However, 

Bannon (1973), examining the likelihood with which offices in Dublin would 

decentralise found that the prospect of improved accommodation would induce a 

considerable number o f respondents to contemplate a move out o f the central area and 

stated that “Many o f  the categories favourable to the idea o f  deconcentration within 

Dublin are large employers and large space consumers” (Bannon, 1973, 76), while 

Lenon (1987) referred to the emergence of user-demand for large open-plan dealing 

floors. Fainstein (1994) alluded to the emergence of prospective office occupiers in 

London during the 1980s for whom building specification was deemed increasingly 

important compared to a central location and stated that “Potential tenants had begun to 

indicate a preference fo r  high-quality space over a central location, which until then 

had been the sine qua non o f  site selection ” (Fainstein, 1994, 39).

In contrast, several surveys found considerable importance ascribed to the availability of 

parking for suburban occupiers, especially compared to the significance of public 

transport connections. In his study o f offices in Sydney, Alexander (1979, 53-4) found 

that “Generally ... access to public transport is not rated as particularly important by 

suburban offices in Sydney -  a higher proportion are concerned with parking 

availability ... The availability ofparking space has been one o f  the major attractions o f
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suburban office parks and free-standing office developments in U.S. cities”. Similarly, 

MacLaran and Floyd (1997) found that over 60 per cent o f respondents deemed the 

availability of car parking to comprise a ‘very’ or ‘extremely important’ factor in the 

evaluation o f alternative office locations.

Developments in telecommunications infrastructure were noted as an important factor in 

influencing changes in the type o f office buildings required by end-users, contributing 

to the structural obsolescence o f some buildings (Lenon, 1987; Ball, 1994; Pryke, 

1994a; Moricz and Murphy, 1997; Dehesh and Pugh, 2000). This had spafial 

implications for office development as the building specifications required for 

accommodating the new technology could frequently not be realised within traditional 

city-centres as a result o f the considerable obstacle posed by planning restrictions as 

was the case in the City o f London in the early 1980s (Pryke, 1994a).

Economic factors

While Alexander (1979), Code (1983) and Daniels (1985) offered explanations of office 

suburbanisation in terms of the high accommodation costs associated with central areas, 

in a context of rising accommodation opportunities at suburban sites, they ultimately 

questioned the impact o f accommodation costs as an explanatory variable. The tendency 

to exaggerate the importance of accommodation costs as an explanation of companies’ 

relocation decisions was alluded to by Alexander (1979). He found that although rent 

was ranked third in the study of office re-location in Sydney, it comprised a relatively 

minor cost to a company, quoting Rhodes and Kahn (1971, 28) who stated that “But the 

importance o f  the rent factor in the office relocation process should not be exaggerated. 

Rents usually account fo r  no more than 20 per cent o f  an office f ir m ’s costs -  labour is 

the dominant cost”. The importance of accommodation costs as a factor driving 

suburbanisation was also questioned by Code (1983, 1379) in relation to his study o f 

office location in Toronto:

“Among occupants o f  core space, the frequency with which costs were perceived 

as being greater than the benefits o f  the central location was not markedly 

increasing during this period o f  rapid core-expansion in the early to mid 1970s 

... as the opportunities to occupy suburban space have increased, (the rate o f  

expansion and vacancy rates have been consistently higher in the suburbs
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throughout this period) there has been a countervailing decrease in the 

willingness o f  occupants o f  the center to move to the suburbs

He recognised the poor evidence for the importance of the divergence in 

accommodation costs between central-city and suburban locations as a factor 

contributing to office suburbanisation and questioned the value of reducing locational 

decision-making to a trade-off between accommodation costs and the maintenance of 

contacts through physical proximity. With regard to the Toronto office market he 

pointed out that a rent gradient justifying a core-to-suburban move fo r  these most 

mobile firm s has been attained, supported by vacancy rates o f  less than 2Vo in the core 

and between 8% and 17% in the suburbs. This apparent resistance to the suburban 

move, among even the theoretically most mobile functions, suggests that the balance is 

tipped in favour o f  locational conservatism by variables other than contact frequencies ” 

(Code, 1983, 1379). Code (1983) explained the prospects which existed for bringing 

about the suburbanisation of companies for whom a central area location was more 

beneficial and focused on accommodation costs as the ‘trigger’. He stated that

“I f  occupants and prospective occupants o f  the core perceive the central area as 

being o f  much greater utility than the suburban subcentres, then the prospect 

exists, under conditions o f  severe core-containment, o f  low vacancy rates and an 

extensive rise in core rental rates until the core-to-suburban rent differential is 

sufficient to induce those firm s with low rent-paying ability to seek space in the 

suburbs or other cities ...Thepoint at which the core-to-suburban rent 

differential begins to exceed (for the firm) the net agglomeration economies 

resulting from such variables as information exchange, labour availability, and 

intangibles such as prestige should herald the movement o f  firms ” (Code, 1983, 

1364).

However, regarding the potential for the cost differential between city-centre and 

suburban space to act as a decisive push for occupiers to suburbanise at the expense of 

maintaining established patterns o f communications was also noted by Code (1983) 

who examined the variation in potential effect with respect to business sector and 

asserted that
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an easy substitution o f  suburban space fo r  core space would not occur 

without significant steepening o f  the core-to-suburban rent gradient. ... life 

insurance in the aggregate was the most mobile, followed by diversified 

engineering consultants and the offices o f  integrated oil companies, but that a 

significant increase in rent gradient was necessary to justify removal o f  the 

remaining firm s” (Code, 1983, 1365-66).

Conclusions

The foregoing sections have shown the way in which office suburbanisation was viewed 

as reflecting the importance of various factors in occupiers’ locational decision-making. 

However, several authors (e.g. Alexander, 1979; Edwards, 1983; Michalak and 

Fairbaim, 1993; Westhead and Batston, 1998) questioned the degree of sophistication 

involved in the office selection process of occupiers. Alexander (1979) challenged the 

validity of interpreting the locational choice of end-users as a reflection of preferences 

and /or ‘rational’ profit-maximising decisions. Drawing on the work of Cowen (1969) 

who found that many office occupiers in London paid less attention to locational 

requirements than had been expected, Alexander (1979, 20) noted that “In many 

instances among the firm s surveyed, there was a tendency simply to move into office 

space where it was most readily available without any rigorous examination o f  

alternatives ... the same tendency applies to offices even when a decision to relocate 

from  centre to suburbs is taken”. Michalak and Fairbaim (1993, 13) further asserted 

that "'The majority ofproducer service firm s respond to the supply o f  office space ... the 

locational behaviour o f  these firm s will he constrained, to a large degree, by the actions 

o f  the construction and real estate industries”. This was also taken up by Pivo (1993) 

who argued that office suburbanisation could not be adequately understood solely on the 

grounds o f changing user-demand and recognised that users were themselves 

constrained in their locational decision-making by factors relating to planning policy 

and the supply o f space and he contended that “the pattern o f  office development ... 

result (sic) at least as much from  speculative developers interacting with public land 

policy-makers as from rational economic location decisions o f  office tenants” (Pivo, 

1993, 32).
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1.3
Planning

Introduction

Planning is a form of state intervention in the built environment. Through its influence 

on the location, type and timing of property development, planning sets the context in 

which development takes place (MacLaran and McGuirk, 2003). It thus forms a key 

element in an examination o f the geographical shift of office development to suburban 

locations. The manner in which planning is brought to bear on office location is through 

its impact on profitability for developers. Thus its influence is one step removed. The 

role of planning in office suburbanisation is examined with respect to planning’s 

increasing inability to contribute to a profitability surface for developers which 

coincides with a more efficient /sustainable pattern o f development. The problems 

generated as a result o f this as well as the underlying reasons for the seemingly 

contradictory role /impact of planning will be examined.

Planning and the state

The way in which the role of planning and its potential to influence development 

outcomes is understood depends upon the view of the state’s position within the 

capitalist system that is adopted (Kirk, 1980; MacLaran, 1993). For example, Kirk 

(1980) identified four broad perspectives relating to the function of the state in capitalist 

societies and, while all are concerned with the distribution of power, they are set apart 

by their differing interpretation of this distribution.

The pluralist view, although acknowledging the existence o f a range o f interest groups 

within society which compete for influence over government policy, argues that as a 

result o f the supposedly diffuse nature o f power within society, no single group is 

capable of domination. Kirk (1980, 60) pointed out that "... the pluralist perspective 

legitimises existing social and political arrangements as fundamentally just and fa ir ”. 

The main function of the state is seen to be the achievement o f consensus, a view 

criticised by several authors (e.g. Broadbent, 1977; McGuirk, 1991; MacLaran, 1993; 

MacLaran and McGuirk, 2003) as it fails to acknowledge the state’s role in supporting 

certain interests over others. According to this perspective, planning served as a means 

of reconciling various interests as was alluded to by MacLaran and McGuirk (2003, 71- 

72) who asserted that "Under this perspective, which holds considerable sway in
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planning circles, planners are viewed as referees and power brokers, guardians o f  the 

‘public interest’, seeking to resolve conflict between competing interests in order to 

serve the ‘common good’

The manageriahst interpretation o f the state emphasises the power o f the pubUc 

bureaucracy of which planners are a part and highlights the constraints under which 

planners operate as a result of being dominated by complex administrations (MacLaran, 

1993; MacLaran and McGuirk, 2003). This perspective assumes that ‘bad planning’ 

could be avoided if bureaucracies were to be made more politically accountable and 

receptive to public participation in decision-making (MacLaran, 1993). The 

managerialist and pluralist perspectives have been challenged on the basis that they do 

not acknowledge the fundamental role o f private ownership of property in determining 

the balance of power in capitalist society. According to Kirk (1980, 72) “Both the 

pluralistic and bureaucratic approaches treat conflicts o f  interest as taking place within 

an economic vacuum, without any reference to the fac t that in a capitalist society 

governments operate and make decisions within the constraints o f  a capitalist economic 

system .. .I t  is as i f  the economic context ofpolitical decision-making is taken as a non- 

problematic ‘g iven’, a neutral background ... ". With respect to planning in particular 

she went on to highlight that “One o f  the fundamental weaknesses o f  the pluralist and 

bureaucratic approaches to the study o f urban issues and land-use planning is their 

neglect o f  economic factors ” (Kirk, 1980, 79).

In contrast, the reformist view of the state does not relegate economic issues to the 

sidelines as Kirk (1980, 73) explained: “reformism ... does attempt to relate political 

decision-making, both in land-use planning and more generally, to an analysis o f  the 

economic structure o f  capitalist society”. This author emphasised that land-use planning 

is fundamentally involved in the distribution o f potential benefit and loss associated 

with the built environment and argued "... it tends to be those groups who are 

advantaged by the workings o f  the market who have most to gain from land-use 

planning, which works to reinforce and consolidate their position ” (Kirk, 1980, 74-75). 

However, the reformist perspective sees the state as an institution helping to maintain 

the viability o f the capitalist economic system while simultaneously implementing 

policies to combat its most detrimental effects. According to this viewpoint, planning is 

thought of as being capable o f securing benefits for the ‘common good’ while at the
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same time ensuring private sector profitability, a claim which has been widely 

questioned (see e.g. Harvey, 1981; McNamara, 1979; Dear and Scott, 1981).

The Marxist view of the state contrasts with the other three broad perspectives, 

particularly pluralism and managerialism. It stresses the entrenchment o f the state in the 

workings o f the capitalist system and offers an interpretation o f urban problems which 

sees these as being inextricably linked to the process o f capitalist accumulation. This 

view was espoused by numerous authors (e.g. Harvey, 1981; Broadbent, 1975, 1977; 

McNamara, 1979; Castells, 1977; Scott and Roweis, 1977; Scott, 1980; Dear and Scott, 

1981; McGuirk, 1991; Fainstein, 1994; McLoughlin, 1994). The Marxist interpretation 

o f the state and urban planning highlights the close interconnection between the 

capitalist system of production and the nature o f the built environment.

The view of urban planning adopted in this thesis is that it is embedded within, is 

necessitated and simultaneously severely restricted by the capitalist system. This 

inevitably affects the extent to which planning policy can be brought to bear on the 

location o f office development and the particular instruments required by planning in its 

attempts to affect development outcomes. In order to understand the function, 

limitations, contradicfions and ‘failures’ o f planning it is imperative to consider the way 

in which planning is derived from and required by the capitalist property development 

process.

The need for planning intervention

Planning as a form of state intervention in the urban land and property development 

process is necessitated as a result of the problems which arise from the nature of 

capitalist urbanisation. Scott and Roweis (1977, 1103) argued that “... the specific 

interventionist sphere o f  urban planning ... emerges, like all State intervention, out o f  a 

web o f  concrete, historically-determined conflicts and problems embedded in the social 

and property relations o f  capitalist society generally, and out o f  capitalist urbanization 

in particular”. The way in which urban land under capitalism is used, appropriated, 

organised and owned throws up a multitude o f problems which planning is charged with 

remedying (Scott and Roweis, 1977, 1981; Dear and Scott, 1981). Capitalist property 

development is beset by a fundamental contradiction. It is reliant upon the individual’s 

right to profit from development, yet the manner in which these rights are exercised
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threaten the continuation o f the very system which ensures these rights. In other words, 

the private property rights upon which capitalist development is based and around 

which capitalist social relations are organised, represent a fundamental predicament for 

the system’s continuation. While land is/can be appropriated and developed privately 

(i.e. capitalist system legitimises private ownership /development of land), the 

consequences o f development reach beyond the particular site in question (i.e. 

externalities are associated with the development o f land). Private property development 

rights mean that in the absence of a system of control with respect to the exercising of 

these rights, individuals will undertake development in order to maximise private 

profits, irrespective of the wider consequences. The locational mutuality associated with 

development may also threaten the value o f capital already invested in the built 

environment as a result o f the co-location o f incompatible activities. These represent 

fundamental problems for ensuring an urban environment which supports capitalism’s 

effective continuation. Roweis and Scott (1981) alluded to the nature of urban land with 

respect to its two-fold contradictory status. First, they noted that, as a human product 

that is collectively produced, its specific use-values depend upon the uncontrollable 

ways in which it is privately utilised. Secondly, its benefits are privately appropriated in 

the form of land rent. They argued that

“ ... precisely because urban land development is privately controlled the final 

aggregate outcomes o f  this process are necessarily (and paradoxically) 

fundamentally out o f  control ... because urban land is privately appropriated, 

exchanged, and utilized, and yet can never be produced or consumed in discrete 

packages like tons o f  wheat or yards o f  cloth (sic), but is rather replete with 

externality overflows, the urban land nexus is likely to deviate markedly and 

endemically even from  so mild a criterion o f  efficiency and rationality as the 

familiar Pareto criterion ” (Scott and Roweis, 1977, 1104 /1 106).

The aggregate outcome o f individual development decisions on the city-wide scale is 

manifest in an urban spatial structure that is beset with inefficiencies and contradictions 

(Scott and Roweis, 1977, McNamara, 1979; Dear and Scott, 1981; Harvey, 1981; 

MacLaran, 1993). Dear and Scott (1981, 11) drew attention to the externalities 

generated by the development-decisions of individuals and pointed out that “ ... since 

the urban land-use system exists in the form o f  an integrated assembly o f  inter-
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dependent locations, any event at any point in urban space will eventually have some 

impact on all other locations in that space". The problems associated with the myriad 

o f  private individual development decisions were highlighted by MacLaran and 

M cGuirk (2003, 79) who explained that "The fragm ented nature o f  land ownership and  

the short-sighted perspective o f  property developers seeking immediate returns, create 

an urban landscape which is replete with environmental dislocations”. These views 

contrast with a neoclassical analysis o f  urban issues which denies the existence o f  these 

fundamental irrationalities in the way in which urban land is produced, exchanged and 

utilised as the cause o f  inefficiencies. This was noted by Roweis and Scott (1977, 1981) 

who asserted that "Mainstream (neoclassical) urban theory o f  course denies or 

underplays the existence o f  such a tendency. It affirms that a free  market allocation o f  

urban land to competing users must lead inevitably to land-use efficiency and  

rationality” (Roweis and Scott, 1977, 1106).

However, the social relations o f production which underpin capitalist property 

development do not provide a mechanism to address the inevitably problematic land- 

use outcomes generated by the exercise o f private development rights (Preteceille, 1976; 

Dear and Scott, 1981; McGuirk, 1991; MacLaran, 1993). This results in the need for 

state intervention in the form o f planning, as McGuirk (1991, 74-75) pointed out: 

'^Certain patterns o f  development are damaging to a capitalist economy and these are 

kept in check by state mediation. This is where the role o f  planning begins to be 

fo rm u la ted”. Furthermore, Dear and Scott (1981, 10) have stated that “ ... the spatial 

system is rife with problems, conflicts and predicaments and is the source and major 

target o f  urban p lann ing”. They noted that the legal arrangements which underpin 

private rights to develop and are the root-cause o f  the need for collective intervention: 

'’‘'These legal arrangements are the form al expression o f  a social system whose 

behavioral logic is codified within a system o f  individual decision-making and action ... 

a largely privatized system o f  calculations . . .B y  contrast, urban planning constitutes a 

sphere o f  collective political calculations, and it fills  a vital decision-making gap within 

the totality o f  capitalist society” (Dear and Scott, 1981, 12). They continued by 

explaining that “Planning is a historically-specific and socially-necessary response to 

the self-disorganising tendencies o f  privatized capitalist social and property relations 

as these appear in urban space” (Dear and Scott, 1981, 13). This was also taken up by 

MacLaran (1993, 84) who pointed out that "Planning therefore emerged as a
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consequence o f  the need to provide some collective mechanism to help to control and 

guide urban land markets towards orderly and efficient development”. Regarding the 

need for planning intervention in the office property development process specifically, 

Clapp (1983, 1304) noted that "In general, public policy is required to move the system 

toward a more efficient equilibrium The extent to which planning is capable of 

achieving this is, however, continually undermined, as will be discussed in the 

following section.

The limits of planning

Although planning is imperative for the maintenance o f the capitalist property 

development process, it is severely constrained in the extent to which it can effectively 

intervene in ensuring efficient (office) development outcomes as private property rights 

allow planning to have only a permissory role (Broadbent, 1977; Kirk, 1980; Ambrose, 

1986; Peiser, 1990; MacLaran, 1993; MacLaran and Williams, 2003). Planning may 

exercise varying degrees o f control with regard to the use to which land is put yet is not 

brought to bear on the resources involved and the appropriation o f development profits 

(Ambrose, 1986). The initiative to develop does not lie with the planning authority but 

rather with the developer. Thus, while planning can express the location and type of 

development that it perceives as desirable, it functions primarily by attempting to guide 

/encourage particular types o f development into certain locations by means o f land-use 

zoning and development control, while prohibiting development at sites deemed 

unsuitable. Broadbent (1977, 154-155) explained this in the following terms: “the 

control exercised by planning authorities is essentially one o f  negative response to 

private initiative. The state owns the rights on whether a specific development will be 

allowed on a piece o f  land, but the individual landowner or other person wishing to 

develop has the initiative, and nothing can happen until he or she makes the planning 

application to develop. ... The [development] plan is not implemented by the planning 

authority itself". The permissive role o f planning was also highlighted by Kirk (1980, 

45) who, in referring to the reactive nature o f development control, pointed out: “By 

and large a local planning authority can only react to applications submitted, using 

development control as a defensive weapon. Development depends upon somebody 

being willing and able to develop a particular site fo r  a use acceptable to the planning 

authority. I f  there are no suitable applications forthcoming, the site will remain 

undeveloped”, while Peiser (1990, 496 /498) stated that “despite the power that
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planners hold to stop development, it is primarily developers who determine what 

actually gets built, when it gets built ... Because planners are generally cast in a 

position o f  reacting to developers’ initiatives, their very role limits their impact. 

Planners can tell developers what they cannot do, and suggest what they should do, but 

the developer makes the fina l decision concerning what will happen or not happen ”.

Edwards (1983) advocated that office planning policy, in order to be effective, was to 

consider user-demand to a greater extent. She argued that “Much policymaking (sic) 

and planning initiative is aimed at the development companies and others who supply 

office premises in the expectation and hope that these are able to accurately assess the 

requirements o f  mobile establishments. An alternative to such a supply-oriented 

approach, that is, an examination o f the locational motives o f the occupants o f  office 

premises, is advocated here" (Edwards, 1983, 1327-1328). However, the potential of 

planning to influence office development outcomes is inextricably linked to the overall 

profitability criteria o f development interests.

The fact that planning is concerned with the use to which land is put while its remit does 

not extend to the profits arising from development has been pointed out by Ambrose 

(1986, 262-263) who contended:

“ ... had the originating concern o f planning been with production process 

rather than built form, with economic efficiency rather than neat environment, 

then the legal and administrative planning system that emerged in 1947 might 

have avoided one o f  its main shortcomings -  it might have focused more 

centrally on seeking to regulate the land development accumulation process 

itself rather than trying to control events by specifying a preferred land use 

output. The tail, in other words, would not have been expected to wag the dog”.

Office development policies have frequently been associated with urban and regional 

planning problems, as was pointed out by a number o f authors (e.g. Alexander, 1979; 

Pickvance, 1981). Various planning attempts to control office location thus emerged. 

However, the limitations in the effectiveness o f planning to guide office development 

outcomes as a result of the constraints placed on planning’s ‘excessive’ infringement on 

the prospective profitability associated with private-sector office development came to
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the fore in cities such as London and Sydney (Marriot, 1967; Alexander, 1979; Lenon, 

1987; Pryke, 1994a). The introduction o f  an Office Development Permit (ODP) system 

in 1964 represented an attempt at curbing the concentration o f office development in 

London in favour o f peripheral regions (Alexander, 1979; Pickvance, 1981). Offices in 

excess o f 240 sq m required an ODP and speculative development was discouraged, 

with developers being required to secure a prospective tenant prior to development. 

These measures were believed to be necessary in order to address the problems o f 

increasing congestion in London, to reduce commuting between the central area and the 

suburbs as well as a means o f redistributing employment opportunities beyond the 

South-East region. However, the extent to which the ODP system succeeded in its 

objectives was relatively minor (Alexander, 1979). Pickvance (1981) noted that in the 

period 1965 to 1968, approximately 800,000 sq m o f new office space was completed in 

central London alone, despite the restrictions posed by the ODP. This author referred to 

the manner in which many developers managed to escape the restrictions as a result o f 

the backlog o f  applications for which planning permissions had been granted prior to 

the introduction o f the ODP system. The ODP restrictions also had little impact on 

directing office development away from London in subsequent years (Pickvance, 1981). 

The ODP system was to act as a filter in encouraging only those office functions into 

central London deemed to have the greatest requirement for a central location, which 

was, however, difficult to determine.

The manner in which the potential effectiveness o f planning policy in guiding office 

development was ultimately dependant on profitability for developers clearly emerged. 

The ODP control applied to developers who, in maximising their prospective profits, 

preferred a central area location, as was pointed out by Alexander (1979, 68) who 

asserted that “developers clearly have a vested interest in proving the need fo r  a central 

location, or in proving that their prospective tenant requires this With the ODP policy 

pertaining to new office buildings only, the take-up o f  space in existing office buildings 

could not be regulated under this system. A change o f  plamiing permission or control o f 

letting would have been necessary and neither o f  these were realistic options, as 

Pickvance (1981) pointed out: “Either o f  these would involve considerable interference 

with property rights -  and thus only he plausible under different economic and political 

conditions” (Pickvance, 1981). The inabihty o f  public-policy intervention to impact 

significantly on the location o f office development was also referred to by Marriot
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(1967). He highlighted the passive role o f  public policy in the extent to which dispersal 

o f office development from London did take place, candidly asserting that “the horse 

had bolted, and the government locked the stable door” (Marriot, 1967, 23).

With respect to planning and office development in central London, Pryke (1994a) 

noted the manner in which strict planning regulations in the early 1980s posed a major 

obstacle for maximising office property values. In the context o f  these planning 

restrictions, changing user-requirements arising from technological changes, reduced 

the ability o f  developers to meet user-demand and served to jeopardise the exchange 

value associated with many office properties (Pryke, 1994a). He pointed out that “The 

draft local plan designated an estimated 70 % o f  the C ity ’s core, the old spatial matrix, 

as a conservation area which in effect laid a 'dead h a n d ’ over the C ity’s holdings o f  the 

investment companies and institutions ” (Pryke, 1994a, 242). The threat to private-sector 

profitability exerted pressure on planning policy for a reduction in these restrictions, 

which subsequently came about in 1986, Pryke (1994a, 243) explaining that

“ ... much to the re lie f o f  the traditional developers and investors, the required  

changes to the highly restrictive conservationist policies contained in the 1984 

local plan were pu t into place. Property investment companies and the long

term financia l institutions were thus able to redevelop their portfolios at a much 

higher p lot ratio ...For one leading property investment company in the City, 

Land Securities, the changes in the planning regime translated into an 

approximate revaluation surplus on its (then) 2.6 million sq f t  o f  City offices, o f  

£74 million ”.

However, the manner in which the easing o f  planning restrictions in London during the 

1980s also contributed to a changing profitability surface for developers with respect to 

the potential risks incurred, was shown by Ball (1994, 692) who found that “ ... the 

change in planning regimes altered the context in which private sector developers 

operate. One key fea ture was enhanced uncertainty. ... The restrictions on development 

at nondesignated  (sic) locations by restricting competing building supply confers a 

greater probability o ffinancia l success on perm itted development ... The series o f  shifts 

in planning rules ... considerably increased the riskiness o f  office development 

throughout London
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Attempts to restrict central-area office development also prevailed in Sydney during the 

1950s and 1960s in the form o f formal plot-ratio codes (Alexander, 1979). The weak 

influence o f these planning measures on office location as a result o f  its permissory role, 

however, came to the fore. With respect to the ineffectiveness o f  the plot-ratio codes, 

Alexander (1979, 93-94) asserted that "these had little chance o f  implementation in the 

fa c e  o f  s ti f f  opposition from  property owners and developers. Objections were so 

vociferous that a form al plot-ratio code was not adopted by the City Council until late 

1971 when the development boom had all but passed". This author further pointed out 

that planning intervention in the form o f the ODP system operating in London, would 

have proved unacceptable in Sydney and asserted that "A system such as was 

introduced in London in the early 1960s was unthinkable in the more conservative 

Australian context, where so much store is set by the individual’s rights to property and 

its developm ent” (Alexander, 1979, 94). The high degree o f  dispersal o f  office 

development in the U.S. and the negligible impact o f planning policy was alluded to by 

Alexander (1979, 81) who noted that “ ... by comparison with their European 

counterparts, U.S. planning authorities have sought little direct control over office 

location” and went on to argue that “ ... U.S. experience suggests it is dangerous to 

leave office location more or less to chance” (1979, 82), indicative o f  the considerable 

barriers to state intervention in private-sector profitability.

The progressively fragmented and complex organisational structures within which 

planning operates have constituted a key dimension in planning’s increasingly limited 

effectiveness in ensuring more efficient patterns o f (office) development. Several 

authors have highlighted the problematic implications associated with the abolition o f 

wider metropolitan or regional planning bodies and the absence o f  metropolitan or 

regional-level plans (Babcock, 1966; Broadbent, 1977; Kirk, 1980; Peiser, 1990; 

Fainstein, 1994; Newman and Thomley, 1996, 1997; Borja and Castells, 1997; 

MacLaran and McGuirk, 2001). Peiser (1990) referred to the manner in which 

fragmented administrative arrangements posed considerable obstacles for planning 

intervention and posited “ ... who looks after the city as a whole? Planners should, but 

they are often compelled to consider only the narrow interests o f  the local council 

district or suburb in which they w ork” (Peiser, 1990, 499). In the context o f  the 

increasing financial pressures confronting local authorities, planning decisions are
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frequently taken which compromise wider planning concerns (e.g. relating to 

accessibility, particularly public transport viability). This has been alluded to by Kirk 

(1980, 42) who recognised that " if there were such an overall physical plan, then it 

would be possible to apply criteria other than commercial viability to proposals fo r  

development ... the absence o f  a national plan works to the advantage o f  developers and 

businesses, allowing them to operate under only limited constraints”. The further 

difficulties which the lack of a wider planning framework creates for the regulation of 

private development interests was also referred to by Broadbent (1977, 163) who 

asserted that “It is quite likely that the failure to impose requisite local standards on 

developers results from the anarchic, competitive situation between local areas. Large 

developers can play o ff one area against the other - they can choose to build in the 

area which imposes the least stringent conditions”. He went on to highlight the way in 

which the lack of metropolitan-wide or regional planning coordination further 

compounded the already powerful position of private development interests:

“ ... planners in an individual local authority are in no position really to impose 

their will on property developers, industrialists, insurance companies and large 

construction companies. The most important o f these operate on a nationwide 

basis, and it is they who are not only able to outbid existing landowners and 

existing land users in particular areas, but also to impose conditions on the 

local authority to gain its cooperation to make the necessary compulsory 

purchase orders, ... and therefore give the necessary planning permissions. Not 

the least o f  reasons why this is possible is because these developers can go 

elsewhere, and play o ff one local authority against another ... there is no 

regional or national coordination which could limit the abilities o f  these 

entrepreneurs” (Broadbent, 1977, 165-166).

The problematic consequences of the absence of wider planning frameworks in terms of 

the ability o f planning to uphold its policies was also noted by Fainstein (1994) and 

Borja and Castells (1997). Boija and Castells (1997) alluded to the dismantling o f the 

metropolitan governments in Barcelona and London, while Fainstein (1994) pointed to 

the elimination of the metropolitan layer o f government in the largest urban areas 

throughout Britain during the mid-1980s. With respect to the administrative 

organisation affecting planning in London, Fainstein (1994) referred to the abolition of 

the Greater London Council which resulted in the removal o f any authoritative
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planning-body for the London Region as a whole. This body had been responsible for 

strategic planning, transport and other city-wide planning issues (Newman and 

Thomley, 1997). This encouraged local authority competition and a generally more 

favourable planning environment for private development interests. Referring to the 

relaxation of planning controls ushered in by the absence of such a coordinating body to 

which the local authorities had to be accountable, Fainstein (1994, 39) asserted that 

“Developers, accustomed to the formidable barriers to planning permission that had 

long restricted new construction within London, responded quickly to their new 

opportunities ... the unaccustomed compliance o f  local authorities loosed a flo o d ”. 

Although the London Planning Advisory Committee was established, its real functions 

did indeed remain largely advisory (Newman and Thomley, 1997), while the Southeast 

Regional Planning Council “was reduced to ineffectuality by its lack o f  either political 

or administrative authority” (Fainstein, 1994, 84).

Lfp until 1986, London’s boroughs technically conformed to the Greater London 

Development Plan, 1969. However, the planning framework o f the Greater London 

Council was replaced by a document produced by the Department o f the Environment 

known as London’s Strategic Planning Guidance which was to serve as a guide for the 

thirty-two borough authorities and the Corporation of London in devising their 

development plans and ensuring that the individual plans took account of city-wide 

goals (Fainstein, 1994; Newman and Thomley, 1997). However, the Strategic Planning 

Guidance emphasised the importance o f London’s competitiveness in the international 

arena at the expense of local planning concerns (Fainstein, 1994). The London borough 

authorities were expected to ease the accommodation of private-sector development 

interests and, as Fainstein (1994, 106) noted, “It eschewed concepts o f  managed growth 

and restricting development to specified parts o f  the city. The underlying idea was that 

local authorities could best foster development through removing barriers that might 

inhibit investors rather than through governmental direction ”.

Fainstein (1996) alluded to the way in which the increasing entrepreneurial pressures 

placed on planning in Britain had become manifest in its reduced ability to restrict 

inefficient development outcomes. She noted that "British restrictions on office 

locations have been greatly relaxed, allowing simultaneous competing projects. 

According to the head o f  the London Regional Planning Office, ‘boroughs that had
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formerly tried to stop office development will do so no longer’ ” (Fainstein, 1996, 177). 

In highlighting the extremity of the situation and developers’ reliance on planning in 

order to safeguard their investments, she went on to quote a chief planner o f one of 

London’s boroughs who had exclaimed that ‘even developers would like more planning’ 

(Fainstein, 1996, 177).

The absence o f wider metropolitan or regional planning structures /frameworks proved 

even more pervasive in the United States, where planning intervention was reduced to a 

bare minimum (Peiser, 1990; Fainstein, 1994). With respect to the historic lack of wider 

strategic planning in the United States, Babcock (1966, 146-147) asserted that “When it 

comes to the use o f  private land, however, there has been little room fo r  metropolitan 

considerations in the pattern o f  our zoning and planning law ... there is no place in 

current debate over private land use fo r  considerations beyond the boundaries o f  the 

municipality” and summed the situation up in the following terms: "The error in

zoning today is not that the decision-making is exclusively municipal; the flaw  is that 

the criteria fo r  decision-making are exclusively local, even when the interests affected 

are fa r  more comprehensive” (Babcock, 1966, 153). The absence of wider planning 

frameworks in the United States which could potentially impart a strategic dimension to 

land-use zoning policies, was also taken up by Nelson (1977, 69) who considered that 

"the decentralization o f  planning and zoning responsibilities into the hands o f many 

independent communities has created a virtually insuperable obstacle to effective 

regional planning and coordination”, while Peiser (1990, 501) pointed out that 

"Planners never have had as much power as they need in America to have a dominant 

influence on the urban landscape. They have been thrust into a position o f  reacting to 

the initiatives o f  others rather than being proactive themselves The lack o f a city-wide 

development plan for New York and the loosely defined planning regulations open to 

interpretation were a pervasive feature o f the city’s planning ethos during the 1980s as 

was highlighted by Fainstein (1994, 49) who noted that "Throughout the decade the city 

government largely refrained from  developing plans that would specify its priorities as 

to kinds o f  structures, preferred locations, or desired amount o f  space The impromptu 

private development that resulted was noted by Fainstein (1994) who explained that 

"development proceeded on a project-by-project basis as developers assembled a site, 

raised financing and exploited available subsidies. I f  they did not require zoning
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variances or seek zoning bonuses, they did not need planning permission at all and  

could build as o f  r igh t” (Fainstein, 1994, 49).

Fainstein (1994) stressed the need for institutional reform in an attempt to address the 

administrative barriers to more effective planning and believed that “The current 

jurisdictional systems o f  both London and New York make comprehensive planning  

impossible. London has no authoritative planning unit; New York has one, but only fo r  

part o f  the metropolitan area ... a significant planning effort in the two cities would  

require major institutional innovation” (Fainstein, 1994, 252). Further administrative 

elements which served to undermine the potential effectiveness o f  planning to guide 

(office) development in a more sustainable manner emerged in the form o f development 

corporations /authorities in cities such as London and Dublin. This issue will be taken 

up in a later section.

The increasing entrepreneurial role of planning

The potential influence o f planning on development outcomes is more complex than 

appeared to be suggested by Broadbent (1977) who stressed the passivity o f planning, 

believing that it “can only attempt to channel the forces already operating in the land 

market, in the demand fo r  space and in the demand fo r  locations, into what it perceives 

to be desirable directions” (Broadbent, 1977, 155). Rather than simply responding to 

market forces, planning with its increasingly entrepreneurial role may itself contribute 

significantly to development outcomes by its geographically differentiated impact on 

profitability. The potentially critical impact o f  central-govem ment incentives on 

planning’s ability to determine office development outcomes, also challenges the 

assertions o f  Ambrose (1986, 263) who believed that “Planning, the regulatory force, 

was left with little more than a limited power, via plan-making, to indicate what it 

would like to see happening and with one main weapon to achieve its preferred pattern: 

the pow er to say no to development proposals which were not in line with planning  

intentions ”.

The function o f planning in ameliorating the externalities produced by private decision

making relating to the use to which individual sites are put, has been progressively 

undermined as a result o f  the growing entrepreneurial role which planning has been 

compelled to adopt (Ambrose, 1986; Harvey, 1989; W inter and Brooke, 1993;
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Fainstein, 1994; McGuirk, 1994; Newman and Thomley, 1997; M cGuirk and 

MacLaran, 2001; McGuirk, 2003). Goldsmith (1980) referred to the way in which local 

states were increasingly required to account for the local economy as part o f  their 

operation and this was taken up by McGuirk (1991, 68) who argued that "This implies 

that in order to he able to compete against other local states, all vying fo r  limited 

capital investment, they will ever more have to accommodate the demands o f  capital in 

the way in which they operate This has placed mounting pressure on planning policy 

to be formulated according to such an objective. The function o f  planning has thus 

increasingly been to ensure a development environment which minimises potential 

obstacles for private development interests in an attempt to bring about 

(re)development, as a means o f easing the fiscal pressures confronting local authorities. 

Indeed, W inter and Brooke (1993, 263) argued that "The nature o f  current 

developments in urban planning suggest that the s ta te ’s response to changing structural 

conditions is one o f  an emerging entrepreneurialism, whereby, rather than being 

captured  by sectional interests, the state actively captures such interests itse lf or at 

least attempts to ” (original emphasis). This has resulted in planning actively 

encouraging unfettered and frequently subsidised (office) development. The growing 

entrepreneuriahsm surrounding planning activities, structures and policies is not only 

clearly indicative o f the entrenchment o f planning within capitalism, but also o f  the 

limits placed on its effectiveness as a result. As a consequence o f  the increased 

entrepreneurial pressures introduced into the planning arena, planning has served to 

compound the problems associated with capitalist property development, a point which 

will be taken up later.

The growing entrepreneurial tendencies within planning have become manifest in two 

main ways, namely central-govem ment intervention in the planning arena and the use o f 

traditional planning instruments in inter local-authority competition to secure a 

commercial rates /property tax base. Increasing central-govemment involvement in the 

planning environment has been a feature in many cities since the 1980s (Healey, 1994; 

Newman and Thomley, 1996, 1997; Rydin, 1998) and has comprised two principal 

elements. It has involved direct intervention in the potential profitability o f  private 

development interests as well as intervening in the decision-making process with 

respect to development applications. This has been accomplished through the
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introduction o f fiscal incentives and the manipulation o f the administrative 

arrangements /environment in and through which planning operates.

From the mid-1980s, it became increasingly apparent that traditional planning methods 

(i.e. land-use zoning and development control) which operated on the basis o f either 

permitting or preventing development, were very limited in the extent to which these 

could attract private economic /property development (Ambrose, 1986; MacLaran, 

1993; MacLaran and Williams, 2003). A new entrepreneurial element in the form o f the 

Designated Area and Enterprise Zone policies was introduced into the planning 

environment in a number o f  urban areas in countries such as Britain, Ireland, Australia 

and the United States (MacLaran, 1993, 1996; W inter and Brook, 1993; Berry and 

McGreal, 1995; Williams and MacLaran, 1996; MacLaran and McGuirk, 2001, 

MacLaran and Williams, 2003). At these locations, central-govem ment tax incentives 

were made available to (office) developers, investors and occupiers. Although planning 

would ultimately remain permissory in its function, the incentives added a new 

dimension to this role. In areas benefiting from tax designation, in addition to its ability 

to either accept or reject a development proposal, planning was further able to increase 

the attractiveness o f these locations for development interests by impacting directly on 

developers’ profitability. Berry and McGreal (1995) pointed out that the availability o f 

public-sector subsidy for private development in the form o f enterprise zones and 

simplified planning zones resulted in “ ... shifting the priorities o f  the planning system to 

reflect market-based objectives. The central theme running through these various 

initiatives is the need fo r  the planning system to be flexib le  to changes in market 

dem and” (Berry and McGreal, 1995, 3). The availability o f  central-govemment 

incentives thus strengthened planning’s entrepreneurial role by increasing its capacity to 

attract development into particular locations. This appears strongly to challenge Peiser’s 

(1990, 496) assertion that “It is developers, working within existing political and  

economic institutions, who plan America -  at least its built environm ent”.

The increased entrepreneurial role o f  planning and the significant impact which this had 

on the shift o f  office development to non-traditional peripheral sites came to the fore in 

Healey’s (1994) examination o f  urban policy and property development opportunities in 

Tyne and Wear during the 1980s. Planning policy impacted on the location o f office 

development through the various forms o f  public subsidy and grants made available to
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development interests in an attempt to attract private sector activity. She referred to the 

introduction of financial incentives for office development at certain non-traditional 

peripheral as well as city-centre locations. Accompanying this incentive-driven 

approach to directing office development was the sidelining o f strategic planning 

policies. She pointed out that “Much o f  the subsidy was spatially targeted, to inner-city 

areas and to zones away from  traditional office and service locations. These locations 

thus looked set to alter established spatial patterns in the conurbation ... Strategic 

planning policy was allowed to lapse wherever it proved a constraint ..."  (Healey, 

1994, 188). Government urban policy which had contributed to a strong entrepreneurial 

planning drive, proved highly influential in the geographical shift of office development 

to non-traditional peripheral sites. She went on to note that “There has also been a clear 

shift from development in established locations, such as city centres, to a range o f  

development nodes within the conurbation. This is particularly striking with respect to 

office development in Newcastle, where in the late 1980s, there was a very large 

increase in supply in noncentral (sic) locations” (Healey, 1994, 190).

Accompanying the Designated Area policy was the setting up of special purpose 

authorities to bypass the established planning departments within the local authority 

structure in cities such as London, Dublin, New York, Sydney and Victoria (Australia) 

from the 1980s (Ambrose, 1986; Winter and Brooke, 1993; Fainstein, 1994, 1995; 

Healey, 1994; Newman and Thomley, 1996, 1997; Rydin, 1998; McGuirk and 

MacLaran, 2001; MacLaran and Williams, 2003; McGuirk, 2003). The growing 

emphasis on entrepreneurialism in planning and its close relationship to the structures of 

urban governance was taken up by MacLaran and McGuirk (2003, 90-91) who asserted 

that the last two decades o f  the twentieth century were marked by an increasing 

degree o f  entrepreneurialism in urban planning ... change stemmed from a growing 

entrepreneurial culture in urban governance itself, largely directed and orchestrated by 

central-government initiatives'". For example, in London the establishment o f the 

London Docklands Development Corporation (LDDC) subsumed the planning powers 

traditionally held by the three boroughs o f Tower Hamlets, Newham and Southwark 

with respect to an 8.5 square mile area (Fainstein, 1994). Similar changes occurred in 

Dublin with the establishment o f the Custom House Docks Development Authority in 

the mid-1980s, followed by the Dublin Docklands Development Authority in the late- 

1990s, while in New York the New York State Urban Development Corporation
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(NYSUDC) was set up. Referring to the emergence of these special-purpose authorities 

in London and New York, Fainstein (1994) pointed to the undemocratic manner in 

which these operated. These bodies were immune to public scrutiny, excluding direct 

community input and receiving their direction directly from central government. In 

addition, the LDDC and the NYSUDC were permitted to make land-use decisions 

without requiring approval from the elected bodies of the areas in which they operated 

(Fainstein, 1994). Ambrose (1986), highly critical of the privatised character of 

decision-making within these corporations, argued that “ ... what looks like a simple 

drive to increase the efficiency o f  local authorities is, in fact, a means o f  anaesthetizing 

public awareness o f  the growing penetration o f private sector aims and practices into 

the fie ld  o f  public administration” (Ambrose, 1986, 131). He emphasised that the role 

of the development corporations was to attract private and institutional funds and this 

was seen to require the removal o f public-sector interference which was, ironically, to 

be ensured by a publicly-financed body and pointed out that “They were to be, 

paradoxically, public sector agencies to ensure minimal public intervention in land 

development processes” (Ambrose, 1986, 223). The development corporations (and the 

Enterprise Zones) thus served to weaken significantly the potential o f local-authority 

planning policies and strengthened the command of central government in urban 

development and planning issues. The entrepreneurial drive which these measures 

represented was best achieved "by short-circuiting established planning, fiscal and 

participatory barriers therefore allowing business interests to work in a land and 

property market ‘undistorted’ by regulatory measures” (Ambrose, 1986, 224-225). The 

increasing role o f planning in ensuring a development environment which minimised 

obstacles for private development interests was also evident from the ‘fast-track’ 

approach adopted by the development corporations in the processing of development 

applications, contributing to the erosion of public participation in planning matters 

(Winter and Brook, 1993). In addition, the difficulty o f strategic planning was further 

compounded by the development corporations /authorities (Healey, 1994; Newman and 

Thomley, 1996; McGuirk and MacLaran, 2001). The problematic implications which 

the undermining o f local authority planning powers by central government in the form 

of urban development corporations had, was noted by Healey (1994) in relation to the 

changing planning environment affecting development outcomes in Tyne and Wear 

during the 1980s. She was led to conclude that "the institutional fragmentation o f  the
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public sector, with local authorities in uneasy alliance with the UDC, has made 

strategic coordination difficu lt” (Healey, 1994, 194).

Inter local-authority competition for commercial rates income has been a further 

dimension o f entrepreneurial planning serving to undermine the potential o f planning to 

ensure efficient (office) development outcomes. The absence o f  metropolitan and 

regional planning structures, in the context o f  the stringent financial situation besetting 

local authorities, accompanied by high levels o f  expenditure (e.g. transport 

infrastructure), created a situation whereby local authorities engaged in competition 

with one another to secure a property tax / rates base from commercial (office) 

development (Roweis and Scott, 1981; McMillen and McDonald, 1990; Peiser, 1990; 

Ball, 1994; Fainstein, 1994; Warf, 1994; Newman and Thomley, 1996; Bertz 2002; 

MacLaran and W illiams, 2003). This was reminiscent o f  the ‘fiscal m ercantilism’ 

affecting cities in the US (Johnston, 1979). The application o f  land-use zoning and 

development control has the potential to encourage more efficient development 

outcomes by affecting prospective profitability for developers. The pressure on local 

authorities to attract commercial (office) development, however, has often militated 

against this. Planning, through its zoning and development control measures, is 

increasingly expected to orient its policies towards creating a favourable environment 

for developers in order to generate commercial rates income, irrespective o f wider 

planning concerns, thus serving as a means o f attracting rather than controlling private 

development (Ellickson, 1973; W inter and Brooke, 1993; Fainstein, 1994; Bertz, 2002). 

While Babcock (1966) called for local governments to be obliged to consider the wider 

impacts o f  their planning polices, he failed to recognise that the suburban municipalities 

were constrained in this as a result o f fiscal mercantilism. With respect to the 

problematic situation pertaining to the use o f zoning measures as a means o f supporting 

the financial health o f  local governments in New York, Ellickson (1973, 703) pointed 

out that "Zoning as a system o f  local government finance has recently taken an 

imaginative leap in that pioneer o f  land use regulation, New York City ... the city is 

selling development rights it had earlier zoned away ”, while M cM illen and M cDonald 

(1990, 275) with respect to the situation in the US stated that “ ... the zoning officials o f  

suburban municipalities attempt to ... attract a commercial and industrial tax base”. 

Roweis and Scott (1981) also alluded to the problematic manner in which land-use 

zoning was employed as a means o f  securing the financial survival o f local
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municipalities in the United States and explained that “Under the pressures o f  ever- 

mounting fiscal obligations, municipalities resorted to discriminatory land-use controls 

designed to maximize property tax revenues and to minimize fiscal obligations. These 

practices resulted in intermunicipal rivalries and confrontations . . .” (Roweis and Scott, 

1981, 125). Peiser (1990, 499) commented on the situation in the US whereby the 

‘‘Fiscal crises in many cities resulting from federal cut-backs and tax revolts have 

forced cities to rely on development more to balance local budgets and to pay fo r  urban 

infrastructure”. The way in which New York and New Jersey failed to coordinate their 

development activities, instead pursuing their own income-strategies as a result of active 

competition with each other for commercial rates, was highlighted by Fainstein (1994, 

83) who drew attention to the fact that “New York, like all American cities, must depend 

primarily on tax revenues generated within its own boundaries ... The city government, 

which cannot share in the tax base o f  its suburban ring, must forever strive to keep 

revenue-generating people and industries within its borders in order to stay fiscally 

solvent". According to this author, the detrimental implications which this narrow 

economic priority had for the consideration o f wider planning concerns were the 

following:

“Overall, peripheral expansion has continued unchecked ... Despite enormous 

problems o f  transportation access from the suburban hinterland on the New 

Jersey side, each riverfront locality continues to accept further development, in 

part to increase tax revenues, but also because o f  the pervasive influence o f  

real-estate interests within municipal governing bodies ... the absolute absence 

o f any regional policy fo r  targeting office development leaves the city constantly 

vulnerable to raids on its economic base by its neighbours” (Fainstein, 1994, 

86).

The problems which the administrative framework in New York and London posed for 

local authority competition and effective planning intervention (e.g. considering the 

transport implications o f development) was further explained by Fainstein (1994, 104- 

105) who argued that:

“The present operating style o f  planning agencies reflects both the expectations 

o f politicians that they will act as negotiating agents and the institutional 

framework that prevents comprehensiveness. Because the development process
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does not take place under the aegis o f  a powerful metropolitan planning body in 

either city, the very structure o f  government causes both geographical and 

functional fragmentation ... The allocation o f primary responsibility fo r  

infrastructure and facilities planning to a variety o f  agencies (roads, public 

transit, ports) with distinct lines o f  authority means that Herculean efforts are 

required to coordinate their intentions . . . In the UK the Secretary o f  State fo r  

the Environment theoretically has the power to impose unity on the various 

levels, but he is ideologically opposed to exercising it; in New York no elected 

official has authority over all the agencies that plan the city, much less the 

region ”.

The inter local-authority rates competition which ensued following the abolition of the 

Greater London Council and the impact which this had for the quantity of office space 

permitted within the Square Mile of the City, was noted by Ball (1994, 693) who 

explained that ‘‘Competition between local planning authorities ensued. In the absence 

o f a London-wide planning control system, after the abolition o f  the Greater London 

Council in the middle o f  the decade, the Corporation o f  London took notice o f  its own 

perceived interests in sustaining the importance o f the Square Mile against the threat o f  

the Docklands ... and altered its planning rides accordingly. Far more office 

development was permitted in the City ”.

The ‘failure’ of planning in addressing the inefficiencies arising from capitalist 

urbanisation must be viewed in the context of the inherent paradox which its very 

existence entails, namely the insolvable contradiction of private rights to undertake 

development alongside the need for overall cooperation in order to ensure the 

profitability associated with the exercising o f these rights. Planning owes its existence 

to the contradictions arising from capitalist urbanisation and has not been equipped 

seriously to challenge, even less to overcome, these contradictions (Castells, 1977; 

Preteceille, 1976; Scott and Roweis, 1977; McNamara, 1979; Dear and Scott, 1981; 

McGuirk, 1991). Planning as an activity of the capitalist state is ultimately constrained 

in its ability to consider seriously the collective effect o f individual private 

development, for which it was established but left without the tools to fulfill. Babcock’s 

(1966) view that zoning policy could in fact achieve this appears implausible. He 

believed that “ ... eve/y piece o f  property should be used in the manner that will give it
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the greatest value ... without causing a corresponding decrease in the value o f  other 

property. The zoning ordinance can achieve this goal by prohibiting the construction o f  

'nuisances’ ” (Babcock, 1966, 117). The structural limitations to the power o f the state 

in general and of planning in particular was pointed out by Scott and Roweis (1977) 

who explained that

urban planning ... tends to be restricted to an after-the-fact search fo r  

feasib le’ remedies to the negative outcomes o f  this contradictory process o f  

urban land development. The social and property relations that underpin the 

capitalist land-development process are, in actual planning operations, taken to 

be immutable constraints. As a result, urban planning activities themselves get 

reduced in practice to the status o f simple additional components o f  the whole 

anarchical land-development process" (Scott and Roweis, 1977, 1107).

The reasons why planning is ultimately restricted from performing anything but an 

after-the-fact search for ‘solutions’ to the predicaments of capitalist urbanisation was 

further alluded to by Scott and Roweis (1977, 1110) who argued that "Since the 

capitalist State does not have and can never have a mandate to change fundamental 

capitalist social and property relations, it can only ever modify the parameters hut not 

the intrinsic logic o f  the whole urban land development process”. Similarly, Dear and 

Scott (1981) alluded to the manner in which planning was never intended as a challenge 

to the fundamental principle underlying capitalist property development, namely the 

right to profit from development. Planning was thus ill-equipped to address the resulting 

irrationalities in the allocation o f urban land arising from this. They argued that “ ... the 

social and property relations o f  capitalism create an urban process which repels that on 

which its continued existence ultimately depends, i.e. collective action in the form  o f  

planning ... Beneath the appearance o f  social control over the evolution o f  the urban 

system lies the inexorable dynamic o f a complex o f  land-contingent events that is 

essentially out o f  control” (Dear and Scott, 1981, 15). The futility o f assigning 

responsibility to the planning system in failing to ensure a more efficient pattern of 

(office) development thus becomes self-evident. This they succinctly showed: "The 

failures o f  planning in practice are less failures o f  knowledge than they are inevitable 

concomitants o f  collective intervention in a society that at once clamours fo r  and yet 

restrains such intervention ” (Dear and Scott, 1981, 14).
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Although planning does not exist independently of the capitalist system and its 

requirements, it is expected to operate as such (Preteceille, 1976; Castells, 1977; Scott 

and Roweis, 1977; Borja and Castells, 1997). Planning is increasingly called upon to 

deliver ‘solutions’ to the predicaments arising from capitalist urbanisation which 

Castells (1977) believed served further to obscure the underlying cause of the 

predicaments surrounding development. He stated that “one might claim that the very 

practice o f urban planning in capitalism is diversionary, mystifying the causes o f urban 

problems by falsely claiming that solutions are to be found in the remedies which the 

planners propose” (Castells, 1977). This is reflected in the continuous search for 

planning ‘solutions’ to urban predicaments, yet the problems that transpire following 

their implementation continually return in one form or another (Scott and Roweis, 1977; 

Dear and Scott, 1981) and may be seen as the physical manifestation of the much deeper 

contradiction surrounding capitalist property development. Dear and Scott (1981, 9) 

have argued that: “Civil society continually encounters internally generated

predicaments that require the remedial intervention o f the State. Then, as the state 

intervenes, so society moves forward to a new stage o f development, in which new 

predicaments calling for further state intervention make their appearance. This spiral o f  

events changes society’s external form through time, although society’s inner logic 

remains relatively unchanged”. The capitalist state, through plarming, is thus caught up 

in an escalating spiral of urban interventions, leading to further problems requiring yet 

additional planning measures (Scott and Roweis, 1977; Dear and Scott, 1981; Healey, 

1995).

The inherent inefficiency /irrationality of the urban land nexus resulting from capitalist 

urbanisation and the inability of planning to address this, instead compounding the 

problem, was described by Scott and Roweis (1977). They viewed planning to be “a 

political allocation process that unceasingly attempts to rectify these negative outcomes 

while simultaneously producing yet other dislocations by itself altering the fundamental 

distribution o f differential locational advantages” (Scott and Roweis, 1977, 1107), 

while Dear and Scott (1981, 12) believed that “The fact that this intervention frequently 

exacerbates the very problems it sets out to resolve is only further evidence o f the 

contradictions and constraints that capitalism imposes upon the interventionist tactics 

o f the State ” (Dear and Scott, 1981, 12). This may be seen with respect to the ‘spiral’
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resulting from improved accessibility, leading to increased development pressures, 

necessitating yet further rounds of intervention (Scott and Roweis, 1977; Scott, 1980; 

Dear and Scott, 1981; Logan and Molotch, 1987; MacLaran and Killen, 2002; van der 

Kamp, 2002). Regarding the contradictory /paradoxical outcomes of planning 

intervention with respect to accessibility issues, Scott and Roweis (1977, 1106-1107) 

explained that

"The more dramatic the changes in the configuration o f  differential locational 

advantages ... the more pervasive the consequent dysfunctionalities. And 

periodically these dysfunctionalities break out into social and political conflicts 

... over the erosion o f  the tax base o f  central cities owing to the continuing 

development o f  independent suburban municipalities; over demands on the part 

o f suburban residents fo r  yet more urban expressways to facilitate their daily 

commutation to and from the central business district... ".

In referring to the problematic effects of intervention with respect to accessibility, 

Logan and Molotch (1987, 320) contended that “ the results can be a vicious cycle o f  

crisis-oriented growth addiction as various infrastructures collapse from overuse and 

are replaced by still larger facilities, which then can only be paid fo r  with additional 

growth that again creates another crisis o f  overuse". Borja and Castells (1997) also 

highlighted the detrimental spatial outcomes o f capitalist urbanisation and pointed out 

the manner in which planning intervention in the form of zoning policies was a further 

element adding to the chaotic situation. They contended that “The present-day dynamic 

nearly always leads to the congestion o f strong, multipurpose and integrating central 

areas on the one hand, and on the other to the diffusion o f  an anomic (sic) [atomic] 

urbanization in which the vices o f  public zoning multiply the ill effects stemming from  

sectoral initiatives taken by the administration and those stemming from  the 

mercantilist stance o f  each private agent" (Boija and Castells, 1997, 161).

Furthermore, referring to the problematic nature o f planning intervention itself, Dear 

and Scott (1981, 14) have argued that “ ... because it is so limited in its range o f  

operations, planning also emerges as a social phenomenon that compounds the overall 

problems o f capitalist urbanization. The action o f  planning itself engenders further
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rounds o f  urban predicam ents”. Thus, with regard to planning’s ‘failure’ to ensure a 

built environment conducive to capital accumulation Dear and Scott (1981) argued that

‘‘the reactive and palliative nature o f  urban planning in capitalism is not simply 

the result o f  some technical, analytical or human failure. It is, instead, the 

inevitable concomitant o f  a social logic that sets definite barriers around the 

range and effectiveness o f  all political action. Urban planning is a response to 

the imperative o f  collective action in the urban system, and yet it cannot 

transgress the very social relationships from  which it is derived. It is, in short, a 

mode o f  intervention that is only implemented when it serves the specific 

interests o f  capitalism ” (Dear and Scott, 1981, 14).

This was reiterated by McGuirk (1991, 95) who stated that “as a result o f  the 

imperatives to which they must accord, planners are prisoners o f  capitalism  ”, lending 

support to Scott and Roweis (1977, 1106) who argued that because the structural causes 

o f problems cannot be addressed, planning “is reduced to never-ending rounds o f  

palliative and piecem eal m easures”. Roweis and Scott (1981) highlighted the way in 

which the introduction o f a policy o f  peripheral urban expansion and the introduction o f 

land-use zoning as a means o f addressing the problems arising from urban growth 

resulted in further predicaments and explained that

“Land-use zoning gave rise to significant improvements and economies in the 

provision o f  basic urban infrastructure and it eliminated many o f  the 

uncertainties that property owners and developers had hitherto faced. 

Ironically, this very success became the prim e source o f  most manifest urban 

land problem s in the 1960s and the 1970s. ... A syndrome was thus created 

whereby expressways gave rise to the need fo r  yet more urban expressways. 

Suburban expansion itse lf began to appear increasingly inefficient” (Roweis 

and Scott, 1981, 125)

With respect to office development specifically. Code (1983) referred to the w ay in 

which planning policy in Toronto sought to encourage the suburbanisation o f  office 

activities as a means o f  addressing city-centre congestion and stated that “the 

decentralization o f  office activity was viewed by the planners o f  the City as a 

mechanism fo r  improving the efficiency o f  the metropolitan office function ” (Code,
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1983, 1363). However, the further problems which this policy engendered was also 

noted by Code (1983, 1379) who pointed out that ''There is scant indication that the 

Toronto decentralization strategy would generate a more efficient transportation 

system, at least as defined in terms o f  total public costs, journey-to-work length and 

modal split". A similar conclusion was reached by Alexander (1979) with respect to the 

effectiveness o f a strategy o f office decentralisation as a means o f addressing congestion 

in central London. He stated that "... some doubts have been raised about the 

suburbanisation strategy as an automatic answer to London’s congestion problems. 

This is because o f  the tendency fo r  dispersal to be accompanied by a swing from  public 

to private transport as the main mode o f  travel to work among office employees” 

(Alexander, 1979, 69). A comparable problem came to the fore with respect to office 

decentralisation policies in Sydney, Alexander (1979, 70) highlighting that “in Sydney 

many surveyed firm s fe lt that increasing local congestion was starting to outweigh the 

accessibility advantages originally offered by the suburban environment”. He showed 

that much office suburbanisation had taken place in an uncoordinated manner yet the 

greatest potential for a more efficient pattern o f office development lay in a dispersal of 

office developments into concentrated nodes and explained that “ ... a good deal o f  

office dispersal that has occurred to date in London and in other cities has occurred in 

a rather diffused and unplanned manner. ... a policy o f  concentrated dispersal into a 

limited number o f  centres readily accessible by public transport does potentially offer 

the best solution” (Alexander, 1979, 70). The complexity arising from capitalist 

property development dynamics interacting with planning policies was noted by 

Alexander (1979) in relation to the manner in which publicly-funded road infrastructure 

in the U.S. had compounded the suburbanisation of office development and associated 

accessibility predicaments. He contended that "There is a considerable divergence o f  

opinion as to just what are appropriate locational policies fo r  office activities within 

urban areas. This divergence has been reinforced by the unintended side-effects that 

have sometimes been generated by dispersal policies. The swing to car travel and 

attendant suburban traffic congestion ... and rent rises accentuated by restrictions on 

central development . . .” (Alexander, 1979, 100).

The emergence o f barriers to efficiency and competitiveness are sometimes viewed as 

originating within the urban environment itself (e.g. lack o f transportation infrastructure 

resulting in accessibility problems) to which a planning ‘solution’ may be applied. This
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is indicative o f  the failure to recognise both the manner in which irrationalities and 

inefficiencies in the built environment are the result o f  the contradictions embodied in 

capitalist urbanisation as well as the paradoxical role o f planning itse lf This was taken 

up by Dear and Scott (1981) who pointed out the way in which capitalism encountered 

limits to its own further development and viability. They argued that

in the urban system, these limits are due less to external physical 

restrictions on the progress o f  society than they are to internal contradictions in 

the spatial dynamics o f  production and reproduction. ... A successfully 

functioning capitalism requires a geographical foundation in efficient 

production and reproduction spaces, hut its own immanent logic tends to 

undermine the essential bases o f  its success ” (Dear and Scott, 1981, 12).

While capitalist urbanisation increasingly requires planning intervention, its potential to 

act as the collective element in the capitalist property development process is 

diminished. McNamara (1979, 62) argued that “ ... town planning is an organizational 

structure; within a capitalist state that is predicated on the existence o f  a capitalist 

mode o f  production, that will alter in reaction to the changing situations thrown up by 

that mode o f  production. It may act prejudicially against individual capitalists but it is 

acting fo r  the common interests o f  the capitalist class ”. Planning has indeed evolved 

according to changing circumstances arising from the capitalist property development 

process, reflected in its increasingly entrepreneurial role. However, while planning may 

adapt to the changing pressures placed on it by capitalist urbanisation, it has been 

decreasingly capable o f “acting in the common interests o f  the capitalist c lass” 

precisely because o f its growing entrepreneurial function. The availability o f  tax 

incentives and the use o f  favourable zoning and development control measures 

strengthened the ability o f  planning to attract development into certain locations by 

impacting on developers’ profitability. However, these measures strongly undermined 

the potential o f  planning to guide the capitalist property development process into more 

efficient spatial outcomes. As a result o f  these measures, development was frequently 

encouraged at locations poorly suited in terms o f  its transport implications, particularly 

in relation to the viability o f  public transport. However, Berry and M cGreal (1995) did 

not appear to recognise that as a result o f its increasingly entrepreneurial tendencies, 

planning served to compound the problems arising from development and asserted that
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“It is now widely accepted that to facilitate the development process planning systems 

need to be responsive to the market and create conditions conducive to the property 

industry ... it is the facilitating role o f  planning in creating a development /investment 

ethos in an appropriate environment which is o f such importance in projecting the 

image o f the city. Whereas i f  market choice is limited due to restrictive planning policy 

or development control procedures the investor may avail o f  the freedom provided by 

capital movement and target alternative cities ” (Berry and McGreal, 1995, 7 /8).

Conclusions

The foregoing review o f the literature relating to the influence of property development, 

user-demand and urban planning on the location of office development, in particular its 

suburbanisation, has shown the potential role and importance of these elements. The 

urban environment is, however, the outcome of complex interactions between these 

factors. This research is intended as an attempt to address the complexity o f these 

interrelationships.
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Chapter 2 

Methodology

Introduction

The dramatic geographical shift o f office development to new suburban sites 

accompanied by the relative decline in importance o f  the city centre as an office 

location in the post-1995 period was shown in the Introduction (see Figure. 0.2). While 

the existing office data clearly reflected a major geographical shift in office 

development, the causes for this trend remained unclear. This Chapter sets out the 

method o f investigation used to explore the reasons underlying the emergence o f  a 

number o f new suburban sites as major office locations, accounting for the majority o f 

office completions and take-up after 1995. In order to understand this process, the role 

/relative influence o f each o f  the three main elements involved in the built environment, 

namely user-demand, planning and the supply-side were examined as well as the nature 

o f their interaction /interrelationship during Dublin’s greatest office boom.

The demand-side involves two separate yet related elements; end-user demand 

emanating from companies requiring office space to accommodate their business 

functions and investment demand deriving from investors seeking offices as a medium 

for investment by acquiring the right to appropriate future rental income from 

development. Although the role o f the latter is addressed in the thesis, the focus lies on 

end-user demand and the degree to which take-up o f  office space at new suburban sites 

could be explained in terms o f  the changing importance o f  factors in occupiers’ 

locational decision-making. Planning represents the context in which office 

development takes place and contributes to the relative opportunities and constraints for 

office developers. An examination o f  the planning environment in Dublin and the extent 

to which it favoured new suburban sites for office development from the mid-1990s was 

thus required, as well as the reasons for and consequences o f  this policy. The role o f  

planning will be examined with respect to the use /implementation o f  both traditional 

planning instruments (zoning and development control) as well as new entrepreneurial
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mechanisms in the form of fiscal incentives. The supply o f office space refers to the 

process of office development from the perspective o f the developer assembling the 

various elements required (e.g. development funding, investment funding, construction 

services, land) within a context o f relative opportunity and constraint brought about by 

user-demand and planning policy. The study area of the thesis lies within the area 

currently under the jurisdiction of Dublin City Council, Dun Laoghaire -  Rathdown, 

South Dublin and Fingal County Councils, known as the Dublin Region (see Figure. 

2 . 1).
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Figure. 2.1 Study area
(source: adopted from Brady Shipman Martin (1999) Strategic Planning Guidelines fo r  the Greater 
Dublin Area, 116)
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Sources
Secondary sources (published) relating to the planning context

In order to investigate the planning context within which office development has taken 

place in Dublin it was necessary to establish the office location policies o f the four 

Dublin local authorities. A number o f  published secondary sources were available to 

this end. An examination o f both current and past local-authority development plans 

formed the starting point to review the office location policy o f  each o f  the Dublin local 

authorities. In combination, the written plans and the associated maps indicated the 

locations at which office development was either ‘permitted in principle’ / ‘normally 

perm issible’, ‘open for consideration’ or ‘not perm itted’. Additionally, the development 

plans contained information regarding the type, size and scale o f  development allowed. 

With regard to the area currently under the auspices o f  Dublin City Council (formerly 

Dublin Corporation) the following development plans were consulted:

• Dublin City Draft Development Plan, 1968
• Dublin City Development Plan, 1971
• Dublin City Development Plan, 1980
• Dublin City Draft Development Plan, 1987
• Dublin City Development Plan, 1991
• Draft Dublin City Development Plan 1998, Proposed Amendments
• Dublin Corporation Draft Development Plan, 1998
• Dublin Corporation Development Plan, 1999

The area formerly under the jurisdiction o f Dublin County Council (until 1993), was 

covered by the following development plans and which were consulted:

• County o f  Dublin Draft Development Plan, 1967
• County o f  Dublin Development Plan, 1972
• Dublin County Development Plan, 1983
• Dublin County Development Plan, 1993

W ith regard to the area previously under the auspices o f  the Borough o f  Dun Laoghaire 

(until 1993) the following development plans were reviewed:

• Development Plan for Borough o f  Dun Laoghaire, 1976
• Corporation o f Dun Laoghaire Development Plan, 1984
• Development Plan for Borough o f  Dun Laoghaire, 1991
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The planning context o f  the areas currently under the jurisdiction o f Dun Laoghaire- 

Rathdown, South Dublin and Fingal County Councils was elicited by an examination o f 

the following development plans:

• Dun Laoghaire - Rathdown County Development Plan, 1998
• South Dublin County Development Plan, 1998
• Fingal County Council Draft Development Plan, 1998
• Fingal County Council Development Plan, 1999

In order to establish the planning environment for office development in the area under 

the jurisdiction o f the Dublin Docklands Development Authority, the following 

documents were consulted:

• Dublin Docklands Area M aster Plan, 1997 (Dublin Docklands Development 
Authority, 1997)

• IFSC Section 25 Planning Scheme Amendm ents (Dublin Docklands 
Development Authority, 1998)

• Grand Canal Dock Planning Scheme (Dublin Docklands Development 
Authority, 2000)

• River Liffey Regeneration Strategy (Dublin Docklands Development Authority, 
October 2001)

In order to review the national and regional planning context o f office development, the 

following public agency documents were examined:

• The Eastern Region Settlement Strategy, 2011, M ain Report (Eastern Regional 
Development Organisation, March 1985)

• Strategic Planning Guidelines for the Greater Dublin Area (Brady Shipman 
Martin, 1999)

• Strategic Planning Guidelines for the Greater Dublin Area: Review and Update 
(Brady Shipman Martin, April 2000)

• The National Spatial Strategy, Indications for the W ay Ahead, Public 
Consultation
Paper (Ireland, Department o f the Environment and Local Government, 2001)

• National Spatial Strategy for Ireland 2002 -  2020: people, places and potential 
(Ireland, Department o f  the Environment and Local Government, 2002)
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For more general information regarding recommendations /guidelines pertaining to 

sustainability issues with respect to office location policy the following documents were 

consulted:

• Compatibility o f  Regional Boundaries (Dublin Regional Authority, 1995)

• Towards Regional Sustainability (Dublin and M id-East Regional Authorities, 
June 1997)

• European Spatial Development Perspective (Summary) (Noordwijk, June 1997)

In order to obtain more general information regarding building heights the following 

were consulted:

• M anaging Intensification and Change: A Strategy for Dublin Building Height 
(DEGW, September 2000)

The transportation implications resulting from the geographical shift in office 

development locations has important consequences for efficiency /sustainability in the 

longer term. Improvements in transportation infrastructure (e.g. M50 motorway) have 

increased development pressures at certain locations while, at other sites, office 

development has taken place in the absence o f adequate transportation infrastructure, 

most notably public transportation. The following documents were consulted in order to 

establish the extent o f  existing and planned transportation infrastructure in the Dublin 

Metropolitan Area:

• Green Paper on the Urban Environment (Commission o f  the European 
Communities, Brussels, 1990)

• Dublin Transportation Initiative (Dublin Transportation Office, 1995)

• Transportation Review and Short-Term Action Plan (Dublin Transportation 
Office, September 1998)

• Dublin Transportation Blueprint 2000 -  2006 (DubHn Transportation Office, 
June 1999)

• Second Report o f  the Light Rail Advisory /Action Group (Luas Advisory 
/Action Group, January 2000)

• A Platform for Change: Strategy 2000 -2016 (Dublin Transportation Office, 
September 2000)
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Miscelaneous:

• Fingal 2000+ Strategic Planning Issues (Fingal County Council, 1998)

• 1997 -  1999 Enterprise Action Plan (South Dublin County Enterprise Board, 
1997)

• South Dublin County Council Strategy 1996 -  2000 (South Dublin County 
Council, 1995)

Maps:

The maps pertaining to the following development plans were consulted in order to 

elicit the precise locations zoned for potential office development:

• Dublin City Development Plan, 1999
• Dublin City Development Plan, 1991
• Dublin City Development Plan, 1980
• Dublin Development Plan, 1971

• Dublin County Development Plan, 1993
• County o f Dublin Development Plan, 1983
• County o f Dublin Development Plan, 1972

• Development Plan for Borough o f Dun Laoghaire, 1991
• Corporation o f Dun Laoghaire Development Plan, 1984
• Development Plan for Borough o f Dun Laoghaire, 1976

• Dun Laoghaire - Rathdown County Development Plan, 1998
• South Dublin County Development Plan, 1998
• Fingal County Council Development Plan, 1999

• Dublin Docklands Area M aster Plan, 1997

Secondary sources (published) relating to the supply of and demand 

for office space

In order to establish the location, quantity and type o f D ublin’s modem (i.e. post 1960)

office space, the various estate agent office reports were an easily accessible and useful

source o f information. These documents also contained information regarding general 

office market conditions such as the relationship between supply and demand prevailing 

at different locations (reflected in vacancy rates), the companies that had taken up space 

and general factors influencing the demand for office space. The following published 

estate agents’ reports were consulted regarding relevant office data:
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Hamilton Osborne King / Centre for Urban and Regional Studies, Trinity College 
Dublin;

• Office Survey 1960 -  1989

• Modem Office Space in

• Dublin: A Review of the 1990s

• Office Market Half-Year Review, July 1998

• Dublin Office Market Half Year Review, July 1999

• Property Outlook, Autumn 1999

• Office Survey, 1999

• Office Report, 1999

• Office Report, 2000

Insignia Richard Ellis Gunne:

• Dublin Office Demand Bulletin, Autumn 2001

• Embassy Park Report (2001)

• Monthly Market Research Report, November 2001

• Property Outlook, 2001

DTZ Sherry Fitzgerald:

• Spring Review, 1996

• Autumn Review, 1996

• Review 1998 / Outlook 1999

• Commercial Overview, May 1997

• Commercial Market Update, 1997

• Winter Review, 1997

• Commercial Market Update, Summer 1998

• Commercial Market Update, Spring 1999

• Summer Review, 1999

• Commercial Market Update, Autumn 1999

• Commercial Market Update, Autumn 2000

• The DTZ Brief, Spring 2000

• Commercial Market Update, 2000

• Summer Review, 2000
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Review 2000 / Outlook 2001

Lisney:

• Focus on Investment, August 2000

• Office Update, November 2000

• Property Review 2000 -  2001

• Property Review 2001 -  2002

Other:

• The Dublin Office Market: Medium Term Forecast (Dunloe Ewart pic, 
September 1999)

• The Dublin Office Market: Medium Term Forecast (Indecon (Ireland), Jones 
Lang LaSalle, 1999)

• Property Futures (Jones Lang LaSalle, LaSalle Investment Management, 2000) 

Newspapers

Property sections /supplements of:

• Irish Times

• Irish Independent

• Sunday Business Post

The lack of detailed /specific information with respect to the role o f end-users in the 

emergence o f major new suburban office locations and the factors that influenced large- 

scale take-up at these sites, necessitated the design and use o f an occupier questionnaire 

survey, which will be detailed later. A number o f secondary sources (published) were 

referred to in the preparation of the survey. With respect to the nature and format o f the 

survey questions the following documents and journal articles were consulted:

• Murphy, L. (1998) Financial Engine or Glorified Back Office? Dublin’s 
International Financial Services Centre Going Global, in Area, Vol. 30 (2)

• MacLaran, A., Floyd, D. (1997) Changing Requirements o f Office 
Establishments in Dublin, in Irish Geography, Vol. 30 (1)
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• MacLaran, A. (1989) Recent Trends in the Dublin Office Market, in Irish 
Geography, 22, 52-55

• Hamilton Osborne King (1989) Office Survey /Office Review 1960 -  1989

• Office Location in Ireland: The Role o f Central Dublin (Bannon, M.J., An Foras 
Forbartha, June 1973)

In order to identify and /or verify the most appropriate companies and individuals 

therein to be contacted with respect to the survey, the following sources were consulted:

• Kompass Ireland: register o f  Irish industry and commerce (Kompass Ireland, 

2000)

• http://www.intemet-ireland.ie/citywest/occupiers_list.html (accessed on 
31 /05 /Ol )

• http://www.parkwest.ie (accessed: 05 /12  /OO)

• http://www.ddda.ie/ifsc (accessed: 07 /02 /Ol)

The following unpublished database proved an invaluable source o f  information with 

respect to both office completions and take-up:

• Office Property Database, Hamilton Osborne King /Centre for Urban and 
Regional Studies, Trinity College Dublin (2001)

This database constituted a vital resource in terms o f the detailed breakdown o f all 

office space developed in the period 1960 -  2002. It included information such as the 

size o f each individual development, the name o f the developer(s) involved with respect 

to many, though not all, o f  the developments and take-up figures since 1995. The 

database was thus also a crucial source o f  information for identifying companies which 

had recently taken up space in Dublin (i.e. since 1995). It included information such as 

the name o f  the company which had acquired space at a particular location as well as 

the year. As will be referred to later, it was the principal data source in the selection o f 

office users (i.e. companies) to be included in the postal questionnaire survey.

In relation to the major new inner-suburban office site at East Point, (Healey, 2001) was 

a very useful source o f  information regarding user-demand (including a list o f 

occupiers), the specific planning context as well as the operation o f  the supply-side at 

this particular location:
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Primary data collection

A review o f the secondary sources relating to the planning context o f  office 

development in Dublin (in terms o f  land-use zoning, development control, availability 

o f fiscal incentives) brought to the fore a number o f  fundamental questions which were 

outside the scope o f the available secondary sources in terms o f  the degree to which 

they addressed these issues. The suburban locations that experienced rapid large-scale 

office development after 1995 differed m arkedly from the locations which the 

development plans o f Dublin County Council and Dun Laoghaire Corporation had 

indicated /made available for office functions in the early 1990s. From the mid-1990s, 

rapid and large-scale office development took place at a number o f suburban sites which 

had not previously experienced office, or in some cases, any development, and which 

were at best poorly serviced by public transportation. In contrast, the central area which 

was relatively well-served by public transport appeared to be beset with planning 

restrictions with respect to offices. In addition, planning policy also curtailed office 

development at established suburban office nodes, while actively promoting office 

functions in suburban industrial areas. These observations prompted a number o f 

important questions concerning the role which planning had played in the geographical 

shift o f office development to new suburban sites.

The information gap regarding the contemporary evolution o f  office location policy 

necessitated primary data collecfion. It was determined that this could best be 

undertaken by direct interview. Eleven interviews were carried out with key persons 

from each o f the Dublin local authorities and public agencies together with private 

planning consultancies. The interviews were in the form o f structured interviews using 

a schedule with open-ended questions (see Appendix 1). The questions related to both 

past and current office location policies. They addressed the pressures and influences 

that have contributed to current planning policies, the difficulties facing planners 

regarding the coordination o f land use and transportation planning and questions 

relating to the problems associated with the cycle o f  accessibility improvements leading 

to increased development pressures resulting in further congestion. The confidentiality 

o f interviewees was assured and interviews with the following persons were conducted 

between October 2000 and January 2002:
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Local Authorities:

Senior Planning Officers from:
• Dublin Corporation (now Dublin City Council)
• Dun Laoghaire - Rathdown County Council
• South Dublin County Council
• Former Planning Officer, Fingal County Council and former Deputy Dublin 

Planning Officer, Dublin Corporation
• Former C hief Planning Officer for Dublin City and County

Public-Sector Agencies:

• Technical Director o f  the Strategic Planning Guidelines
• Senior Planner, Strategic Planning Guidelines Unit
• Executive Planner, Dublin Transportation Office
• Director, Light Rail Project Office
• Senior Planner, Dublin Docklands Development Authority 

Private-Sector:
• Senior Planner, Brady Shipman Martin (consultants responsible for the Strategic 

Planning Guidelines on behalf o f the Dublin Regional Authority)

The estate agents’ office reports, while being a useful source o f factual information, did 

not offer an insight into tiie manner in which supply and demand-side factors influenced 

the geographical shift o f office development to new suburban sites. It was thus 

necessary to undertake interviews with the estate agents. Their role as agents engaged to 

act at the interface between office developers and the occupiers o f  accommodation 

placed them in a key position with respect to their knowledge o f  operational factors 

influencing the geography o f  both the supply o f built space and the nature o f  demand 

for buildings. They also possessed a familiarity /awareness o f development issues 

/problems in relafion to planning policy. Seven structured interviews were conducted 

with key personnel in the offices departments o f Dublin’s real estate agencies which, in 

aggregate, account for over 90 per cent o f  transactions in the office market. An 

interview schedule with open-ended questions was used (see Appendix 2). Questions 

relating to the specific factors affecting user-demand (e.g. the rapid influx o f  high- 

technology multinational companies into Dublin and their associated space 

requirements) as well as factors on the supply-side which were influencing the location, 

quantity and type o f  office development were included. Interviews were carried out 

between February and August 2001 with senior partners, directors or managers o f  the 

office departments in the following:
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• Hamilton Osborne King

• Lisney

• Jones Lang LaSalle

• Palmer McCormack

• Sherry Fitzgerald Group

• Insignia Richard Ellis Gunne

• Lambert Smith Hampton

In order to elicit qualitative information regarding the role o f the developer in bringing 

about the geographical shift o f  offices to new suburban sites, it was necessary to 

undertake further interviews. Eighteen structured interviews with the key property 

development interests (commercial developers and the property departments o f 

investment institutions) which dominated the development sector during the 1990s 

yielded valuable information regarding their criteria for engagement at peripheral and 

inner-city locations. The interviews followed a structured interview format using an 

interview schedule with open-ended questions (see Appendix 3). The questions dealt 

with developers’ perceptions o f profit and risk associated with office development at 

new suburban sites compared to the central area and established suburban locations. The 

interviews addressed the manner in which elements relating to the planning 

environment, user-demand and the availability o f finance contributed to the variations in 

profit and risk between peripheral and central-area locations and the changes in this 

from the mid-1990s. In order to provide varying specialities and insights regarding the 

office development process, the development interests comprised a diverse group. This 

meant that the format /contents o f  the interviews had to be tailored according to the 

precise character o f  the interviewee. It was noteworthy that the current affiliation o f 

individual property interests in many instances masked a diverse career path in Irish 

property development from within the private, semi-state and public sectors and 

included some very experienced individuals. Eighteen key persons involved in office 

property development were interviewed between July 2001 and M arch 2002. These 

included senior managers and directors o f the following:

• Davy Hickey Properties
• Harcourt Developments'
•  Shelboume Development Ltd

' Involved two interviewees but conducted and referenced as a single interview
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• Duke House Properties
• W. K. Nowlan & Associates and former Director, Property Development, Irish 

Life
• Merrion Property Group
• Dunloe Ewart pic
• Spencer Dock Development Company
• Treasury Holdings and former Head of Property, AIB Investment Managers

• Property.com
• Cosgrave Property Group
• Green Property pic
• Alanis Ltd
• Duffy Lally Properties
• The British Land Corporation
• Cleary McCabe and Associates
• Former Property Manager, Irish Life Property Department
• Royal College of Surgeons in Ireland

Table. 2.1 Interviews conducted

Interviewees Number

Planners 11

Estate Agents 7

Developers 18

The estate agents’ office reports and the interviews conducted with both agents and 

development interests yielded useful information regarding the perceived requirements 

of end-users, the changes thereof as well as offering general explanations for the 

dramatic increase in office take-up at new suburban sites from the mid-1990s. However, 

this information was insufficient in explaining the specific role which user-demand had 

played in this process. The requirements o f office occupiers with respect to the 

importance of factors in their locational decision-making as well as the extent to which 

new suburban sites had met end-user demand could not be ascertained from existing 

documents and the interviews. Therefore, a postal questionnaire survey was carried out 

of office occupiers who had acquired space since 1995. This form of data collection was 

deemed to be the most suitable as it was expected that a relatively large number of 

companies would be potentially involved judging by the high levels o f take-up.

 ̂property advisor acting on behalf o f  the Royal College o f  Surgeons in Ireland
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The Hamilton Osbome King /Centre for Urban and Regional Studies, Office Database 

2001, was used to identify the locations and appropriate companies to include in the 

survey. The data was sorted by location according to postal districts which yielded a 

clear indication o f  the key sites in terms o f take-up. The survey targeted office occupiers 

at new and established suburban sites as well as city-centre locators, including those in 

the International Financial Services Centre (IFSC). The complete list o f  take-up since 

1995 in terms o f location and quantity o f space as well as the extensive (though 

incomplete) list o f occupiers which the HOK /CURS database contained, proved an 

invaluable resource in identifying the individual companies to be targeted by the survey. 

With respect to identifying individual companies at each location, this database was 

supplemented by the previously mentioned Kompass Directory 2000. In addition, 

occupier lists pertaining to several new suburban sites as well as the IFSC were also 

used. In relation to East Point, this list was derived from Healey (2001). Three websites^ 

provided additional information regarding the names o f  companies located at Park West 

and Citywest as well as at the IFSC.

The pilot survey

A pilot survey was carried out in order to assess the suitability, relevance and clarity o f 

the questions and to identify possible gaps in the survey in terms o f  additional /further 

issues that may have had to be addressed. In addition, practical issues such as the 

suitability o f the survey length and format were to be ascertained. The locations chosen 

for the pilot survey represented a good cross-section o f both traditional and non- 

traditional office locations, both in the suburbs and in the city-centre. A small sample o f 

26 companies was chosen from a number o f locations for inclusion in the pilot survey: 

Park West (2 companies). East Point (2), Citywest (3), Sandyford (3), Leopardstown 

(1), Cherrywood (2), Clonskeagh (2), Tallaght (1), Dun Laoghaire (1), Swords (1), 

Blanchardstown (1), Dublin I (excl. IFSC) (1), IFSC (I), Dublin 2 (4), Dublin 4 (1).

The companies included in the pilot study were selected from the HOK /CURS office 

database. In identifying appropriate individuals to respond to the survey, several 

personal contacts in senior positions were available, while in a number o f  cases personal

http://w w w .intem et-ireland.ie/cityw est/occupiers_list.htm l
http://w w w .parkw est.ie
h ttp://w w w .ddda.ie/ifsc
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contacts at more junior levels were able to identify the most appropriate individual to 

approach. In companies where no personal contact was available, a phone call was 

made to the secretary (normally the chief administrator) who in most cases provided a 

contact name. Where available, company websites were consulted in order to identify a 

senior company contact. A personally addressed letter was sent out, followed by a 

phone call. The pilot survey was carried out in stages. The companies initially targeted 

were those in which the respondent was a personal contact. This first tentative attempt 

at piloting the survey was intended to elicit the overall suitability and clarity o f  the 

questions. One o f these surveys was dealt with over the phone, while three were 

conducted by e-mail at the request o f  the respondents. In total, 26 pilot surveys were 

carried out between mid-June and early July 2001. Although the response rate stood at 

over 50 per cent (14 responses), it was acknowledged that this relatively high rate was 

likely to be attributed to the personal contacts within some o f  the companies. A follow- 

up questionnaire and a covering letter were sent to those occupiers who by mid-July had 

not responded, yielding only 2 additional usable responses.

The final postal questionnaire survey

It was not possible for reasons o f  both time and cost to include every office location in 

the Dublin Metropolitan Area, nor would this be o f particular value. The underlying 

question was the degree to which user-demand, planning and the supply-side brought 

about the dramatic geographical shift o f  offices to new suburban sites since 1995. It was 

intended that the development locations chosen would reveal elements concerning the 

nature o f user- demand (e.g. importance o f factors in occupiers’ locational decision 

making, appraisal o f  location) during the latest office boom. The aim with regard to 

end-users was to establish the extent to which the office requirements o f  occupiers at 

new suburban sites differed from those at established suburban and central-city 

locations and the degree to which these requirements had been met by the large-scale 

development at new suburban sites.

In the preparation o f the final questionnaire, some refinements were made to the pilot 

survey. The main alteration involved the inclusion o f  several additional open-ended 

largely qualitative questions, although the survey was mainly o f  a quantitative nature 

(see Appendix 4). The role o f  the user was evaluated by the questionnaire survey with 

regard to the following:
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• the importance o f  geographical, economic and building-related factors in

occupiers’ locational decision-making

• the changing importance o f factors since the take-up o f space at current location

• preferred location(s)

• previous location and reasons for moving

• alternative locations considered at time o f selecting current offices

• future re-location (reasons, influential factors, preferred location, main

constraints)

• degree o f  perceived choice at time o f taking up current premises

• level o f overall satisfaction with current location

• appraisal o f existing location with regard to a range o f factors

The range o f office locations covered by the postal questionnaire survey was to allow 

for a comparison between suburban and central-area occupiers. It covered the major 

new peripheral office locations, established suburban centres, central area locations 

(prime and off-prime) and the IFSC.

>  new suburban sites:

■ Sandyford /Leopardstown
■ East Point
■ Park West
■ Citywest

>  established suburban nodes:

■ Tallaght
■ Clonskeagh
■ Blackrock
■ Dun Laoghaire

>  City centre (Dublin 1, 2, 4, 7, 8)

>  International Financial Services Centre (IFSC)

The new suburban locations were chosen as their emergence as major office locations 

exemplified the peripheralisation o f  offices and with the exception o f  Sandyford 

/Leopardstown had experienced no previous development. These sites had important 

transportation, particularly public transportation, issues associated with them. The 

established suburban developments were included to serve as a comparison with the 

new peripheral schemes. They were established commercial centres prior to the latest
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office development boom and were associated with better public transportation 

infrastructure. The city centre, including both prime and off-prime / ‘secondary’ 

locations was chosen in order to ascertain the demand-side factors characterising city- 

centre locations, including the degree to which traditional locational factors (e.g. 

physical proximity to clients, need for face-to-face contact) were still important for 

office users. Although not comprising the focus o f the thesis, is was necessary to 

include the IFSC as it accounts for a substantial quantity o f  office space developed in 

Dublin between 1990 and 2001 (i.e. 16 per cent) (CURS, TCD, Office Database 1960 - 

2001). It represents prime office accommodation in a ‘new ’ central-city location (i.e. 

Docklands), developed for a particular type o f  function (i.e. financial services). 

However, take-up at this location is underwritten by the availability o f  central- 

govemment tax incentives, rendering a direct comparison o f IFSC occupiers with those 

at other locations somewhat redundant.

Location sample selection procedure

Although no single source o f data regarding the selection o f companies to be included in 

the office-occupier survey was adequate in itself, the HOK /CURS Office Database 

proved indispensable. In combination a variety o f  sources yielded a comprehensive and 

up-to-date list o f occupiers (see Appendix 5).

Sandvford /Leopardstown

Initially the HOK /CURS Office Database was used to identify companies that had 

taken up space since 1995. This was complemented by consulting the Kompass 

Directory, 2000, and selecting only those occupiers which were categorised as service- 

sector companies. This was necessary as the Kompass information pertaining to 

Sandyford included industrial functions which would not be relevant to the survey. In 

combination, these two sources allowed for as close as possible a complete enumeration 

o f occupiers since 1995.

East Point Business Park

A complete list o f  companies at this locadon was available from the East Point Business 

Park Building Data, East Point Management Ltd. (Healy, 2001) which allowed for a 

complete enumeration o f  companies to be carried out.
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Park West

A complete enumeration o f  occupiers was included. Initially the HOK /CURS Office 

Database was used to identify companies that had taken up space. This was 

supplemented by consulting the Kompass Directory (2000), selecting only those 

companies with a service-sector affiliation. This was necessary as some companies 

listed were not strictly office users (instead occupying industrial premises) and thus 

would not be relevant to the survey. In addition one o f the Park W est websites'* was 

referred to.

Citywest

A complete enumeration o f companies was carried out as all locators had taken up space 

in the post-1995 period. The HOK /CURS Office Database offered a relatively 

comprehensive occupier list which was further supplemented by information retrieved 

from the official Citywest websiteS which offered a complete list o f  occupiers.

Tallaght

The HOK /CURS Office Database was consulted. However, the number o f  entries with 

respect to the names o f occupiers appeared to be incomplete, thus necessitating the 

consultation o f  the Kompass Directory, 2000. Only those companies which had taken up 

space since 1995 and were listed as having a service-sector affiliation were selected.

Dun Laoghaire, Blackrock, Clonskeagh

The HOK /CURS Office Database was used and was supplemented by the Kompass 

Directory (2000) which was sorted to include only those companies which had located 

since 1995. This resulted in as close a complete enumeration o f  occupiers as was 

thought possible.

Central Area and IFSC

The HOK /CURS Office Database was consulted and in the case o f  the IFSC was 

supplemented by an occupier list available on one o f  the IFSC web sites^. The reliability 

o f  the latter was cross-checked with the Kompass Directory, 2000.

http://www.parkwest.ie 
 ̂http://www.internet-ireland.ie/citywest/occupiers_list.html 

® http://www.ddda.ie/ifsc
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Senior managers within each company were identified using the Kompass Directory 

(2000) and individual company websites. A personally addressed letter was sent out 

explaining the purpose o f the survey and ensuring confidentiality (see Appendix 6a and 

6b). A stamped addressed envelope was provided for the survey returns. A total o f 404 

surveys were sent out. Three direct refusals were received, with concerns regarding 

confidentiality cited as the main reasons for non-participation. A follow-up survey was 

sent to those companies which had not responded within three weeks, yielding some 

additional returns. With 174 usable surveys received, the overall response rate stood at 

43 per cent.

Table 2.2
Usable survey returns by location type

Location type Number of surveys
New suburban 59
Established suburban 33
City centre 45
IFSC 37

Quality and reliability o f data

Secondary sources

The main secondary data source with respect to office supply and user-demand was the 

unpublished Hamilton Osborne King /Centre for Urban and Regional Studies Office 

Database (2001). While this proved a very extensive and detailed source o f information 

with respect to office completions and take-up, it contained a number o f gaps pertaining 

to the names o f individual occupiers as well as the developers o f  some o f  the schemes 

listed.

Primary sources

The use o f  both qualitative and quantitative methods contributed towards the increased 

reliability and validity o f  the primary research compared to if  only a single approach 

had been adopted.
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Table. 2.3 
Primary Data Sources

Interviews Demand Planning Supply
Planners V V

Developers V V V
Estate agents V V V

Occupier survey V
Interviews

With respect to each o f the interviews conducted with planners, estate agents and 

developers the most senior person available was interviewed. Nevertheless, the 

interviewees differed with respect to their experience, familiarity and insight in relation 

to the wide range o f issues surrounding office suburbanisation in Dublin. Overall, 

however, the quality o f  the information obtained through the interviews was relevant, 

insightful /perceptive and generally o f  a high standard. However, the quality and 

usability o f the information obtained through the interviews was influenced by a 

practical consideration which proved very important. While the estate agents, with the 

exception o f one, did not object to the interviews being recorded, several o f  the planners 

were unwilling to participate in the event o f the interview being recorded. As a result o f 

the difficulties experienced in identifying appropriate contacts, with respect to 

development interests and the persistence required in order to secure an interview, it 

was felt that attempting to record the interviews would prove detrimental to obtaining 

interesting and useful information. Thus, short-hand notes were instead taken.

Occupier questionnaire survey

The postal survey elicited a response rate which was considered acceptable for a postal 

survey (43 per cent). This allowed for a relatively thorough examination o f the nature 

and role o f user-demand. However, the quality o f  the responses to individual questions 

did vary somewhat, with some respondents failing to answer certain questions. In 

addition, the reliability o f  the information received / generated will undoubtedly have 

been related to the degree o f knowledge o f  the particular respondent with respect to 

issues surrounding the com pany’s locational decision-making. Neither was it possible to 

ensure that the most appropriate person within a company dealt with the survey.
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Chapter 3

User-Demand

Introduction

This Chapter explores the role o f  user-demand in the emergence o f new suburban office 

locations during the fourth office boom (1995 -  2000). The advent o f  a new type o f user 

in terms o f business sector affiliation, nationality and size o f  company was frequently 

cited as an important factor in office take-up at new suburban locations and was 

partially supported by the findings o f  the office-occupier survey (see Chapter 2 and 

Appendix 4). However, the key issue pertained to the extent to which these respondents 

differentiated themselves from occupiers in the city centre and at established suburban 

sites in terms o f the degree o f importance attributed to a range o f  factors in their 

locational decision-making. This was ascertained from the survey o f  office occupiers 

which examined the differential importance accorded to a variety o f  geographical, 

economic and building-related factors in occupiers’ locational decision-making at new 

suburban sites compared to those at established suburban and city-centre locations. It 

also draws on the observations made by estate agents, developers and planners. As was 

explained in Chapter 2, the IFSC was included in the office occupier survey due to its 

importance as a city-centre office location. However, the focus here is on the extent to 

which occupiers at new suburban sites distinguished themselves from those at central- 

area and established suburban locations. It is important to note that the office-occupier 

survey pertained to recent locators, nam ely those who had taken up space in the post- 

1995 period. Thus take-up at new suburban sites was compared with occupiers within 

the other location samples who had acquired space at a similar time. The various factors 

were considered with regard to their significance in occupiers’ choice o f  current 

location, their relative importance in prompting the move to the present site as well as 

their probable significance in a future re-location. While occupiers at new suburban 

sites did, to a degree, differentiate themselves from those at established suburban and 

city centre locations in terms o f profile, a similar degree o f difference could not be
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observed in relation to the importance o f factors in their locational decision-making as 

will be shown.

The emergence of a new type of end-user

Office take-up at new suburban sites appeared to be associated with a somewhat 

different type o f occupier in terms of business sector affiliation, nationality, size of 

premises occupied, number of employees and organisational status. This supported the 

opinions o f several estate agents and developers (Interviews EA 2, EA 3, EA 4, EA 5, D 

3, D 4, D 7, D 9, D 10) who cited the emergence o f a new kind o f occupier in the 

Dublin office market as a significant factor impacting on the large-scale take-up of 

space at new suburban sites during the latter part of the 1990s. They refeixed to the way 

in which offices in Dublin served a changing and increasingly diverse market, with a 

greater emphasis on international companies associated with new types o f office 

requirement. However, while this may have been the case for user-demand more 

generally (i.e. across location samples), take-up at new suburban sites specifically could 

not be feasibly explained in these terms, as will be shown later.

Profile of office occupiers

The survey o f office occupiers provided useful information on the profile of companies 

at different locations. In terms o f business sector affiliation, new suburban sites were 

noted for the broad diversity of occupiers. These sites were characterised by a wide 

spectrum of activity types. In contrast, there was a tendency for professional services 

(e.g. accounting, architecture, legal) to have a major role at established suburban sites. 

A high concentration of financial services at central-area locations was notable and, as 

expected, at the IFSC (Figure. 3.1). Commenting on the changing type of businesses 

taking up space in the late 1990s and 2000, one estate agent highlighted the importance 

o f the Information Technology and Finance Sector, stating that “I  suppose it [user- 

demand] has changed significantly but over a long period o f  time, where say, six, seven 

or ten years ago the state and the professional services were the predominant occupiers 

in the market. Now i t ’s the IT  and Finance Sector “ (Interview EA 4). In general 

accordance with the survey findings, two estate agents (Interviews EA 2, EA 3) pointed 

out the tendency for certain businesses to be associated with particular locations. One of 

the agents, emphasising the difference between suburban and city-centre occupiers, 

explained that
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“There are certain companies that just don’t want to be anywhere else [i.e. city 

centre]. I t ’s Merrion Square and Fitzwilliam Square. They’re typically 

solicitors, accountants, financial services and they very rarely move out o f town 

because their client-base is in town. Whereas out-of-town, they’re generally 

back-office operations and call centres where they simply don’t need to be in 

those sorts o f buildings. So the bulk o f American companies, like computer 

companies, are locating out-of town. I  mean i f  they ’re a call centre they ’II be 

out-of-town, whether they ’re indigenous or foreign ” (Interview EA 2).

Figure. 3.1
Business sector affiliation of office occupiers
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With respect to the suburbs in particular, this agent observed the particular role of the IT 

/Communications sector in shaping user-demand from the late 1990s and added that 

"Well I  suppose they’re the bulk o f our demand at the moment [February 2001], The 

main demand is coming from IT /  Communications /  Software ... I  suppose the IT and 

software are fuelling more the suburban than the city centre space ” (Interview EA 2).
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The manner in which user demand for office space, particularly at peripheral locations 

from the late-1990s, was associated with the increasing significance of the IT / 

Communications sector was also referred to by another estate agent who pointed out 

that “I f  you take the periphery, I  would say you ’II find  that that figure is up at 80 or 90 

per cent, which is very high. In the city centre i t ’s quite low, it might he around 15 per 

cent. They have been the driving force behind, I  would suspect, 70 per cent o f  take-up 

over the last four-year period” (Interview EA 3). These comments would lend support 

to the findings of authors such as Huang (1989) and Michalak and Fairbaim (1993). 

However, it is evident from Figure. 3.1 that there is a very wide spectrum of office 

functions found at new suburban locations.

While occupiers at new suburban sites distinguished themselves somewhat from those 

in the other location samples in terms of nationality, the survey revealed that this 

difference was not as had been anticipated by two informants (Interviews EA 5, D 12). 

With regard to the demand for suburban office space, one developer pointed out that, 

from the mid-1990s, this was fuelled by a new kind o f tenant; highly mobile new 

industries o f foreign nationality which were not locationally specific (Interview D 12). 

The emergence o f this new type o f office activity associated with new suburban 

locations in particular, was also alluded to by one estate agent who commented that

“For a long period, the state in one guise or another accounted fo r  

approximately 50 per cent o f  the market. The balance o f  that market was then 

largely made up from  the banking and insurance sector and professional 

organisations . . . so it was still very much indigenous stu ff I t ’s really only from  

the mid-1990s that we have seen this growth in the economy, fuelled largely by 

the onset o f  multinational companies coming into Ireland. You had the call 

centre boom, the software boom, the technology boom generally... So, in one 

sense, the growth o f  suburban development was a perception that no land was 

being developed in the city centre and then it was also a response to this new 

industry ... the call centres were one o f  the first things that switched the location 

o f development, with developments such as East Point” (Interview EA 5).
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However, new suburban sites were in fact noted for representing the highest proportion 

of Irish companies (Figure. 3.2), while the literature did not appear to comment on this 

issue.

Figure. 3.2
Proportion of Irish and foreign companies
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(source: own office occupier survey) 
new suburban: N =  59, R=59; established suburban: N =33, R=33; city centre: N =45, R=45; IFSC: N =37, R=35

It was notable that new suburban sites contained a higher proportion of smaller 

companies in terms of floor space occupied (i.e. < 1,000 sq m), while it was the central 

area that was associated with the highest proportion o f large firms, occupying a floor 

area in excess o f 5,000 sq m (Figure. 3.3). In terms of the number of employees, new 

suburban sites actually had the lowest percentage o f large establishments (>250 

employees) and the largest percentage o f very small companies (<10 employees) 

(Figure. 3.4). These were interesting findings given that a number o f informants had 

pointed out that new suburban sites were generally associated with occupiers who had 

particularly large space requirements. However, it must be made clear that several large 

occupiers had taken up space at a number of new suburban sites, most notably 

Sandyford /Leopardstown, which post-dated the survey. These large transactions are 

thus not reflected in the survey findings presented here but are, however, included in the 

case-studies o f new suburban office sites presented in Chapter 6.

99



Figure. 3.3 
Size of premises
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Figure. 3.4 
Number of company employees
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With respect to organisational status, companies at new suburban sites distinguished 

themselves to a degree from those in the city centre, particularly the IFSC, though with 

no discernible difference compared to occupiers at established suburban locations. 

Nevertheless, excepting the IFSC, head-office fiinctions comprised the single most 

important category for all location samples (Figure. 3.5).

Figure. 3.5 
Organisational status of companies
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Furthermore, a breakdown o f employees’ occupational types did not significantly 

differentiate occupiers at new suburban sites from those at established and city-centre 

locations, with the exception o f the IFSC. Contrary to the opinions of one planner 

(Interview P 7), companies at new suburban sites were not associated with a decidedly 

higher proportion of clerical or routine-type work compared to those in the city centre 

(Figure. 3.6). Furthermore, a noticeably lower concentration o f high-order decision

making functions such as management did not separate respondents at new suburban 

sites from those within the central area, excepting the IFSC (Figure. 3.7). Rather, at new 

suburban sites the large majority o f companies (i.e. approximately 75 to 85 per cent) 

employed up to 20 per cent managerial staff, a very similar percentage to that in the city 

centre. Perhaps unsurprisingly, the IFSC was associated with a greater proportion of 

companies comprising a higher percentage of managerial staff. As mentioned, these 

survey findings were surprisingly at variance with the assertions of a senior consultant 

planner with Brady Shipman Martin who pointed to a dichotomy between suburban and
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central-area sites in terms of the type of office staff predominantly employed at these 

locations. He thought that

“A lot depends on the nature o f the office employment and the level o f rent it can 

support, so that low rent activities, ones that require a lot o f space, you would 

tend to look for a location out o f the city centre where you could get space a bit 

cheaper and particularly i f  you had no client or status need to be in the city 

centre. On the other hand, very high-level activities that involve people coming 

from a lot o f places for meetings tend to be located in the city centre. Status is 

actually an issue as well. I f  you ’re a very big company you may well want to [be 

in city centre], banks like to be near the city centre, but a lot depends upon what 

they’re doing. I f  they’re high-spending, highly-paid jobs, highly skilled jobs like 

financial management or something like that, they may well justify a city centre 

location where they can make full use o f  all the other facilities that are available 

in the city centre. On the other hand, i f  i t ’s processing invoices or something like 

that, you could be anywhere nowadays and there certainly has been suggestion 

about some activities in the city centre that could he transferred not only to the 

edge o f Dublin, but indeed out o f Dublin altogether” (Interview P 7).

Figure. 3,6
Profile of respondents: percentage clerical workers
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Figure. 3.7
Profile of respondents: percentage management
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The survey results also appeared seriously to challenge the assumptions of several 

authors who thought that occupiers at suburban sites could be set apart from those in the 

city-centre in terms of their organisational status (e.g. Alexander, 1979; Matthew, 1993; 

Michalak and Fairbaim, 1993), yet supported the outcomes of a study carried out by 

Huang (1989) in Toronto which found that back offices comprised a much smaller 

proportion of suburban office establishments and jobs than had been anticipated

Factors in Occupiers’ Locational Decision-Making

The extent to which the high level of office take-up at new suburban sites was 

associated with changing locational criteria of end-users was considered. In particular, 

the degree o f importance accorded to factors in the locational decision-making of 

occupiers at new suburban sites was compared to those at established suburban and city- 

centre locations. This involved ascertaining the degree o f significance attributed to a 

range of geographical, economic and building-related factors in respondents’ choice of 

offices. Occupiers at new suburban sites indicated that geographical factors (see Table 

3.1) proved most significant in relation to the selection of their current premises. A 

similar result was obtained in relation to established suburban and central area locations, 

with the exception of the IFSC where economic elements were referred to most often, a
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large proportion of this response being accounted for by the availability of tax 

incentives (see Chapter 4). This was evident from an examination o f the most frequently 

cited reasons and in occupiers’ ranking of factors in their locational decision-making 

(Figure. 3.8 and Figure. 3.9).

Table 3.1 
Categories of locational factors

Economic Building-related Geographical Availability O perations-
related

O ther

rent / price, 
financial 
incentives, 
tax reasons

size /specification, car 
parking.
telecommunications, 
lease terms

Accessibility to /with:
staff, clients, business 
associates,
public transportation, 
motorway, airport 
proximity to previous 
location,
traffic congestion, avoid 
city centre, environment 
/ amenities; 
prestige

availability / 
lack of
availability o f
suitable
property

consolidation 
o f  business 
operations, 
transfer o f 
lease from 
another 
company

family reasons, 
health reasons, 
locational 
decisions made 
by parent 
company,
IDA assistance, 
required space 
quickly

Figure. 3.8 
Reasons for choice of current premises
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Figure, 3.9 
The most important (1st Ranked) factor in choice of present location
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Figure. 3.10 
Influential factors in future decisions regarding selection of office location
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Furthermore, occupiers at new suburban sites also failed to differentiate themselves 

noticeably from respondents in the city-centre and established suburban sites in relation 

to the factors deemed important in future decisions regarding the selection of an office
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location (Figure. 3.10). The proportion o f  respondents at new suburban sites who cited 

building-related factors was rather higher compared to the central area. Nevertheless, 

over 40 per cent o f occupiers at new suburban sites indicated the importance o f 

geographical factors. Generally, no clear difference was apparent between locations, 

with geographical factors dominating the response across the locational samples.

A detailed examination was carried out o f the importance o f individual geographical, 

economic and building-related factors in occupiers’ choice o f  current premises at new 

suburban locations compared to those at established suburban sites, the central area and 

the IFSC. These are shown in Figure. 3.11, Figure. 3.12 and Figure. 3.13. It was found 

that occupiers at new suburban sites accorded a high degree o f  importance to staff 

issues, staff accessibility, telecommunications infrastructure, building size /specification 

and the cost /rent o f accommodation. As will be shown in the following sections, this 

did not differ greatly from the significance attached to these factors by respondents at 

established suburban and city-centre locations, although with respect to a number o f 

other elements, a more discernible difference was apparent.

Geographical factors

Business-related accessib ility  /proxim ity

In the main, no significant difference was apparent in the degree o f importance accorded 

to factors traditionally associated with central-area offices (e.g. accessibility to clients, 

informal business networks and opportunities for face-to-face contact) by respondents at 

new suburban sites compared to those in the city centre and at established suburban 

locations (Figure. 3.11). These findings appeared to be at variance with the views o f 

several estate agents and developers (Interviews EA 4, EA 5, EA 7, D 4, D 14, D 16). In 

explaining take-up at new suburban sites, these informants had emphasised the 

emergence o f  occupiers who differentiated themselves from those in the city centre by 

being less location-specific due to a diminished requirement for physical proximity and, 

consequently, reduced need for a central-area location. With regard to the seemingly 

low level o f importance o f  traditional locational factors associated with suburban 

occupiers, one estate agent commented that
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Figure. 3.11
The importance of geographical factors in occupiers locational decision-making 
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“The suburban market is very dependent on footloose organisations who don ’t have a 

need to cluster or who don ’t have a requirement fo r  interaction with the general public, 

largely made up o f  technology-based companies” (Interview EA 5). The significance of 

client access /proximity, a factor frequently cited as being o f importance in the literature 

on office location /suburbanisation (e.g. Goddard, 1973; Alexander, 1979) was down

played by one estate agent. He explained the rather secondary importance of this issue 

by the substitutability o f telecommunications for personal communication and, in listing 

the factors deemed to be important for occupiers, stated that "Occupiers look fo r  the 

following things: a location that is appealing to staff, number one; appealing to 

customers to a lesser extent because people are used to communicating electronically” 

(Interview EA 6).

However, the most striking finding was not the relatively low degree o f importance 

attached to factors traditionally associated with a city-centre location by occupiers at 

new suburban sites but rather the overall minor significance which even central-area 

respondents accorded to these factors. Given that these factors may have been less 

important even for city-centre occupiers than is commonly assumed, the feasibility o f 

explanations of office suburbanisation which focus on the decreased importance o f what 

Goddard (1979) termed ‘orientation’ and ‘planning’ contacts may be questionable (see 

Chapter 1). Generally, occupiers at new suburban sites did not distinguish themselves 

from the other locations in terms o f the significance o f business-related accessibility 

/proximity in their locational decision-making. Nonetheless, a notable divergence 

concerned the degree o f importance accorded to city-centre accessibility as well as 

prestige. Only 3 per cent o f occupiers at new suburban sites, compared to 30 per cent 

within the central area, indicated access to the city centre to be ‘very important’. In 

accordance with the assertions o f one developer (Interview D 4), prestige was far less 

significant for respondents at new suburban sites, with less than 20 per cent indicating 

this factor to be ‘very important’ compared to over 40 per cent by central-area occupiers 

(Figure. 3.11). This developer referring to the decreased importance o f ‘visibility’ or 

prestige for many new occupiers commented that “You don’t have to have your name in 

lights” (Interview D 4). The difference in the importance o f face-to-face contact, 

although less pronounced, was also noteworthy, with only 15 per cent o f occupiers at 

new suburban locations citing this factor to be ‘very important’ compared to 30 per cent 

of those within the central area. This corresponded to an extent with the early office
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location studies o f the 1970s (e.g. Bannon, 1973; Goddard, 1973; Daniels, 1979). One 

developer alleged that m any o f the new companies looking for space did not have 

business links with the established office locations such as Dublin 2 and had no ties or 

connections with existing city-centre companies, at least none that necessitated physical 

proximity (Interview D 16). This was supported by one estate agent who believed that 

for certain occupiers a city-centre location was not essential for business-related 

proximity, thus making the suburbs a viable option. With respect to the importance o f 

business linkages, this informant contended that "I think it is important. 1 think it very 

much depends on the type o ffirm  that you ’re talking about. I f  you look at the structure 

o f  the firm s entering the market, fo r  example, the Financial Sector will increasingly 

look towards the city centre. Some o f  the IT  sector firm s, i t ’s not as necessary fo r  their 

business to be in the city centre so their economies o f  scale could work outside o f  the 

city centre” (Interview EA 4). Additionally, referring to user-demand from the IT 

/Communications sector, another agent commented on their greater potential 

‘flexibility’ in terms o f  location, stating that ‘‘A lot o f  these companies [IT 

/Communications] are new companies so, therefore, they can afford to be on the 

outskirts ” (Interview EA 6).

S ta jf issues and accessibility

The survey findings showed that in their locational decision-making, occupiers at new 

suburban sites did not discem ibly distinguish themselves from those at city-centre and 

established suburban locations with respect to the importance accorded to staff issues in 

their locational decision-making (Figure. 3.11). Perhaps unsurprisingly, the results 

showed that issues relating to staff, the ultimate source o f  profit and the most costly 

factor for companies, was accorded a high degree o f  importance across the location 

samples. At least half o f  the respondents at new suburban, established suburban and 

city-centre locations, excepting the IFSC, cited this factor to be ‘very im portant’ 

(Figure. 3.11). This confirmed the opinions o f  several estate agents and developers who 

believed staff issues to be crucial in com panies’ locational decision-making irrespective 

o f location (Interviews EA 1, EA 5, EA 6, D 1, D 2). One estate agent highlighted the 

importance o f  staff accessibility and asserted that “The main consideration is 

accessibility fo r  staff. That is number one by a long shot. That fa r  outweighs any other 

consideration. I t ’s become more pronounced because with the job-m arket the way it is 

and difficulty in securing s ta ff [Q&rXy 2001]. It was less a consideration in the past
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because the stock o f  office buildings was less geographically spread” (Interview EA 6). 

Another agent also stressed the importance of staff issues as a key driver in companies’ 

locational decision-making, pointing out that “The biggest issue I  would think in terms 

o f those kind o f  locational decisions would all be revolving around personnel and sta ff 

-  is this the location where I ’ll be able to get the kind o f  people I  need? What are the 

transportation facilities to get the people to work? ” (Interview EA 5). These opinions 

reflected the findings of MacLaran and Floyd (1997) but were found to contradict 

Daniels (1982) and Matthew (1993).

While take-up at new suburban sites could not be feasibly related to the lesser degree of 

importance accorded to staff issues, a number o f estate agents and developers 

nonetheless believed staff issues to have played a significant role in the emergence of 

new suburban office sites. According to numerous developers, planners and estate 

agents (Interviews D I, D 4; D 9, D 10, D 11, D 12, D 13, P 2, P 6, P 10, EA 3, EA 5), 

take-up at these sites was said to be related to the proliferation o f suburban labour pools, 

particularly in the western suburbs along the M50 motorway. A senior planner with the 

Strategic Planning Guidelines Unit highlighted the importance o f staff issues as a major 

factor in influencing office take-up at new suburban sites specifically. He believed that 

in the long-term, office location was employee-led, which was seen to be towards the 

south and south-east of the city (Interview P 10). A number o f informants explained that 

while the city centre remained the largest catchment-area for employees generally. 

South Dublin County may have surpassed the central area in terms of the availability o f 

IT staff, with Sandyford cited as comprising the largest concentration of IT /science 

graduates in the city (Interviews P 10, EA 5, D 10). One estate agent quoted earlier 

commented on the role o f the proliferation of labour pools at suburban locations acting 

as a centrifugal force for users and stated that:

“Traditionally around 80 per cent o f the white-collar work force lived in South 

Dublin, so there are all kinds o f  reasons why South Dublin, be it Sandyford, be it 

Cherrywood, whatever. The M50 and West Dublin ... West Dublin is the fastest- 

growing area in the country in terms o f the residential scenario. So on the basis 

that a lot o f organisations will be looking fo r  workers who don’t have to 

commute fo r  hours on end, you will find  as things move forward, that the work
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will be taken to where the people are, rather than the people going where the 

work is”

(Interview EA 5).

However, explanations of office take-up at new suburban sites which emphasised the 

importance of staff issues as a suburbanising force in shaping user-demand were 

challenged by a number o f estate agents and one developer (Interviews EA 1, EA 3, EA 

4, D 1). These did not believe that take-up at new suburban sites was underlain by staff 

availability at such sites, but rather that this factor was in fact contributing to the 

sustained importance of the city centre for office occupiers. One developer highlighted 

the fact that the city centre remained the only location with a potential labour-catchment 

area o f 200,000 persons, particularly important for companies drawing on a diverse 

labour-pool (Interview D 1), while an estate agent made the following observation:

“I know that some o f  the clients I've acted fo r  in the past, some o f  the tenants, 

when they were considering where they were going to locate from  the point o f  

view o f  attracting staff, it all came down to: i f  you ’re in the city centre you can 

appeal fo r  sta ff from  all four corners o f  the city and people get a bus or a train 

or whatever in to the city centre but i f  you go to the suburbs, i f  you go to the 

south-suburbs your catchment will be limited in that area... and it could quite 

often be more convenient fo r  somebody who lived in Dalkey, it might be easier 

fo r  them to commute in to the city centre than it would be fo r  them to commute 

to Sandyford, which seems silly but i t ’s true. So because o f  that I  think that the 

city centre has a very bright future and I  wouldn’t be concerned about 

everybody shifting to suburbia ” (Interview EA 1).

Although new suburban sites were frequently associated with IT companies, this agent 

pointed to the difficulties faced by companies at these sites in terms of staffing and 

stated that “I  think that at this stage a lot o f IT  companies would be quite happy to be in 

the city centre because i t ’s easier to recruit there” (Interview EA 1). Explanations of 

take-up at new suburban sites which focused on staff issues were further undermined 

/challenged by the opinion of another agent who considered that:
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“Because o f the mobility in labour that has existed in this current boom, a tight 

labour market, what the IT  firms are finding is that they are losing sta ff and one 

o f the reasons why people are leaving them is the sta ff don’t want to work on the 

periphery. They want to work near the centre. So that’s a real issue. Some o f  

these companies are running with maybe 30 or 40 per cent attrition rates and 

changing staff or training sta ff is a major cost. It might be more expensive than 

the offices ” (Interview EA 3).

The negative perception which many staff were said to hold of the suburbs as a working 

environment and their desire for a city centre location, result in a high degree of 

locational inertia for many established city-centre companies. This was believed to exert 

a powerful influence on these occupiers’ ability to suburbanise ‘successfully’ and was 

alluded to by two agents and one developer (Interviews EA 1, EA 4, D 14). A developer 

pointed out that up until the end of 2001, in the context o f a tight labour market, staff 

resistance to any move out of the city centre was a key constraint upon occupiers’ 

locational decision-making (Interview D 14). One estate agent previously cited 

explained that

...we were talking earlier about the competition fo r  sta ff and w e ’ve now got to 

the stage that people are afraid to move very fa r  from  where they are [city 

centre]. There’s been a lot o f writing in the papers about companies moving out 

o f the city centre to escape high rents and traffic congestion and I ’m not sure i f  

tha t’s the case. I  haven 7 seen very many o f these and a lot o f  those who would 

like to move out o f  the city centre fo r  various reasons, are scared to death to do 

so because they ’re sure to loose their sta ff i f  they do. There’s a story and I  don't 

know i f  i t ’s absolutely true, but there’s certainly some truth to it, that Baltimore 

Technology had agreed to move to Blanchardstown and came back and told 

their staff and were told -  great, good luck, see you now. So all o f  a sudden they 

had to say, maybe we w on’t go to Blanchardstown. They ended up going to a 

site beside Heuston Station. And there certainly are other examples o f  that, 

where companies considering moving to the suburbs thought that it was ju s t too 

big a risk fo r  them. They may loose staff. So while cost is a consideration, I  think 

that i t ’s almost been overtaken now by staffing issues ” (Interview EA 1).
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A similar scenario illustrating staff demands for a city centre location which further 

questions the validity o f  staff preferences in influencing take-up at new suburban sites, 

was alluded to by another agent who referred to the following situation:

" ...a client located on St. Stephen 's Green needs to double their office size and  

th ey’ve said -  can you get us something within ten minutes from  St. S tephen’s 

Green because otherwise we ’re going to loose 50 per  cent o f  our staff. It really 

is the employees deciding where the companies are going. Now, i t ’s not as big  

an issue fo r  an incoming firm , more because th e y ’re not aware o f  this and  

they ’re locating where rents are optimal, but fo r  firm s already in the market, the 

employees are certainly having a huge impact on their decisions. Certainly 

anyone who has a captive labour-market which they really need to hold on to, 

they're going to be very much led by what the employees want ... Their 

[companies’] employees are probably dictating that they would prefer to be in 

the city centre. So what you ’II fin d  is that i f  firm s are already located in the city 

centre, they ’re less likely to move to the periphery or the suburban market than 

they would I  think a couple o f  years ago ” and added that “I f  our unemployment 

levels moderate a little bit, in other words, that there isn 't such as huge push  

from  the employee perspective, you  7/ f in d  that people  [companies] are looking a 

little bit outside o f  the city centre” (Interview EA 4).

In accounting for take-up at new suburban sites specifically, several estate agents 

(Interviews EA 1, EA 5, EA 6) pointed to the greater potential viability o f these sites for 

newcomers entering the market, particularly foreign companies. While staff 

considerations were said to impart considerable locational inertia on many established 

city-centre companies, this was not viewed to be the case for incoming firms. One o f  the 

agents explained this in the following terms:

“Anyone coming into Dublin fo r  the fir s t time, say you take a global corporate 

coming into Dublin fo r  the firs t time, they can locate in Blanchardstown, or 

Leopardstown or Santry, fo r  example, and they will get s ta ff  because there is a 

lot o f  s ta ff  at those locations. Whereas i f  somebody is already in Dublin, in the 

city centre, th ey’ve been there fo r  twenty years. They’ve built-up maybe two or 

three hundred s ta ff That s ta ff stock w ill be accessing the Dublin 2 location
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through established transport routes so they would be coming from  the north- 

side the west-side, along the Dart and so on. Now i f  you try and move them out 

to Leopardstown, fo r  example, what are the people living in C lontarf going to 

do? Or out in Blanchardstown? I t ’s not going to be a runner fo r  them. So th a t’s 

the big difference; greater constraints fo r  established businesses ” (Interview EA 

6).

Another estate agent also believed that take-up at new suburban sites could be partly 

attributed to the greater degree o f  ‘footlooseness’ associated with newly arriving 

companies with respect to staff considerations. Believing these firms to be less 

constrained by staff preferences he contended that “It was different I  think in the past, 

especially in the early 1990s because a lot o f  the companies that were creating the 

demand fo r  offices were setting up in Ireland fo r  the firs t time and I  think that i f  you ’re 

setting up in a city fo r  the fir s t time, you can go to almost any location and recruit there 

. . .” (Interview EA I). Yet another agent supported this view by stating that " I f an 

organisation is coming into a country fo r  the fir s t time, it is footloose, it can go  

anywhere and it will, based on cost criteria and can it get its people. Once it has set up 

roots somewhere, trying to move from  one part o f  the city to another is d ifficu lt” 

(Interview EA 5).

The survey revealed that occupiers at new suburban sites did not accord a noticeably 

higher degree o f  importance to senior staff access compared to respondents at the other 

three location samples (Figure. 3.11). Those at new suburban sites did, however, ascribe 

a considerably higher ranking  to this factor. These findings partly supported the 

opinions o f one developer and a planner who believed that suburban staff residences, 

particularly those o f  senior staff, acted as a draw for many companies (Interviews D 7, P 

6). A former C hief Planning Officer for Dublin City and County pointed out that “The 

pressure really is going to develop down in Loughlinstown, i t ’s where the pressure is. 

That’s where the ch ie f executives are living and that is where they will want to go. The 

shortest drive fo r  them ” (Interview P 6).

A much clearer difference between occupiers at new suburban sites and those in both 

the city centre and established suburban locations was evident in relation to a number o f 

other geographical factors. The survey findings showed that the importance accorded to
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public transport and motorway (C-Ring /M50) access were significant differentiating 

factors (Figure. 3.11). For respondents at new suburban sites, the availability o f  public 

transport was noticeably less important with fewer than 20 per cent deeming this factor 

to be ‘very im portant’ in contrast to almost half o f  those in the central area and 30 per 

cent at established suburban sites (Figure. 3.11). However, respondents at new suburban 

sites stated that motorway access was considerably more important, 70 per cent o f  them 

indicating that this factor was either ‘im portant’ or ‘very im portant’ compared to less 

than 30 per cent at central area and established suburban locations (Figure. 3.11). These 

findings appeared to be in accordance with the opinions o f  several developers 

(Interviews D 1, D 9, D 10, D 11, D 12, D 13). They alluded to the infrastructural 

schemes which favoured private transport, most notably the M50 motorway, coupled 

with the generous car-parking standards (see ‘building-related factors’; see also Chapter 

4) at suburban sites. In the context o f  poor public transport, these influenced some 

occupiers’ perception o f  relative suburban accessibility in relation to private transport 

and acted as a draw for occupiers at new suburban sites. The significance o f  the M50 in 

underwriting the ‘viability’ o f  new suburban sites for office occupiers was alluded to by 

one developer who, in relation to the major new office developments at Sandyford, 

contended that “Access to the M 50 has been the selling point fo r  Sandyford"  (Interview 

D12). The key influence o f the M50 in the shift o f  offices to suburban sites was referred 

to by another developer who thought that the M50 allowed much development to 

suburbanise and stressed that this geographical shift would not have taken place in its 

absence (Interview D 12). These results largely support the findings o f a number o f 

other studies (e.g. M atthew, 1993; Ratcliffe and Stubbs, 1996; MacLaran and Floyd, 

1997).

The role of economic factors

Accommodation costs

Accommodation costs varied considerably according to location. Prime city centre rents 

stood in the region o f  €482 to €546 per sq m, compared to €139 to €248 per sq m in the 

suburbs (Lisney, Property Review 2001 -  2002). The survey results, however, did not 

suggest that respondents at new suburban sites differed substantially from occupiers at 

city-centre and established suburban locations with respect to the significance accorded 

to the price o f  accommodation. As shown in Figure. 3.12, this factor did not prove more 

important for companies at new suburban sites compared to those within the city centre
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or at established suburban locations, with less than half o f respondents across the 

locations except for the IFSC, deeming accommodation costs to be ‘very im portant’ 

(Figure. 3.12). Furthermore, no difference was observed between the rank order 

accorded to this factor by occupiers at new suburban and central-area sites and only a 

negligible difference existed between those at new and established suburban sites, with 

this factor actually being slightly less important for the former.

The survey findings thus appeared to support the opinions o f  a number o f  estate agents 

and developers (Interviews EA 2, EA 6, D 1, D 5) who considered cost to be secondary, 

even unimportant in accounting for take-up at new suburban sites. This was pointed out 

by one o f the agents who stated that "Cost is a factor, but by no means is it the most 

significant fa c to r ” (Interview EA 6), while another agent affirmed this by declaring 

"Rental is n ’t the biggest issue. For a lot o f  the smaller companies it is an issue. For a 

lot o f  start-up companies it is an issue but the bigger companies, the likes o f  Eircell and  

First Active m oved all their operations, consolidated absolutely everything in 

Sandyford, and fo r  them paying top-quality rents in town, although it was an issue, it 

w asn't the biggest issue” (Interview EA 2). One developer believed that, while 

accommodation costs were not a decisive factor in occupiers’ choice o f  location, 

occupiers became increasingly able to allow this variable to influence their locational 

decision-making as a result o f  the plethora o f  significantly cheaper accommodation 

available at new suburban sites (Interview D 12). These opinions /outcomes were 

broadly in accordance with several other studies (e.g. Alexander, 1979; Code, 1983; 

Daniels, 1985) who ultimately questioned the significance o f accommodation costs in 

suburban take-up.
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Figure. 3.12
The importance of economic factors in occupiers locational decision-making 
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However, several informants emphasised the particularly cost-sensitive nature o f users 

at new suburban sites (Interviews EA 3, EA 4, EA 6, EA 7, D 3, D 6, D 14, D 16). One 

estate agent alluded to the effect which the importance of accommodation costs for 

users had on the proliferation of development at new suburban sites and stated that "The 

other thing [apart from planning] that probably is an issue is this sort o f  large demand 

situation that arose from effectively American corporates or IT  corporates who were 

probably reasonably cost-conscious” (Interview EA 3). Another agent also commented 

on the cost-consciousness of companies in the IT sector, associated particularly with 

new suburban sites and asserted that ‘‘The IT  sector, because o f  the relatively low cost, 

they would probably look to somewhere like call centres and business parks ... I f  you ’re 

looking at the call centres, they ’re not willing to pay over a significant price so the rents 

in the suburban market would encourage them there” (Interview EA 4). One developer 

also pointed out that many o f the foreign IT and high-technology companies that 

entered the Irish market in the mid to late-1990s were attracted to new suburban sites as 

a result o f the lower accommodation costs (Interview D 14). Yet another developer 

emphasised the prime importance of accommodation costs in motivating user-demand 

to particular new suburban sites, such as Sandyford and the East Point Business Park 

(Interview D 9). One agent cited previously also attempted to explain take-up at new 

suburban sites in terms of the lower accommodation costs at these locations. He 

believed that the high price of accommodation in the city centre acted as a deterrent for 

many smaller companies who were subsequently drawn to the suburbs and explained 

that

"Well those on the periphery tend to be the more modern users, new start-up 

companies. They have difficulty acquiring space in the city centre. The 

newcomers, because the companies are new they don’t have the financial back

up, they ’re not as financially strong and therefore when they go to get references 

and they ’re taking space, they don’t have the financial punch o f  other occupiers 

and therefore, they tend to move to the lesser quality locations. So tha t’s a very 

definite issue. The people who are in the city centre tend to be the better quality 

occupiers and the better profile companies ” (Interview EA 6).
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One developer also thought that companies were increasingly priced out o f  the city- 

centre office market, making lower suburban rents a significant factor in take-up at new 

suburban sites (Interview D 6).

Building-related factors

Car parking

The survey findings showed that with respect to building-related factors the principal 

way in which occupiers at new suburban sites differentiated themselves from 

respondents in the city centre pertained to the importance accorded to the availability o f 

car parking (Figure. 3.13). This factor had clearly played a greater role in the locational 

decision-making o f respondents at new suburban sites compared to the city centre, with 

60 per cent and 35 per cent respectively deeming the availability o f  car parking to be 

‘very im portant’ (Figure. 3.13). Moreover, for respondents at new suburban sites, car 

parking was the second most frequently cited factor in prompting their move to their 

current location, with fifteen citing this factor to be ‘very im portant’ and a further ten as 

‘im portant’. These results confirmed the opinions o f  several developers and estate 

agents (Interviews D 10, D 13, D 14, D 15, EA 3, EA 5) who highlighted the 

importance o f  car parking as a significant draw for occupiers at new suburban sites. In 

support o f the literature (e.g. Alexander, 1979; MacLaran and Floyd, 1997), one agent 

explained that: "Parking now is an issue. People do go to locations that they otherwise 

would not go to, because o f  the availability o f  parking. Certain companies are very 

parking-oriented, and, fo r  instance, i f  you want x  level o f  cars, you have to go to a 

peripheral location like Park W est” (Interview EA 3). The significance o f  car parking 

in the locational decision-making o f  respondents at new suburban sites was referred to 

by another agent who commenting on demand for space at Sandyford, remarked that: 

“ ... the planners and the DTO  [Dublin Transportation Office] are restricting car 

parking and the users a ren ’t taking to this very well and we ’re find ing  now that some o f  

the corporate occupiers are looking further-a-field, places outside Dublin ” (Interview 

EA 6). The importance o f  the higher car parking ratios prevailing at suburban sites 

compared to central area restrictions (see Chapter 4) in attracting many occupiers, was 

stressed by yet another agent who pointed out that “Parking is another big issue fo r  

some o f  these organisations and the restrictions imposed in the city centre would cause 

them prob lem s” (Interview EA 5).
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Figure. 3.13
The importance of building-related factors in occupiers locational decision-making 
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Size and specification o f  offices

According to the survey results, occupiers at new suburban sites did not noticeably 

differentiate themselves from respondents in the city centre and established suburban 

locations with respect to the significance accorded to office size /specification. This 

appeared to be in agreement with one estate agent who, although acknowledging the 

changing space requirements o f users, nonetheless held some reservations in terms of 

assigning too great an importance to this factor in accounting for take-up at new 

suburban sites. He remarked that

"A lot o f  the service centres, the call centres, have changed the type o f  building 

tha t’s required, in the sense that they need bigger floor-plates, high visibility, 

less fragmentation. They do n ’t want to be moving around floors all the time. So 

that has brought about a need fo r  moving from a traditional floor-plate in 

Dublin o f  maybe 7 or 8,000 sq f t  [700 or 800 sq m] to plates o f  15 or 20,000 sq 

f t  [ 1,500 or 2,000 sq m]. I t ’s easier to provide that kind o f  building on a free  site. 

That having been said, I  do n ’t think the market is as sophisticated as we would 

like to believe at times. I  wouldn 7 attempt to say to you that suburban 

development really started because people were seen to require bigger floor- 

plates ” (Interview EA 5).

However, several other informants accorded more weight to the explanatory power of 

increased space requirements regarding the shift of office take-up to new suburban sites 

(Interviews EA 1, EA 3, EA 4, EA 6, EA 7, D 2, D 16, P 1, P 4). One estate agent 

pointed towards the increasing size of floor-space, as well as individual floor-plates, 

required by occupiers as factors influencing take-up at new suburban sites and asserted 

that

“In terms o f building size, user-demand has gotten bigger because the 

companies who locate here [Dublin] are bigger companies with bigger sta ff 

requirements and even in the case o f  traditional businesses like a firm  o f  

solicitors ...S o  what we have seen is that building size has increased. The type 

o f building people want has changed in that, number one, people would prefer 

much larger floor-plates. Now tha t’s not always possible because buildings have 

to be six-stories high in the Docklands due to density requirements ... generally 

people would prefer larger floor-plates ” (Interview EA 1).
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Another agent also commented on the increase in space requirements associated with 

new users in the late 1990s and contended that

“Well, certainly up until now, over the last three to four years, buildings have 

required to be o f a larger size than before. Similarly, floor-plates have required 

to be larger and a number o f  data-processing companies and call centres can 

afford to he in deeper-plan buildings as against the normal design buildings 

which are thirteen metres deep, so they can go fo r  bigger and more awkward 

floors. .. .I t  [demand] has changed. The changing user-demand has changed the 

building size, i t ’s got bigger, the floor size has got bigger. The specification has 

increased” (Interview EA 6).

The larger floor-space which occupiers sought in the late 1990s, even in relation to 

traditional users such as legal or accountancy firms, was highlighted by another agent 

who contended that “Building size is an issue. I f  you take the three biggest law firm s in 

the city, they have generally grown at the same pace, or the accountancy firm s is 

another good example. In the 1980s they all wanted 100,000 sq f t  [10,000 sq m] and 

currently they want 200,000 sq f t  [20,000 sq m] .... So demand fo r  that type ofproduct 

is sky-high” (Interview EA 3). This agent went on to comment on new user- 

requirements in terms of the layout o f space associated with many US companies and 

those in the IT sector who had located at new suburban sites and contended that “I f  you 

look at the American inward investments, the Oracles, the Suns [Sun Microsystems], 

people like that, they tend to be open-plan. In open-plan, large floor-plates are efficient 

... IT-type operators tend to be more open-plan and therefore, large open-plan floors 

are the norm with them. The other side is probably dealing rooms. I t ’s another issue on 

that score” (Interview EA 3). However, as the survey findings indicated, changing 

space requirements o f end-users did not itself appear to be a plausible explanation for 

large-scale take-up at new suburban sites. Rather, the ease with which office 

accommodation, particularly large floor areas, was available at the periphery compared 

to the central area may have been a more insightful assessment. This was alluded to by 

one estate agent who pointed out that
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“It [periphery] also offers choice in terms o f  immediacy. I f  you ’re looking fo r

50.000 sq f t  [5,000 sq m] you usually have to move outside o f  the city centre ... 

you may not have the opportunity to get that size o f  building and the choice in 

and around the city centre ... i f  you wanted anything bigger than 10,000 sq f t  

[1,000 sq m] you d id n ’t get it in the city centre ... they [peripheral sites] were 

able to accommodate the call centres much more quickly than regenerating the 

inner-city buildings ” (Interview EA 4).

The way in which the long lead-in time for large developments in the city centre acted 

as a suburbanising push for potential users was also pointed out by another agent who, 

commenting on the severe shortage o f  city-centre space at the beginning o f  2001, 

remarked that "At the moment you c a n ’t get 15,000 sq f t  [1,500 sq m] or even 5,000 sq 

f t  [500 sq m] in town. So i f  you were looking fo r  100,000 sq f t  [10,000 sq m] y o u ’d  have 

to go along the Docks and y o u ’d  be waiting a year to a year and a h a lf at least and a lot 

o f  those companies are ju s t pushed out to the suburbs” (Interview EA 2). However, 

attempting to distinguish take-up at new suburban sites from that in the city-centre in 

tenns o f the larger floor-space sought by users was, however, not as straightforward as 

this informant may have suggested. Recognising this, she pointed out that many users 

who for cost reasons wished to take up space in the suburbs in the late 1990s, in fact had 

small space requirements (e.g. 200 -  300 sq m). However, this was not being catered for 

in the suburbs. She explained that

“W e’re also experiencing problems with smaller companies who want 2,000 

[200] or 3,000 sq f t  [300 sq m] and want it in Sandyford, want it in the suburbs 

and i t ’s ju s t not supplied. Developers a ren ’t building it because i t ’s cheaper fo r  

them to build a block o f  100,000 sq f t  [10,000 sq m] instead o f  fifty  units o f

2.000 sq f t  [200 sq m]. So that demand isn ’t being catered for. Some developers 

have done it by providing own-door office space, like two-story units and th ey’ve 

proven extremely successful and they are renting very well. But the cost, the 

built cost involved, i f  they have a good site th e y ’d rather pu t a bigger office 

block on it. So there ’ s a problem  there that that demand is n ’t being catered fo r  

and most o f  those companies c a n ’t afford to go into town, so they really are 

stuck. The niche is not being catered for. ... Space is too large in the suburbs 

and to actually get 2,000 sq f t  [200 sq m] in town is very rare and you will pay
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highly fo r  it and a lot o f the companies that are looking fo r  that size-hracket 

don 7 particularly want to pay top dollar fo r  i t” (Interview EA 2).

This demand for smaller units which, compared to large developments, may have more 

easily been accommodated in the city centre appeared to challenge explanations of 

suburban take-up which focused heavily on the large space-requirements of suburban 

users. However, as mentioned earlier, it must be noted that although the survey did 

reveal a higher percentage o f smaller companies located at new suburban compared to 

central area sites, take-up by several very large occupiers at the former was notable and 

will be examined in more detail in the case studies in Chapter 6 (see section 6.1 and 

6 .2 ).

Telecommunications infrastructure

Respondents at new suburban sites did not discemibly distinguish themselves from 

occupiers in the other location samples in terms of the importance accorded to the 

availability o f telecommunications infrastructure in their locational decision-making. 

This factor was deemed ‘very important’ by a majority o f occupiers across all four 

location samples (Figure. 3.13). However, according to one estate agent, this issue was 

not viewed as exerting a particular locational influence on occupiers as the availability 

of telecommunications infrastructure was now widespread throughout Dublin and, 

unless a very large bandwidth was required, companies were not constrained by this 

factor (Interview EA 3). Nonetheless, the significant role which the availability of 

telecommunications infrastructure had played in permitting organisations to 

decentralise, was noted by another agent who commented that

‘‘Most o f  the major schemes now will have all o f  the fibre-optic connections. So 

it is an issue. You have to have it. For instance, it is said that i t ’s one o f  the 

things restricting our ability to decentralise to the provinces because we don’t 

have sufficient loops or capacity outside o f  Dublin at this stage ... So yes, it 

certainly has a role in shaping user demand and it is likely to have a greater 

role in the fu ture"  (Interview EA 5).
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Conclusions

The large-scale take-up o f  space at new suburban sites from the mid-1990s could not be 

attributed to the changing locational criteria o f occupiers. According to the survey 

results, occupiers at new suburban sites did not appear to distinguish themselves 

significantly from respondents at city-centre and established suburban locations with 

respect to the importance accorded to factors in their locational decision-making. Where 

clear differences did emerge, these pertained mainly to transportation issues (i.e. public 

transport, the availability o f  car parking, motorway access) and prestige. Hence, 

interpretations o f  office suburbanisation which focus heavily on changing user 

requirements in locational decision-making are likely to overstate the role o f  demand.
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Chapter 4 

Urban Planning

Introduction

Planning sets the context for property development. It determines the environment o f 

relative opportunity and constraint in which development may take place. Thus, 

planning is potentially very influential in the shaping o f  the built environment in terms 

o f  the location and type o f development. Post-1995 planning policy in Dublin has, 

however, proved unable to guide office development in such a manner so as to ensure 

more efficient development outcomes and has itself been compelled to take a myopic 

view with respect to the office planning policies adopted.

The geographical shift in the location o f office development in Dublin since the 1960s, 

most notably from the mid-1990s (see Figure. 0.2), has taken place within a changing 

planning environment. This Chapter examines the context o f  planning in Dublin, the 

evolution o f  office planning policy since the formal inception o f  planning in the 1960s 

and its culmination in a radically changed context in the post-1995 period. The manner 

in which this altered planning environment, characterised by increased 

entrepreneurialism, actively encouraged the proliferation o f  large-scale office 

development at new suburban sites from the mid-1990s will be explored.

4.1
The Context of Planning 

The Constitutional position o f property rights

The degree to which planning can intervene in the development o f  land is restricted by 

the constitutional position o f  private property rights prevailing in Ireland. The right o f 

private property and the implications this holds for the development o f  land severely 

curtails the degree to which the local state can intervene in private development without 

being viewed as unconstitutional. The ownership o f  land and the rights to profit from 

the development o f land are enshrined in the Irish Constitution and ‘excessive’
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infringement on this right is curtailed /prevented. This is provided for in Article 40.3.2 

which maintains that "The state shall, in particular, by its laws protect as best it may 

from  unjust attack and, in the case o f  injustice done, vindicate the life, person, good  

name, and property rights o f  every citizen"  (Bunreacht na hEireann*, Article 40.3.2). 

Article 43 establishes the rights o f  private ownership. Although the right o f state 

intervention with regard to private property is provided for, the provisions are rather 

vague:

"The state acknowledges that man, in virtue o f  his rational being, has the 

natural right, antecedent to positive law to the private ownership o f  external 

goods. The state accordingly guarantees to pass no law attempting to abolish 

the right o f  private ownership or the general right to transfer, bequeath, and  

inherit property. The State recognises, however, that the exercise o f  the rights 

mentioned in the foregoing provisions o f  this Article ought, in civil society, to be 

regulated by the principles o f  social justice. The State, accordingly, may as 

occasion requires delimit by law the exercise o f  the said rights with a view to 

reconciling their exercise with the exigencies o f  the common g o o d ” (Bunreacht 

na hEircann, Article 43).

The permissory role of urban planning

Local authority planning departments must rely (mainly) on private developers in order 

to realise the planning policies that are put forward in development plans. The degree o f 

planning activity is thus dependant upon the state o f  the property development sector 

and, in turn, on the wider economic context. Planning activity will, to a large degree, be 

determined by the number and type o f  development proposals o f  the private sector and 

assumes a low-key presence at times when the property development sector is slow in 

coming forward with applications for development. Planning is thus limited in the 

extent to which it can influence the market. This is evident from the way in which 

planning since its formal inception has struggled with reconciling its aims with 

development proposals emanating from the private sector.

As will be shown later, despite the various attempts o f  planning during the 1970s and 

early 1980s to direct office development into particular locations in order to realise 

wider planning objectives, this was not achieved to any significant degree. It was not

' Irish Constitution
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until direct central-govemment intervention in the planning environment from the mid- 

1980s that planning assumed a greater influence on the pattern o f  office development. 

As a result o f these interventions, planning actually became the key influence in the 

location o f  office development, most notably with respect to the emergence o f  a number 

o f new suburban office sites as will be detailed in Chapter 6.

The 1963 Planning Act

M odem urban planning in Ireland dates back to 1963, with the adoption o f the Local 

Government (Planning and Development) Act which replaced the Town and Regional 

Planning Act, 1934.

The development plan: land-use zoning and development control

The principal means by which planning in Ireland can implement its various policies is 

by means o f  land-use zoning and development control. The 1963 Act obliges local 

authorities to produce a development plan for the area under their jurisdiction. The 

development plan expresses planning policies in relation to appropriate land-uses, 

transportation infrastructure, preservation o f amenities, conservation o f the built 

heritage, issues relating to utilities and services as well as restrictions relating to 

development (in terms o f plot ratios, density, heights and architecture). Developers are 

obliged by law to apply for planning permission for all proposed schemes. The 

development plan serves as the point o f reference for the local authority in deciding 

whether or not and under what conditions a proposed development may be granted 

planning permission.

The development plans, comprising written statements and maps, are reviewed every 

five years by the local authority. In practice, however, this five-year time-scale 

envisioned has proved unrealistic. The first development plans for Dublin were adopted 

in 1970 for Dun Laoghaire, in 1971 for Dublin City and in 1972 for Dublin County. 

Dun Laoghaire Corporation succeeded in reviewing its plans in 1976, 1984, 1991 and in 

1998, the latter under a new administrative structure and altered local authority 

jurisdiction. With regard to Dublin City and County, however, there have been 

considerable delays. Dublin City adopted its second development plan only in 1980, 

while Dublin County did not produce a review until 1983. According to this five-year
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review period, the Dublin local authorities are due to publish their new development 

plans in 2003, with the exception o f Fingal County Council whose plan is due in 2004.

As was pointed out in Chapter 1, the need for land-use zoning within capitalist cities is 

justified /required due to the externalities that arise as a consequence o f  the private 

development o f individual sites. Land-use zoning and development control measures 

exist in order to ensure that development takes place in such a way that the efficiency o f  

the overall urban environment is not compromised by the decisions o f  individual private 

development interests. However, the political /administrative framework within which 

planning operates impinges on the effectiveness o f these instruments in controlling 

development outcomes. As will be demonstrated, while zoning and development control 

may be employed to guide development in order to enhance the efficiency o f the urban 

environment, these instruments may actually contribute to the problems associated with 

capitalist property development. The inappropriate zoning o f land and use o f 

development control may encourage development at unsuitable locations with respect to 

wider metropolitan planning concerns. This has been the case in relation to office 

development in Dublin from the mid-1990s.

While zoning is used as a means o f allocating land to particular uses within the city in 

order to prevent incompatible land-uses from occurring in close proximity as well as 

inefficient land-use patterns in terms o f  infrastructure, development control exerts 

influence over the built environment by regulating issues relating to aspects o f 

development itse lf Development-specific issues potentially have important 

consequences for the built environment and its efficient functioning and represent 

limitations for the nature /type o f  development at specific locations. The development 

plan indicates the maximum standards o f plot ratio associated with a particular zoning 

objective, thus determining the relationship between the area o f  a site and the total gross 

floor area o f the building(s) that may be permitted. Plot ratios thereby establish building 

densities with the aim o f ensuring an appropriate height and massing o f  buildings. The 

development plan also sets out the level / degree o f  site coverage in order to prevent the 

emergence o f  adverse effects o f  over-development resulting from a proposed layout o f 

buildings which may impact negatively on factors such as natural light. In addition, 

development control also includes issues relating to building conservation which 

restricts particular types o f  (re)development in areas that contain listed buildings. As 

will be shown in Chapter 6, this has played an important role in the post-1995
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geographical shift o f office development away from the central area to new suburban 

sites.

The density o f development is also regulated by the development plan and relates to the 

relationship between the buildings, people and their surrounding space. Densities will 

have an impact on a variety o f aspects in the built environment. W ithin the central area, 

densities that are deemed too low may result in a waste o f valuable space, while 

‘excessive’ densities may impinge negatively on a number o f  aspects (e.g. the 

availability o f  open space, adequate daylight, ventilation). On the periphery, low 

densities may result in a lack o f  the critical mass (in terms o f  numbers o f  people) that 

are deemed necessary to ensure the viability o f  public transport. However, high 

densities o f development in the absence o f public transport will have problematic 

consequences in tenns o f over-reliance on the private car and resulting in suburban 

gridlock as will be discussed in Chapter 7. The ratio o f  car-parking spaces permitted in 

relation to the size o f development is also subject to development control and has played 

an important role in contributing to a planning environment conducive to office 

development at the periphery compared to the central area (see Chapter 6).

Zoning regulations and development control aspects have strongly influenced the type, 

scale and most importantly, the location o f office development that has taken place in 

Dublin. Planning has, at certain times prevented, permitted and actively encouraged 

office development at varying locations throughout the city since the 1960s. Through its 

zoning and development control policies (as well as a range o f  fiscal incentives 

introduced by central government after the mid-1980s, see section 4.3.1), planning has 

contributed to an environment o f changing relative opportunity and constraint for office 

developers in relation to different locations. The geographical changes o f  office 

development in Dublin depicted in Figure. 0.2 (see Introduction), particularly in the 

post-1995 period, have strongly reflected this.

Decision-making with respect to planning controls

The fact that the pursuit o f planning in Ireland takes place within the context o f  the local 

authority structure has a number o f  implications for the operation o f  planning in the city 

in terms o f the political /legal weight assigned to planners’ recommendations. In Ireland 

the administrative arrangements for local government are based on a system involving 

both elected members or councillors and a chief executive or manager who is a
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professional administrator. With regard to Dubhn, these arrangements have existed 

since the Local Government (Dublin) Act, 1930 (see MacLaran, 1993). As pointed out 

earlier, planning is called upon to control development when the overall ‘efficiency’ o f  

the city with respect to land-use and transportation is threatened. However, planning is 

constrained in its potential effectiveness by the relatively weak position o f  planners 

within the local authority with respect to planning decisions.

Managers

The manager holds executive power within the local authority. The executive functions 

include the power to accept or reject a local authority development plan, having the 

right to determine the status o f  individual applications for development as well as the 

collection o f rates. Hence, the manager retains a highly influential position with regard 

to planning matters. Concerning the negative impact which the m anagers’ powerful 

influence has on planning, a former Planning Officer for Fingal County Council and 

former Deputy Dublin Planning Officer with Dublin Corporation, highly critical o f the 

system which emerged during the 1990s, asserted "The coordination function is left to 

the managers. I t ’s stupid. I  mean, these are the very guys who are looking to make 

individual profits themselves, it basically needs a regional authority” (Interview P 6). 

In addition to the powers o f  the manager regarding planning decisions, there is at 

present no single manager in charge o f the administration o f  the Dublin Metropolitan 

Area. Prior to 1994 the bureaucratic /administrative structure was such that there was a 

single City and County M anager who delegated functions to five assistant city and 

county managers according to the County Management Act, 1940 and City and County 

Management (Amendment) Act, 1955 (as well as the existence o f  a single Chief 

Planning Officer as mentioned earlier). Following the break-up o f  Dublin County 

Council in 1994, discussed later, this single post was replaced by four separate 

management positions corresponding to the new administrative structure comprising 

four separate local authorities, thus further fragmenting the decision-making structure in 

Dublin and removing overall responsibility for planning decisions in the metropolis.

Planners

Local authority planners occupy a mere advisory position to the manager, merely 

indicating the most ‘suitable’ course o f  action regarding planning decisions. Their 

recommendations do not hold any legal weight nor represent any final decision. The
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structure of planning decision-making within the ambit o f the local authority thus places 

planners in a weak position in relation to the manager. In addition, the precarious 

position of planners in relation to councillors, referred to below, was alluded to by a 

senior planner with one of the suburban local authorities. In highlighting their largely 

powerless position he exclaimed that "O f course the actual zoning is a reserved 

function, so what actually gets zoned isn ’t always what the planners want to be zoned 

anyway” (Interview P 2).

Councillors

The formal powers o f councillors within the local-authority structure are considerable 

and their authority with respect to planners is firmly established, being referred to in the 

local authority development plans. The councillors, or elected members, possess 

reserved functions which include the determination o f rates, local authority expenditure 

estimates, financial loans and, most importantly with regard to planning, adopting and 

varying development plans (Department of the Environment, 1991). The decisions made 

by planners may be overruled by councillors who can require the manager to grant 

planning permission which would result in a material contravention o f the development 

plan. A senior planner with the Strategic Planning Guidelines Unit noted the 

considerable powerlessness o f planners to impact positively on office planning policy as 

a result of the restricfions imposed on them by the councillors (Interview P 10). He 

stressed that planners’ decisions were frequently overruled by the councillors and 

pointed out that "The local authorities will undermine their own rates base i f  they do 

not allow this type o f  industry [offices] to be developed and the councillors will ensure 

that this does not happen!” (Interview P 10). A senior planner with the Strategic 

Planning Guidelines Unit, cited earlier, strongly believed that the power o f the 

councillors was strengthened by the absence o f an effective metropolitan planning body, 

referred to later, with the legal powers to direct local authority planning decisions. He 

explained that, as a result, it was up to the councillors to identify problems and 

exclaimed “ ... i t ’s like asking the criminals to come forw ard!” (Interview P 10).

Thus with regard to planning matters, it is the managers and the councillors who hold 

real power with the planners acting in a mere advisory role (see McGuirk, 1991; 

MacLaran, 1993). Planning is constrained in its potential effectiveness by the support 

which local authority councillors and managers give to private development interests
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and the statutory power which enables them to do this. The weak position o f  planners in 

relation to councillors and managers contributes to an uncoordinated planning approach, 

often resulting in development being actively promoted at poorly accessible locations.

In addition, central government may also undermine the recommendations made by 

planners, with direct intervention through the M inister o f the Environment being 

formally recognised. The Dublin City Development Plan, 1980, made provision for the 

possibility that the specifications regarding development set out by the 1980 Plan may 

be overridden by the M inister for the Environment. It allowed for permission to be 

granted for development which would not normally be accepted under the Development 

Plan. The Special Provisions stated that

“Notwithstanding the development control provisions o f  the Development Plan, 

the Planning Authority will be at liberty, in the exceptional circumstances o f  any 

case decided in favour o f  an applicant by the M inister fo r  the Environment 

under Section 58 o f  the Local Government (Planning and Development) Act, 

1963, to undertake to perm it a use o f  land or a particular development which 

would not normally be so perm itted” (Dublin City Development Plan, 1980, 70).

Central government intervention in planning matters at the local level, traditionally dealt 

with by the local authority, was to become a pervasive feature from the mid-1980s, 

manifest in the Designated Areas and special purpose authorities as will be detailed in 

section 4.3.1 and taken up again in Chapter 6.

The local basis of planning: administrative fragmentation

One o f  the central issues that has influenced the planning response to the pressures for 

office development from the mid-1990s has been the fact that planning in Dublin has 

taken place within the context o f  administrative fragmentation. This was a feature o f 

local government prior to the mid-1990s, with the 1963 Act recognising Dublin 

Corporation (established in 1899), Dublin County Council (established in 1899) and 

Dun Laoghaire Corporation (established in 1930) as the appropriate administrative 

bodies responsible for planning matters. However, the passing o f  the Local Government 

Act, 1991, and the Local Government Bill, 1993, which provided for the establishment

 ̂now known as Dublin City Council
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of three new County Councils in the Dublin area to replace Dublin County Council and 

Dun Laoghaire Corporation resulted in further disintegration o f the administrative 

structure in Dublin. The new Councils are Fingal, South Dublin and Dun Laoghaire - 

Rathdown County Council (Figure. 4.1). This new administrative arrangement came 

into effect on the 1®‘ January 1994.

NORTH

N2

Fingal

M l

D ublin —I
City

N4

N8J

MSO

South Dublin 
County D un Laoghai 

Rathdown
Brav

Figure. 4.1
The Administrative Structure of Planning in Dublin since 1** January 1994

(Source: South Dublin County Development Plan, 1998)

The administrative fragmentation o f planning in Dublin means that a separate 

development plan is prepared for each of the four local authority jurisdictions. With 

regard to Dublin County, prior to 1994 a single development plan covered the County 

area, with Dun Laoghaire Corporation presiding over the town o f Dun Laoghaire and 

environs. Furthermore, the existence of a single Chief Planning Officer for Dublin City 

and County ensured that a metropolitan-wide planning perspective was encouraged. The
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barrier which administrative fragmentation and the aboHtion o f  this single post has 

posed for local authority coordination was noted by a senior planner with one o f the 

suburban Dublin local authorities who asserted “I  guess before everyone thought and  

worked in an overall county-wide environment and, as you know, the county planning  

officer was also the city planning officer. So that obviously had to help in the 

coordination, and now councils will only look at their own patch ” (Interview P 2).

Administrative fragmentation and inter local-authority competition for commercial rates 

income (see sections 4.3.2 and 6.1), has also posed severe obstacles for the coordination 

o f land-use and transportation as will be shown in Chapters 6 and 7. This was alluded to 

by a former Planning Officer for Fingal County Council and former Deputy Dublin 

Planning Officer with Dublin Corporation who pointed out that

“The periphery -  Saggart, Nangor Road, Loughlinstown, most o f  these were 

done by councillors; Citywest, fo r  example. And the split-up o f  the city into the 

fo u r  local authorities hasn ’t helped because they ’re all keen to get their own 

little patch going and, usually, they d o n ’t worry too much about transportation, 

or i f  they do they are looking at transportation in their own little area, not on a 

city / regional sca le” (Interview P 6).

Commenting on the problematic nature o f office location policy o f  the suburban local 

authorities from the mid-1990s, a former C hief Planning Officer for Dublin City and 

County explained

“/  think that the problem is that they [office developments] really w eren’t 

located taking account o f  public transport potential in the future. I  d o n ’t know  

whether anybody even in the current plans would know about quality bus or 

anything out to Citywest. The other problem with some o f  these areas is that 

they're so big that their densities are so low . . . t o  run a bus around Citywest, I  

d o n ’t know i f  that would be economic. The latest extension o f  Sandyford ... 

condition has been imposed that they will run a bus service, is that sustainable 

or is it somebody paying fo r  sustainability? A lot o f  the time with some o f  these 

areas . . .w e  had almost written o ffpublic  transport” (Interview P 1).
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Thus, in the absence o f an overall metropolitan planning body with real statutory 

powers, administrative fragmentation has serious implications for the potential 

effectiveness o f planning in Dublin in influencing a sustainable pattern o f  (office) 

development, as planning departments operate within the confines o f the local authority 

structure. This will be shown throughout this Chapter and taken up again in Chapter 6.

The limited context o f planning

The problems which administrative fragmentation poses for the coordination o f 

planning across local authority areas, as well as for the coordination o f  land-use and 

transportation planning, are exacerbated by the limited context o f  planning (see 

Broadbent, 1977; Kirk, 1980; Fainstein, 1994). This refers to the way in which planning 

in Ireland generally has not been practiced within the framework o f  an overall agenda 

addressing the various problems arising from regional /national economic development 

or spatial policy. The need for an overall approach to planning in Ireland has only been 

recognised very recently in the form o f the National Spatial Strategy (NSS), published 

in 2002 and which forms part o f the National Development Plan 2000 -  2006 

advocating more balanced regional development.

The purpose o f  the Strategy which extends over a twenty-year period is to maintain the 

economic growth experienced in Ireland over the last decade and direct it in a 

‘sustainable’ and ‘balanced’ manner in terms o f its geographical distribufion. However, 

the NSS has been drawn up following the peak o f  the fourth office development boom 

at the end o f the 1990s and has thus not been brought to bear on the location o f  office 

development as will be taken up in Chapter 7.

In addition to the absence o f  a national planning context within which office location 

policy could be placed, a strong regional planning dimension has also been largely 

absent. Although this situation was to be redressed with the publication o f the Strategic 

Planning Guidelines (Brady Shipman Martin, 1999), their impact on the formulation o f 

more sustainable office location policy has been negligible to date as will be shown 

later. The policies o f  the NSS and the SPGs and their potential to impact positively on 

the future pattern o f  office development in Dublin, as well as the obstacles which exist 

for their successful implementation, will be considered in Chapter 7.
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In the context o f administrative fragmentation in Dubhn, discussed in the previous 

section, the lack o f  an overall city-wide planning authority with real powers has been a 

considerable obstacle to coordination beyond the individual local authority area. At the 

time o f the proposition for local authority re-organisation it had been anticipated that a 

wider metropolitan authority would be established to oversee and coordinate 

development activity across the local authorities o f  the Dublin M etropolitan Area. This 

proposal has been embodied in the Dublin Regional Authority (DRA) which was 

established in 1994. However, the actual powers o f  the DRA are exceedingly limited 

regarding the degree to which it can intervene in the planning affairs o f  the local 

authorities. This is indicative o f the lack o f  political will to establish a powerful entity 

that would potentially interfere with private property development rights and was 

pointed out by a former C hief Planning Officer for Dublin City and County. He argued 

that

“There should he a M inister fo r  Dublin basically, ... a M inister fo r  urban 

development ... it seems to me wrong that the Dublin transportation activities 

are dealt with by a minister who is not the M inister fo r  the Environment ... a 

sub-minister to administer the Dublin Area, ... huge reluctance particularly  

stimulated by Frank Feely who saw h im self as M ister Dublin because he was 

there perm anently ... and unfortunately he was too defensive, not expansive 

enough ... th a t’s why I  go back to the sort o f  M inister fo r  Dublin, somebody who 

can draw together the various functions ... ” (Interview P 1).

This informant went on to comment on the transportation-related problems that arise in 

conjunction with increased pressure for development in the context o f  the absence o f  a 

strong regional planning authority. He asserted “ ... /  would think that at the back o f  it 

[land-use /transportation crisis] is a confusion o f  aims between what the region now  

needs and the three / fo u r  local authorities to some extent now conflict with each other 

(Interview P 1). With regard to the problems associated with the reconciliation o f aims 

between the four local authorities, a Deputy Planning Officer for Dublin Corporation 

pointed out that

"In fact, our own City M anager has spoken o f  the need fo r  the regional 

authority which would combine the functions o f  the SPG  [Strategic Planning
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Guidelines] in terms o f  land-use and the coordination functions o f  the DTO  

[Dublin Transportation Office] in relation to transport. In other words, to bring 

land-use and transportation within the ambit o f  one regional structure rather 

than, we have one regional structure fo r  transportation - the D TO  -  we d o n ’t 

really have a comparable regional structure fo r  the SPG. There is a steering  

committee which brings the Managers in the department together but i t ’s a 

much looser fram ew ork than in the D T O ” (Interview P 4).

The problems which the fragmented administrative context posed for planning matters 

was also alluded to by a former Planning Officer for Fingal County Council and former 

Deputy Dublin Planning Officer with Dublin Corporation who contended “I  d o n ’t know  

that they have a context or that th ey’re keeping to a context” (Interview P 6). He further 

highlighted the difficulties o f coordinating planning across local authority areas and the 

power-struggles that ensued, stating that ‘‘When I  was in Fingal [County Council] /  

tried to stay out o f  the city altogether, because i f  you get involved in the city schemes, 

the city controls what happens, in terms o f  where y o u ’re going to develop. I ’m not 

saying that you d o n ’t consider or fo llow  the regional guidelines but you d o n ’t dance to 

the c ity ’s tu n e” (Interview P 6).

Land-use and transportation planning: the absence of coordination

Although a proposal for the reorganisation o f the institutional arrangements relating to 

land use and transportation in the Greater Dublin Area was published in 2001 (see 

Appendix 8a and 8b), it has failed to influence the pattern o f office development 

associated with the fourth boom. The absence o f a policy o f coordinating land-use and 

transportation planning has been a pervasive feature o f urban planning in Dublin and 

has negatively influenced its potential to encourage a more efficient pattern o f  office 

development. The development plans referred to problems relating to transportation and 

their connection to land-use, yet until recently this had not been formally recognised or 

considered. Although even the first development plan for Dublin mentioned the 

importance o f  considering land-use and transportation simultaneously, stating that “It is 

intended to achieve a better balance in the structure between land-use and  

transportation ” (County o f  Dublin Draft Development Plan, 1967, 21), it was, however, 

to take over three decades for any concrete attempt at coordinating these. This came in 

the form o f the Strategic Planning Guidelines, completed in 1999, which will be
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discussed in Chapter 7. In the interim, other obstacles to coordination relating to the 

structure o f  urban governance came to the fore, rendering the SPGs a mere guide with 

no legal powers rather than a real attempt to address the absence o f coordination o f 

land-use and transportation planning (see Chapter 7). The historic absence o f 

consideration o f  land-use and transportation planning in Dublin, was alluded to by a 

former C hief Planning Officer for Dublin City and County who explained that

CIE  [Coras lompar Eireann^] were purely reacting to their demand being  

created by our plans ... and I ’m not sure what sustainability really is. We all 

keep talking about it as being a good thing. I t ’s hard to get it to influence. The 

whole question o f  public transport was a mess. I  mean we were building places 

that we couldn ’t persuade CIE to rim a bus out to ” (Inter\dew P I ) .

With regard to the lack o f consideration which had been given to the implications o f 

development in terms o f  transportation, a former Planning Officer for Fingal County 

Council and former Deputy Dublin Planning Officer with Dublin Corporation confessed 

that

“Vou ve got two essential problems. Obviously the congestion trying to get into 

the city centre and through the city centre. You also have highly significant 

congestion out in the major industrial estates. And to be honest, nobody when 

we were laying out huge areas o f  industry, in the west o f  the city especially, 

nobody gave it an awful lot o f  thought. We should have but we d id n ’t ” 

(Interview P 6).

This absence o f  coordination between land-use and transportation planning was also 

referred to by a developer who stressed that, until recently, the only matter that was 

looked at was land-use and not the planning o f infrastructure to support it (Interview D 

1). A key factor influencing the potential for coordinating land-use and transportation 

planning was the problematic lack o f  fit between functional areas (e.g. in terms o f 

employment catchment-areas) and local authority boundaries. This was pointed out by a 

former Planning Officer for Fingal County Council and former Deputy Dublin Planning 

Officer with Dublin Corporation, cited earlier, who illustrated this problem by stating 

that

 ̂ Irish Transport Authority

139



“The argument I  had with Matthew Macken [a former Chief Planning Officer for 

Dublin City and County]; Macken said that w e ’ve hopeless congestion in the 

city centre, therefore, you put offices out to Finglas and Sandymount and 

various other places, you reduce it. That isn ’t true because it assumes that 

because you ’re living in Sandymount you ’re going to the offices in Sandymount, 

it doesn't happen like that. And I  fought him on that. And as I  say, that by 

putting it [office development] in the city centre, there might be congestion now, 

but you ’II have an option to dealing with it. Put it out on the edge and your 

options are gone ... What we have to deal with is the method o f  transportation, 

and we 're not alone in this. I  mean nearly all British cities will have much the 

same density as ourselves, they have suburbia ... they have come to terms with 

it. They have tried things. H alf the reason is that the public transport has been 

under the control o f  the local authorities, so they are related to other problems 

they’re facing like planning. So in other words, i f  planning has a policy then 

public transport at least gets to cope up to that [point] and may be influenced by 

it; but not here! ” (Interview P 6).

This informant went on to explain that “At the moment [early 2001] we are caught 

between two stools. People are saying that they want offices on the south-side where 

they live, and big car parking - ‘and we won ’t cause any problems in the city at all ’. 

They forget o f  course that half the workforce live on the north-side or the west-side ... 

so it just doesn ’t work that w ay” (Interview P 6). One developer referred to the way in 

which the planning authorities claimed that suburban development would reduce city- 

centre car traffic and thus congestion. He asserted that Dun Laoghaire -  Rathdown 

County Council had justified office development within its jurisdiction on the grounds 

that this would reduce central-area traffic congestion (Interview D 9). However, this 

problem did not appear to be recognised even by a senior planner with this suburban 

local authority who pointed out, in the context of justifying the granting o f permission 

for large-scale office development within the local authority area that:

“Sandyford, tha t’s a classic example o f  where we have allowed office-type uses 

to move in and quite dense, very dense uses really. And one o f  (sic) the thinking 

on that is that, we 're primarily white-collar employees resident in this County, a

140



I

hell o f  a lot o f  them commute out o f  the County, more congestion. W e’re trying 

to provide employment opportunities fo r  them closer to home ” (Interview P 2).

The organisational complexity o f transportation planning

A considerable obstacle to the coordination o f  land-use and transportation planning in 

Dublin has been the lack o f  coordination between the various elements /bodies involved 

in transportation planning itself (e.g. between private and public transportation) referred 

to later. The fragmented nature o f  transportation planning and organisation at the 

national level does not lend itself to ease o f coordination o f transportation and land-use 

planning at the local authority, regional nor national level. While the planning o f  land- 

use is a function o f the local authorities under the direction o f the M inister for the 

Environment and Local Government, transportation planning is a function o f  both the 

Minister for the Environment and Local Government and the M inister for Public 

Enterprise. The former holds responsibility for road infrastructure, with the latter in 

charge o f  public transport (in conjunction with the local authorities).

The way in which the organisational complexity o f  land-use and transportation planning 

and the bureaucratic separation o f  these has hindered coordination was noted by a senior 

planning consultant with Brady Shipman Martin, the consultants responsible to the 

Dublin Regional Authority for drawing up the Strategic Planning Guidelines. He 

asserted that

“I t ’s a bit o f  a chicken and egg as to whether [land-use] planning or transport 

comes first. They’re really the same thing but they tend to get separated, 

particularly in Ireland. They get separated because public transport is the 

responsibility o f  a totally separate government department to land-use. So there 

is a division all the way up to the cabinet table, a division o f  responsibility and  

they haven ’t tended to go together” (Interview P 7).

This separation o f responsibility for public and private transportation policy at the level 

o f central government is further complicated by the existence o f  a host o f  organisations/ 

bodies responsible for various aspects relating to transportation policy, planning and 

implementation in Dublin. The Dublin Transportation Office (DTO), established in 

1995, is charged with coordinating the execution by the relevant agencies o f an 

integrated transport strategy for the Greater Dublin Area. It is responsible for continuing
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the transportation planning process which the Dublin Transportation Initiative (DTI) 

had commenced, the final report of which was published in August 1995 and adopted as 

govemment policy. This report recommended an integrated transportation strategy for 

the Greater Dublin Area for the period up to 2011 and was to provide the basis for an 

ongoing transportation planning process. The task of the DTO in coordinating 

transportation planning in Dublin is a complex one, evident from the numerous 

organisations involved in the planning and provision o f transportation infrastructure. 

These include: Dublin Bus, Coras lompair Eireann (CIE), the Luas Project Office / 

Light Rail Procurement Agency, the National Roads Authority as well as the four 

Dublin local authorities (South Dublin, Fingal, Dun Laoghaire -  Rathdown and Dublin 

City Council). The task of the DTO in coordinating transportation planning and policy 

across these various organisations is further hampered in the context o f a lack of 

coordination between the Dublin local authorities in the absence o f effective regional 

planning (referred to earlier). A reform of this highly fragmented and complex 

bureaucratic environment has more recently been proposed in the form of the New 

histitutional Arrangements for Land Use and Transportation in the Greater Dublin Area 

(2001). The recommendations of this document and its potential to impact positively on 

a more efficient pattern of office development and associated transportation 

infrastructure will be taken up in Chapter 7.

4.2
Planning and Office Development:

The Local Authority Development Plans

Dublin Corporation office policy: land-use zoning and development control

County o f  Dublin Draft Development Plan, 1967 ('Shadow Plan )

The 1967 Draft Plan covered both Dublin city and county. Although never officially 

adopted, it proved influential in the formulation of planning policy o f subsequent 

development plans. The suburbanisation of office functions which this Plan 

recommended came to the fore, stating that “The Planning Authority will limit office 

growth within the centre and encourage the decentralisation o f  firms to the suburbs and 

district centre” (County of Dublin Draft Development Plan, 1967, 3.8) and this became 

reflected in later development plans pertaining to the Dublin county area.
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The Dublin City Draft Development Plan, 1968

City-centre office planning policy in the late 1960s was concerned with two main 

issues, namely, to prevent its outward spread into Ballsbridge and areas immediately 

south o f  the canal as well as encouraging office functions to locate entirely outside the 

central area in suburban centres. The concentration o f office functions in the Georgian 

areas o f  the south inner-city was regarded as problematic in terms o f  its transportation 

/accessibility implications and the Draft Plan, 1968, argued that not all possible future 

office growth could be accommodated in the city centre. It stated that “The Planning 

Authority will limit office growth within the centre and so encourage decentralisation. 

This will shorten the journey to work and reduce traffic congestion ” (Dublin City Draft 

Development Plan, 1968, 12). It went on to assert that, with respect to the city centre, 

“it [office development] will not be allowed to develop so intensively as to aggravate 

the traffic problem and adversely affect the environm ent” (Dublin City Draft 

Development Plan, 1968, 38). Instead, offices were to be encouraged to locate in the 

outer suburbs “ ... large suburban centres ... office development will also be 

encouraged to locate in them, to give scale and add variety and offer local 

em ploym ent” (Dublin City Draft Development Plan, 1968, 45).

The 1968 Draft Plan encouraged office functions to locate in the north inner-city, 

particularly around the Custom House and the Four Courts and was to be accompanied 

by a policy o f  conservation o f  architectural and civic design features. However, as will 

be shown later, it was to take two to three decades and the introduction o f entirely new 

central-govemment led planning approaches and instruments, before this planning 

objective could be realised (see section 4.3.1).

The 1968 Draft Plan set the maximum plot ratio for office functions in zones defined as 

‘Land indicated fo r  residential and office uses prim arily’ at 1.0 in areas south o f the 

Grand Canal. This was set at 2.0 in areas north o f the Grand Canal and at 2.5 at 

M ountjoy Square with a maximum plot ratio o f 2.0 pertaining to offices within the land- 

use category ‘Land indicated fo r  general business u ses’. W hile site coverage was 

established at a maximum o f 0.60 and 0.80 for ‘residential and office u se ’ and ‘general 

business u ses’ respectively, the size o f (office) development did not appear to be 

specified (Dublin City Draft Development Plan, 1968) (see Table. 4.2).
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The Dublin City Development Plan, 1971

The DubHn City Development Plan, 1971, recognised the need for intervention in order 

to address the emerging problems associated with the pattern o f  land-use and 

transportation in the city, stating that “The structure o f  the City must be improved i f  its 

current deficiencies are to be remedied and its efficiency is to be maintained in the face  

o f  growing land-use and traffic p ressures” (Dubhn City Development Plan, 1971, 21). 

The 1971 Plan contained two zoning categories facilitating office development, namely, 

‘residential and o ffice’ and ‘general business’. The land-use maps pertaining to this 

plan indicated the confinement o f  the 'residential and o ffice’ zoning to a relatively 

small area to the south-east o f  Trinity College, around Dame Street and to the west o f 

Mountjoy Square. The scale o f  office development permitted by this zoning category 

was not indicated, only that offices to which the public normally had access were not 

permitted. The areas zoned for ‘general business ’ functions were more wide-spread 

throughout the central area. The docklands area, (which would become a key location 

for large-scale office development during the 1990s), was at this time zoned entirely for 

‘industrial’ functions (Dublin City Development Plan, 1971, map 1).

With regard to office functions the Dublin City Development Plan, 1971, advocated a 

maximum plot ratio o f 1.0 south o f  the Grand Canal, 2.0 north o f the Grand Canal and 

2.5 on M ountjoy Square (under zoning objective ‘Land indicated fo r  residential and 

office uses prim arily'), while offices under zoning objective ‘Land indicated fo r  general 

business uses ’ were allocated a plot ratio o f  2.0. The higher plot ratio pertaining to the 

north-side o f the city, particularly M ountjoy Square was indicative o f  the attempt to use 

development control as a means o f  encouraging office development into the north 

Georgian areas which had been by-passed by the market. The higher plot ratio allowed 

for a greater intensity o f  development, thus enhancing the potential profitability o f 

development associated with these sites. However, given its provisions /powers at this 

time, planning proved incapable o f  achieving a redirection o f  office development into 

areas which were deemed unfavourable by private development interests. As will be 

detailed in section 4.3.1, it was not until the introduction o f  a range o f  central- 

govemment controlled tax incentives into the planning arena that office developers 

considered these and other ‘secondary’ or marginal sites.
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With respect to site coverage, the 1971 Plan established a maximum o f 0.60 for ‘Land  

indicated fo r  residential and office uses prim arily’ and 0.80 for ‘Land indicated fo r  

General Business Uses with no restrictions set out in relation to the size o f  (office) 

development. The car-parking standards o f the 1971 Plan pertaining to office uses were 

two to four car parking spaces per unit, with the size o f  unit not specified (Dublin City 

Development Plan, 1971) (see Table 4.1).

The Dublin City Development Plan, 1980

The Dublin City Development Plan, 1980, illustrated the early pressures on planning to 

play a role in stimulating economic /property development and recognised the 

importance o f locating office development in proximity to public transport. This Plan 

stated that “the hulk o f  office development will be located to make maximum use o f  

public transportation ... In these areas higher p lo t and site coverage ratios will be 

considered as a means o f  encouraging large-scale office developm ent” (Dublin City 

Development Plan, 1980, 42 / 43). The 1980 Plan advocated a policy o f  concentrating 

office employment within the central area as a means o f coping with the pressures o f 

development, contending that “To cope with the pressures fo r  development and to 

optimise the present and planned transportation system ... encouragement o f  business 

activities, particularly office employment, within the central area"  (Dublin City 

Development Plan, 1980, 56). The need for the location o f  office functions in relation to 

public transport was again pointed out by this Plan which stated that “Provision will be 

made fo r  the increase in office space necessary fo r  the growing workforce with due 

regard to its location in relation to public transport nodes ” (Dublin City Development 

Plan, 1980, 58). However, the emergence o f numerous obstacles which hindered the 

coordination o f office development with public transport provision on a city-wide scale 

during the coming decades proved to be a critical issue and will be discussed later in 

this Chapter and taken up again in Chapter 7.

The 1980 Plan indicated an evolution in the zoning categories associated with office 

functions with a broadening o f the number o f use-classes to seven. ‘N eighbourhood’ 

and ‘District’ offices were either ‘permitted’ or ‘open for consideration’ under these 

zonings, while ‘Other’ offices were permitted or considered within five o f  these 

categories (Dublin City Development Plan, 1980). The land-use maps associated with 

the 1980 Plan showed the geographical confinement o f  office activities to a relatively 

small area within the city centre. Objective B ‘to protect the existing architectural and
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civic design quality and to provide fo r  compatible residential and office uses ’ permitted 

the siting of ‘Neighbourhood’, ‘District’ and ‘Other’ offices in the area south-east of 

Trinity College and in the vicinity of Fitzwilliam and Merrion Square. Zoning objective 

B1 ‘to protect, improve or renew the existing civic design character and to provide fo r  

residential and such office use as is compatible with conservation and renewal 

requirements ’ also permitted all three categories o f offices to locate in an area to the 

east and south-east of Trinity College, around Dublin Castle, Mountjoy Square and 

Parnell Square (Dublin City Development Plan, 1980, map 6). These new office zonings 

indicated the influence o f conservation objectives in the formulation of office planning 

policy, a factor which would have far-reaching consequences for the location of office 

development during the fourth office boom of the mid- to late-1990s, as will be shown 

later (see also Chapter 6).

Objective D ‘to provide fo r  and improve city centre activities ’ covered an area north and 

south along the Liffey to the west o f Trinity College. Under this zoning, all three 

categories of offices were permitted. Objective D1 ‘to provide fo r  mixed uses' permitted 

‘neighbourhood’ and ‘district’ offices, with ‘other’ offices being open for consideration. 

Objective E ‘to provide fo r  industrial and related uses’ strictly limited the location of 

offices in certain areas, most notably in the Docklands where ‘neighbourhood’ and 

‘district’ offices were open for consideration while ‘other’ office types were not 

permitted (Dublin City Development Plan, 1980, maps 6 and 7). This would lie in sharp 

contrast to the policies of the subsequent (1991) Dublin Corporation Development Plan. 

The maps pertaining to the outer areas of the County Borough under the jurisdiction of 

Dublin Corporation revealed that, in terms of lands zoned for economic activities, 

industrial zoning was dominant, with the service (office) sector playing only a minor 

role.

The promotion of office activities in the Georgian core as a way of ensuring the 

conservation o f these buildings came to the fore in the Dublin City Development Plan, 

1980, which stated that “Office undertakings which can efficiently operate within the 

existing buildings in certain “Georgian ” areas will be allowed in order to maintain the 

physical fabric o f  these areas" (Dublin City Development Plan, 1980, 42). Office 

location policy for the inner area was closely related to conservation objectives. This 

would lie in contrast to the potential threat which office development was perceived to
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represent for the central-area conservation objectives from the mid-1990s. By 

permitting and encouraging office use in Georgian areas o f the city, the wide-spread 

dereliction and decay afflicting these areas was to be addressed. With respect to 

Henrietta Street, the 1980 Plan stated that “It is policy to perm it a high element o f  office 

development in these areas in order to assist with the renewal and preservation  

p rocess’’ (Dublin City Development Plan, 1980, 58). However, as previously 

mentioned, the ability o f  planning to attract private development interests into rundown 

areas in need o f (re)development proved largely unsuccessful given its permissory role.

The maximum plot ratio pertaining to office uses varied between 1.0 and 2.5 depending 

on the zone in question (Dublin City Development Plan, 1980). The car-parking 

standards with respect to office functions were cited as 1 space per 372 sq m gross floor 

area plus operational parking space (i.e. 1 space per 372 sq m) and 2 spaces per 92.9 

sq m gross floor area plus one ‘operational’ parking space (Dublin City Development 

Plan, 1980) (see Table. 4.2).

The Dublin City Draft Development Plan, 1987

Similar to earlier plans, the Dublin City Draft Development Plan, 1987, noted the 

increasing incursion o f  office development into the inner suburb o f Ballsbridge and the 

concentration o f offices in the postal district o f Dublin 2, stating that "There is a clear 

pattern o f  development m oving in a south-easterly direction from  College Green to 

Ballsbridge with relatively fe w  office blocks outside this particular area ” (Dublin City 

Draft Development Plan, 1987, 9). However, in contrast to the previous plans, the Draft 

Plan, 1987, emphasised the aim o f strengthening the role o f the city-centre for office 

functions and pointed out that “it is the policy o f  Dublin Corporation to direct office 

development, particularly purpose built office blocks, to the central areas o f  the city ... 

this policy will underpin the Corporation’s overall policies o f  consolidating and  

reinforcing the land-use functions o f  the traditional City Centre Business Core and o f  

maximising the potential fo r  the use o f  public transport . . .” (Dublin City Draft 

Development Plan, 1987, 43). The increased importance o f  office functions in terms o f 

the economic activities o f  the city-centre was evident from the Draft Plan, 1987, which 

contained 10 zoning categories pertaining to office uses compared to seven in the 1980 

Plan.
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The 1987 Draft Plan indicated that plot ratios pertaining to office development varied 

between 1.0 and 2.5. It is noteworthy that within zoning objective ‘J ’ 'to provide fo r  

office and related developm ent’ this variation depended on whether this zoning was to 

the north or south o f  the Grand Canal, with a ratio o f 2.5 and 1.0 respectively. The 

maximum site coverage varied from 50 per cent to 90 per cent, subject to the zoning 

objective in question (Dublin City Draft Development Plan, 1987). It imposed 

restrictions on the size o f  office development permitted in the central area and stated 

that the location o f new office developments greater than 600 sq m in size was to be 

restricted by zoning objective D ‘to provide fo r  and improve city-centre activities ’ and 

objective J ‘To provide fo r  office and related developm ent’. Smaller developments were 

permitted under several zoning categories, namely: objective B ‘to provide fo r  and  

improve neighbourhood facilities ’, category HI (pertaining to the South Georgian areas) 

'To protect the existing architectural and civic design character to allow only fo r  

limited expansion consistent with the conservation objective’ and objective H2 

(pertaining to the North Georgian areas) 'To protect the existing architectural and civic 

design character, to allow only fo r  limited expansion consistent with the conservation 

objective. To allow prim arily residential and compatible office and institutional uses ’.

It was stipulated that office developments in the South Georgian areas, which 

represented a significant part o f the office core, were to be limited in size to a maximum 

o f 600 sq m gross floor area and were under no circumstances to exceed the size o f  the 

existing buildings (Dublin City Draft Development Plan, 1987) (see Table. 4.2). Thus, 

in summary, the Draft Plan, 1987, specified that offices o f  a maximum size o f 100 sq m 

were either ‘normally perm issible’ or ‘open for consideration’ within ten zoning 

categories, while it designated eight and seven categories for offices o f a maximum size 

o f 300 sq m and 600 sq m respectively. The strict development control pertaining to 

offices as set out in the 1987 Draft Plan were indicative o f  the generally tight 

restrictions on building size which, with the exception o f parts o f  the docklands, were to 

prevail in the central area up to the present day.

The Dublin City Development Plan, 1991

The Dublin City Development Plan, 1991, marked an important departure in the office 

planning policy o f Dublin Corporation. As the Draft Plan (1987) had indicated, in the 

early 1990s planning policy involved a reversal in emphasis with respect to the location
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o f office development. In contrast to the curtailment o f  office development in the city 

centre advocated by previous plans, the 1991 Plan called for /promoted the 

reinforcement o f  the central area as an office location. This was part o f  a wider policy 

for the re-establishment and intensification o f the central area as the commercial core o f 

Dublin. The policy goal o f  counteracting the growth to the west o f the city by 

strengthening the city centre emerged and the 1991 Plan stated that

“The single most important objective in land-use planning terms is to reinforce 

the core o f  Dublin as the commercial, cultural and social centre o f  the 

metropolitan area. ... This Plan presents a strategy fo r  attracting back 

investment to the Inner City and countering the threat to he fu tu re  o f  the central 

business core posed  by major urban growth and infrastructural investment to 

the west o f  the City ... encouraging all intensive commercial development to 

locate in the central business core but it must be matched by a restrictive policy  

on such developments elsewhere ... To match this transportation policy fo r  the 

central business core new substantial offices and other City Centre activities 

will not be perm itted in locations other than the areas zoned fo r  ‘City Centre 

A ctivities’. ... It is the policy o f  Dublin Corporation to encourage the 

reestablishment o f  banking, insurance and financia l institutions close to their 

traditional location ... The general office policies and accessibility policies will 

assist in attracting such uses back to the city business co re” (Dublin City 

Development Plan, 1991, 15/19).

The policy o f  concentrating office development in the central area was to serve as a 

means o f reducing traffic congestion. Similar to the 1987 Draft Plan, the 1991 Plan 

pointed out that

“It is the policy o f  Dublin Corporation to direct office development, particularly 

purpose-built office blocks, to the central areas o f  the city ... This policy will 

underpin the Corporation’s overall policies o f  consolidating and reinforcing the 

land-use function o f  the traditional City Centre business core and o f  maximising  

the potential fo r  the use o f  public transport thereby reducing the dependency 

between office location and the car borne com m uter” (Dublin City 

Development Plan, 1991, 45).
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The potential reduction in traffic congestion to which the concentration o f  offices in the 

city centre was hoped to contribute, signified a change in planning approach with 

respect to the predicament posed by the traffic /accessibility implications o f  office 

development. While, earlier plans had sought to limit office development in the central 

area in an attempt to address congestion problems, a concentration o f  offices within the 

city centre was now being advocated. The potential for planning to deal effectively with 

the transportation implications o f  intensified office development will be discussed in 

Chapter 7.

The large increase in the total number o f zoning categories (i.e. nineteen compared to 

ten in the 1980 Plan) reflected the diversity o f  urban functions which planning was 

required to consider within the central area. The increasing difficulty o f  devising precise 

land-use definitions compared to the previous development plans, was evident from the 

increased flexibility which the 1991 zoning categories exhibited /entailed. This Plan 

made provisions for office activities within ten zoning classifications, indicating the 

locations at which office development was ‘normally perm issible’ and/or ‘open for 

consideration’ with a varying maximum peirnitted size o f  development (Dublin City 

Development Plan, 1991).

The 1991 Plan referred to the changing nature o f  employment which had resulted in 

shifting requirements with respect to the type and location o f  office space (Dublin City 

Development Plan, 1991). The 1991 Plan entailed a significant change in relation to its 

office location policy compared to earlier plans, namely in relation to Objective D 

which was 'to provide fo r  and improve City Centre Activities This zoning pertained to 

much o f the Custom House Docks area (Dublin City Development Plan, 1991, map 6A) 

and was influenced by events determined by central government. This involved the 

introduction o f  a special purpose authority for the redevelopment o f  the Custom House 

Docks site in the docklands, nam ely the Custom House Docks Development Authority 

(CHDDA) and, later, the Dublin Docklands Development Authority (DDDA) were 

established. The major departure from the traditional planning environment which the 

establishment o f  this Authority entailed will be detailed in section 4.3.1. However, 

under the 1991 Plan, the vast majority o f the remaining docklands area was zoned under 

Objective G 'to provide fo r  general industrial u se ’ which did not permit office 

development (Dublin City Development Plan, 1991, map 7).
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The increased zoning for office functions throughout other parts o f  the central area was 

reflected in the widespread application o f  Objective J ‘to provide fo r  office and related 

development \  which made offices o f up to a maximum size o f 600 sq m ‘normally 

permissible’. Objective C l T o  provide fo r  and improve business and service-centre 

facilities (Inner City) ’ covered many areas just outside the central business district 

(Dublin City Development Plan, 1991, map 6A). Offices with a maximum gross floor 

area o f  100 sq m were ‘normally perm issible’ in this zone as well as the following: 

zones B ‘to provide for and improve neighbourhood facilities’, C2 ‘to provide fo r  and 

improve business and service centre facilities (Outer C ity)’, D and D1 ‘to provide fo r  

and improve City Centre Activities /  Custom H ouse Docks Development Authority 

Lands’. The decreased rigidity displayed by the 1991 land-use categories was reflected 

in the provision that offices with a maximum gross floor area o f 100 sq m were open for 

consideration in zones E ‘to provide fo r  and improve light industrial and related uses ’ 

and F ‘to provide fo r  services, small scale manufacturing and distribution in the Inner 

C ity’ (Dublin City Development Plan, 1991, 105). In contrast to the city centre, office 

development in the outer city areas (i.e. beyond the canal ring) was restricted by the 

1991 Plan.

The 1991 Plan brought to the fore the influence o f  city-centre conservation objectives 

on office planning policy which imposed considerable restriction on office 

developments in the office core. In line with the 1987 Draft Plan, the 1991 Plan stated 

that “It is the policy o f  Dublin Corporation to protect the scale and fabric  o f  buildings 

in the South Georgian areas ... Office developments in this area will be restricted to a 

maximum o f  600 square metres gross flo o r  area and shall, in no case, exceed the size o f  

the existing buildings. It will not be permissible to combine more than one unit so as to 

create a larger developm ent” (Dublin City Development Plan, 1991, 46).

Similar to previous development plans, the 1991 Plan also sought to direct office 

functions into the north Georgian areas and stated that: “It is the policy o f  Dublin 

Corporation to prom ote the location o f  offices in selected parts o f  the North Georgian 

Area while generally protecting the scale and fabric  o f  the buildings” (Dublin City 

Development Plan, 1991, 46). It was notable that office policy in relation to these areas 

was less specific and restrictive in an attempt to encourage office developers to the 

north-side, with the 1991 Plan recognising that “Much o f  the northern p art o f  the City 

has hitherto not attracted office investment. To encourage the attractiveness o f  parts o f
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this area as a possible location fo r  such developments a range o f  development control 

criteria will be relaxed” (Dublin City Development Plan, 1991, 46). In addition, several 

other central-area policies were adopted with the intention of influencing the locational 

focus of office development. Similar to the 1987 Draft Plan, the 1991 Plan pointed out 

that

“It is the policy...to promote the location o f  offices along the northern section o f  

the Inner Tangent Ring Road and on Gardiner Street ... The principal means o f  

achieving the redevelopment o f  cleared sites and obsolescent properties along 

these main roads will be through generous car parking allowances and a 

relaxation o f  residential content requirements ” (Dublin City Development Plan, 

1991,46).

However, as in previous decades, the use of traditional planning instruments such as 

development control was not capable of stimulating private sector office development.

The Dublin City Development Plan, 1999

Similar to the 1991 Plan, the key strategy o f the Dublin City Development Plan, 1999, 

was to reinforce the core o f Dublin city, its aim being “to consolidate and reinforce the 

economic, cultural, social and environmental strengths o f  Dublin’s inner city whilst 

addressing those problems which hinder its well-being and sustainable development” 

(Dublin City Development Plan, 1999, 96). Dublin Corporation’s office planning policy 

was related to this broader strategy and the emphasis on strengthening the office sector 

was viewed as part of reinforcing the key economic functions o f the central area, 

particularly the financial sector. The 1999 Plan alluded to the increased diversity in the 

office market as a result o f changes in the economic base of the city “The Dublin region 

office market has become increasingly diverse in recent years, with a wide range o f  

both office locations (Custom House Docks to suburban office parks) and office types 

(high-tech to Georgian)” (Dublin City Development Plan, 1999, 32). New high- 

specification office space was to be facilitated and indeed actively encouraged at the 

International Financial Services Centre (IFSC) and Docklands area generally, with a 

more limited quantity facilitated in the traditional core (Dublin City Development Plan, 

1999).
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At the end o f  the 1990s, Dubhn Corporation’s conservation policies in the central area 

acted as a severe constraint on office development and diminished the number o f 

potential office development opportunities. The central area was generally viewed by 

planners as unsuitable for accommodating large-scale office development (see Chapter 

6), reflected in the wide-ranging development restrictions adopted by the Corporation at 

this time. Indeed, planning /planning-related restrictions in the city centre were 

considerably higher than those associated with the periphery. This emerged as a critical 

factor in the decreased relative importance o f  the city centre as an office location and 

the emergence o f  new suburban office sites from the mid-1990s as will be detailed in 

Chapter 6.

Several planning limitations existed in the city centre which impacted on office 

development, affecting the permitted scale, height and type o f  permitted schemes. The 

restrictions placed on building size, as advocated by the 1991 Plan, remained in the 

1999 Plan, whereby offices o f more than 600 sq m were not permitted in the traditional 

office core (Dublin Corporation Development Plan, 1999) (see Table. 4.1). The strict 

conservation policy pertaining to the central area was reflected in the zoning objectives 

contained in the 1999 Plan. The increased concern with preserving elements o f  the city- 

centre’s built heritage was evident with respect to Zone Z8 'to protect the existing 

architectural and civic design character to allow only fo r  limited expansion consistent 

with the conservation objective. To allow prim arily residential and compatible office 

uses and institutional uses ’ under which office development, where this comprised a 

maximum o f 50 per cent o f  a unit, was permitted and pertained to many sites throughout 

the city centre, particularly in the Georgian areas. Under Zone Z3 ‘to provide fo r  and  

improve neighbourhood facilities  offices o f up to 300 sq m were permitted and those 

o f a maximum size o f  600 sq m were ‘open for consideration’. Zone Z4 T o  provide fo r  

and improve m ixed services fa c ilitie s ’ and Zone Z5 ‘To consolidate and facilita te the 

development o f  the central area, and to identify, reinforce and strengthen and protect its 

civic design character and dignity ’ permitted offices o f  a maximum size o f  600 sq m. 

These two zonings were scattered throughout the city centre and beyond the canal ring. 

Zone Z6 “To provide fo r  the creation and protection o f  enterprise and facilitate  

opportunities fo r  employment creation’’ permitted the development o f  ‘science and 

technology-based industry’, while this use was ‘open for consideration’ under Zone Z7
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“To provide fo r  the protection and creation o f  industrial uses and facilitate  

opportunities fo r  employment creation". These zoning objectives pertained principally 

to the docklands and a number o f  sites in the north and west o f  the Borough (Dublin 

City Development Plan, 1999).

Table 4.1
Development control standards for office development: Dublin Corporation

Development
Plans

D raft
1968 1971 1980

D raft
1987 1991 1999

Plot ratio 1.0 to 2.5 (») 1.0 to 2 .5 (* ) 1.0 to 2 .5 (* ) 1.0 to 2 .5 (* ) 1.25 to 2.5 1.5 to 3.0
Site coverage 0.60 , 0 .80  (*♦) 0.60, 0 .80  (**) 0 .50  to 0 .9 0 (* * ) 0 .5 0 to 0 .9 0 (* * ) 0 .50  to 0 .80 0 .50 to 1.00
Size n.s. n.s. n.s. 600 sq m  m ax. 600 sq m  m ax. 600  sq m  max.

C ar-park ing
Standards

2 - 4  spaces per 
un it (***)

2 - 4  spaces per 
unit (***)

1 space per 372 sq m 
12 spaces per 
92.9 sq m 
( * * ** ) ( • * )

1 space per 
400  /1 8 0  /  80 / 
4 0  sq m

1 space per 
4 0 0 /1 8 0 /8 0  
/40  sq m

1 space per 
1 0 0 /1 5 0  
sq m  (**)

n.s. not specified , (*) depend ing  on area in question  i.e. h igher plo t ratios associated  w ith north inner-city ,
(**) depend ing  on zone in question , (***) s ize  o f  unit not specified , (****) p lus I space for security

(Source: Dublin City D evelopm ent Plan, Draft 1968, 1971, 1980, Draft 1987, 1991, 1999)

Table 4.2
Summary of office location policy: Dublin Corporation

Development
Plans

Office-related location policy Locations zoned for office functions

1971 Decentralisation to outer suburbs, 
higher use intensity around district 
centres and near public transportation
routes

south-east o f  TCD, west o f  Dame Street, west o f  
M ountjoy Square

1980 In areas in need o f  redevelopm ent, to 
m aximise the effectiveness o f  public 
transportation (higher plot and site 
coverage ratios), to aid conservation in 
Georgian areas, redress im balance 
between northern and southern parts o f  
the Inner City, encouragem ent o f  office 
developm ent in city centre, limited 
zoning for offices in outer areas

south-east o f  TCD, Fitzw illiam  Sq, M errion Sq, 
Dublin Castle, M ountjoy Sq, Parnell Sq, north and 
south along Liffey to the w est o f  TCD, scattered 
limited areas associated with industrial activities 
e.g. Coolock, Finglas, Ballym un, Ballyferm ot

1991 Concentration in city centre with 
restrictions elsewhere, particular 
emphasis on financial services,
conservation o f  G eorgian areas, 
relaxation o f  developm ent control 
criteria in N orth G eorgian areas, very 
lim ited provision for office developm ent 
in the O uter City

Custom  House Docks, num erous areas ju st outside 
the CBD, very lim ited around Ballym un, 
Ballyfermot, C lonshaugh, Finglas, Coolock

1999 Concentration in city centre, science 
& technology industries in O uter City, 
proxim ity to strategic public transport 
corridors in the city centre, district 
centres and in em plojonent and 
enterprise zones

Docklands”*, Smithfield, N aas Road, Long Mile 
Road, Clonshaugh, Finglas, Ballym un

(Source: Dublin C ity D evelopm ent Plan, 1971, 1980, Draft 1987, 1991, 1999)

''also zoned under the Dublin D ocklands Area M aster Plan, 1997; see Figure. 4.5)
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Offices in Dublin County: land-use zoning and development control

The County o f  Dublin Development Plan, 1972

The 1972 Plan drew on the recommendations made by the County o f  Dublin Draft 

Development Plan, 1967, also known as the M yles Wright Plan which proposed that the 

future expansion o f  Dublin was to be accommodated in four ‘new tow ns’ to the west o f 

the city. The general policy o f Dublin County Council in the early 1970s was thus one 

o f promoting the County area as the principal location for future growth and 

development. The 1972 Plan determined that “the absorption o f  major urban growth 

poses new problem s fo r  the council, fo r  it is in the county areas that the Dublin o f  the 

fu ture must be built"  (County o f Dublin Development Plan, 1972, 8). In general 

conformity with the recommendations made by the Myles Wright Plan (1967), 

development in the County area was to be focused on the western new towns as the 

following policy statement made clear: “the major growth centres will be in three 

western town units ... Blanchardstown, Clondalkin / Lucan and Tallaght ... the Council 

is o f  the opinion that the major growth should be located in the western part o f  the 

County ... it will be the policy that the further expansion o f  the City should not be 

actively prom oted ...The location o f  projects in Dublin is discouraged in the 

administration o f  the grant incentives fo r  new industry ... which serves also to limit the 

growing problem s o f  congestion in the c ity” (Dublin County Development Plan, 1972, 

9,10,11). As part o f  this wider settlement policy, the location o f  employment functions 

was to be encouraged in the western area o f the County; “in the western area, where the 

major population growth is to be located, it is intended to incorporate a proportion o f  

employment uses into the town units and at the same time to establish an employment 

belt, largely industrial, between the existing city and the town un its” (Dublin County 

Development Plan, 1972, 22).

The suburbanisation o f residential and employment functions as the framework for the 

future growth o f  Dublin was to serve as a means o f  addressing the problems o f traffic 

congestion in the city and as previously mentioned, had also been advocated by Dublin 

Corporation at this time. The Dublin County Development Plan, 1972, affirmed “It is 

intended that this employment belt will attract working population from  both the city to 

the east and the town units to the west and thus provide fo r  short work journey travel 

from  both areas. It will at the same time draw o ff  commuter traffic from  the city"  

(Dublin County Development Plan, 1972, 22). In the early 1970s, therefore, the
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suburbanisation o f  employment-related land uses was closely related to the view that by 

locating development at Dublin’s periphery, traffic-related problems would thereby be 

addressed. However, as was to become abundantly clear in the decades which followed, 

the pattern o f land-uses and associated travel patterns which consequently emerged 

continued to pose serious problems for local authorities in Dublin.

Dublin County Development Plan, 1983

According to the 1983 Development Plan the western towns were to be the location for 

significant office development in Dublin and formed part o f a strategy o f attracting 

employment into these areas. The Plan stated that “It is the policy o f  the Council, 

reflected in the zonings fo r  town centres to encourage therein the location o f  office 

em ploym ent" and went on to point out that “In view o f  the expected population  

concentration in each o f  the western towns ... and the increasingly important role o f  

offices as employment outlets to the workforce, it is o f  particular importance that 

significant office development he undertaken in the western towns ” (Dublin County 

Development Plan, 1983, 57, 60). The 1983 Plan made provision for offices within five 

zoning objectives. Objective A1 “To protect and /or improve residential am enity"  and 

Objective C l “To protect, provide fo r  and /or improve local /neighbourhood centre 

fac ilities"  permitted ‘Neighbourhood’ offices. The latter Objective pertained to small 

areas in Tallaght (Dublin County Development Plan, 1983, map 17), while Objective 

A1 covered large areas to the west o f  the city such as at Quarryvale, Clondalkin, Lucan, 

along the ‘proposed western parkw ay’, the Navan Road, along the County Meath 

border, Coolmine, Tallaght, Leopardstown and around Sandyford. Objective C “To 

protect, provide fo r  and /or improve town /district centre fa c ilitie s"  allowed for 

‘District’ and ‘Neighbourhood’ offices and regarded ‘Other’ offices as ‘open for 

consideration’. The specific size o f office development did not appear to be indicated. 

All three categories o f  offices were permitted under Objective D “To provide fo r  major 

town centre activities"  which pertained to, while ‘District’ and ‘Neighbourhood’ offices 

were ‘open for consideration’ according to Objective E “To provide fo r  industrial and  

related uses"  and was found at Tallaght, Coolmine and Fox and Geese (Dublin County 

Development Plan, 1983, maps 10, 11, 12, 13, 17, 19,21).

Dublin County Development Plan, 1993

The 1993 Plan promoted the continuation o f  the growth strategy advocated by the 

Dublin County Development Plan, 1972 and 1983, which focused on the western towns.
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It stated that provisions for the location o f  service sector activities were to be related to 

the hierarchical distribution o f existing centres and to their relevant functions. The 1993 

Plan thus adopted the policy o f  encouraging major service employment activities into 

the existing western towns o f  Tallaght, Lucan/ Clondalkin and Blanchardstown (Dublin 

County Development Plan, 1993). With respect to the location o f offices specifically, 

the policy advocated by the 1993 Plan established that office functions were to be 

facilitated in commercial centres at a scale compatible with their service function and to 

encourage major office development in the three western new towns (Dublin County 

Development Plan, 1993).

As can be seen from Table 4.3, the 1993 Plan contained several zoning objectives 

pertaining to office development. Under Objective C "To protect, provide fo r  and /or 

improve town /district centre fa c ilitie s”, parts o f  Clondalkin, Tallaght, Dundmm, 

Stillorgan, Deansgrange, Loughlinstown and Saggart were zoned for offices. This 

objective pennitted office developments with a gross floor area o f 100 sq m and 100 -  

1,000 sq m, with those o f over 1,000 sq m being regarded as ‘open for consideration’. 

With the addition o f parts o f Swords and Clonsilla, Objective C l “7b protect, provide  

fo r  and /or improve local /neighbourhood centre facilities ” covered much o f  the areas 

included under Objective C (Dublin County Development Plan, 1993, maps 6, 14, 18, 

21, 23, 24, 26, 27). This zoning facilitated offices o f less than 100 sq m, while offices o f 

100 - 1,000 sq m were viewed as being ‘open for consideration’. It was notable that 

developments in excess o f 1,000 sq m  were not permitted. Objective C2 “To protect 

and enhance the special physical and social character o f  town and village centres” 

related to small parts o f Clondalkin, Tallaght, Dundrum, Deansgrange, Loughlinstown, 

Ballbriggan, Skerries, Rush, Donabate and Swords (Dublin County Development Plan, 

1993, maps 2, 3, 4, 5, 6, 18, 20, 23, 26, 27). This Objective imposed the same size 

limitations on offices as Objective C l, while under Objective D “to provide fo r  major 

town centre activities ” all three size categories associated with office development were 

permitted. Objective D covered the Blanchardstown area along the ‘proposed Navan 

Road’, Tallaght as well as parts o f  Saggart (Dublin County Development Plan, 1993, 

maps 15, 20, 21). Objective E “to provide fo r  industrial and related u ses” allowed for 

offices o f  less than 100 sq m, while regarding the other two size categories as being 

‘open for consideration’ (see Table 4.3). This zoning pertained to large tracts around 

Greenhills, Tallaght and parts o f  Saggart. In addition, parts o f  Blanchardstwon and 

along the County Meath border. Swords, M alahide /Portm am ock, Clonsilla,
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Palmerstown, Balbriggan and Santry were selected under this objective (Dublin County 

Development Plan, 1993, maps 2, 6, 10, 12, 13, 15). The location o f future road 

infrastructure appeared to have heavily influenced the distribution o f these zonings. It 

was notable that much of this zoning had occurred in the vicinity o f the ‘proposed 

motorway’, along the ‘proposed northern cross route’, the ‘proposed Navan Road’, 

‘proposed northern cross route’ /Western Parkway and ‘long-term road proposals’ 

(Dublin County Development Plan, 1993, map 27).

Table 4.
Size of office development permitted under zoning objectives 

Dublin County Development Plan, 1993

Zoning Objective < 100  sq m too -  1,000 sq m > 1,000 sq m
C / / O
C 1 / 0 X
C 2 / o X
D / / /
E / 0 o

(/= permitted; 0 =  open for consideration; X= not permitted) 
(Source: Dublin County Development Plan, 1993)

Borough of Dun Laoghaire office policy: land-use zoning and development control

Development Plan fo r  Borough o f  Dun Laoghaire, 1976

The 1976 Plan did not include zonings specifically for office functions although 

Objective PC “Primarily Commercial" permitted activities related to ‘professional 

practice’ and ‘general trade and commerce’. This zoning was found in the town centre 

of Dun Laoghaire and at Blackrock (Development Plan for Borough of Dun Laoghaire, 

1976, sheet no. 23vii, sheet no. 23v).

Corporation o f  Dun Laoghaire Development Plan, 1984

The 1984 Plan referred to the increasing importance of Blackrock and Dun Laoghaire as 

office locations and instructed that large-scale office development (i.e. in excess of 599 

sq m) within the Borough would only be permitted in these two town centres. Objective 

DC “To provide fo r  district centre activities” was found at Blackrock, Objective LC 

“To provide fo r  local centre activities ” related to small areas in Dun Laoghaire, while 

relatively large areas in Dun Laoghaire were zoned under Objective TC “To provide fo r  

town centre activities". Under these objectives offices (including professional practice) 

were ‘normally permitted’. Objective OR “To provide fo r  residential uses and limited
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office expansion” and Objective PO "To provide fo r  wholly /part office uses and or 

wholly /part residential u ses” allowed for ‘offices excluding those to which the public 

have frequent access’ and pertained to a number o f sites at Dun Laoghaire. It was 

interesting to note that lands at Loughlinstown which during the 1990s would facilitate 

major office development, were at this time still zoned for open space, residential 

amenities and limited associated uses (Corporation o f  Dun Laoghaire Development 

Plan, 1984, maps 1, 2, 4).

Development Plan fo r  Borough o f  Dun Laoghaire, 1991

The limited zoning provisions made for office development in the 1991 Plan indicated 

the low level o f anticipated demand for office space that this Plan referred to 

(Development Plan for Borough o f  Dun Laoghaire, 1991). The maps pertaining to this 

Plan showed that little land was zoned to facilitate office functions in the area around 

Blackrock, Booterstown and Monkstown, while Dun Laoghaire revealed only a limited 

degree o f  zoning under Objective OR “to provide fo r  residential use and limited office 

expansion” (Development Plan for Borough o f  Dun Laoghaire, 1991, map 2). 

Significantly, the area around Loughlinstown which was to emerge as a major new 

suburban office location in the late 1990s, had not been zoned for office functions under 

the 1991 Plan (Development Plan for Borough o f Dun Laoghaire, 1991, map 4).

The 1991 Development Plan employed strict controls regarding the scale o f office 

development to be permitted in the area under the jurisdiction o f  the Borough, with 

large new developments (i.e. in excess o f 600 sq m) to be permitted only in the town 

centre o f  Dun Laoghaire (Development Plan for Borough o f  Dun Laoghaire, 1991). This 

was noteworthy given that although, officially (according to the Dun Laoghaire -  

Rathdown County Development Plan, 1998), Dun Laoghaire (as well as Dundrum) was 

to remain the main location for office development under the new administrative 

arrangements. Dun Laoghaire in fact played only a minor role as an office location 

during the office boom o f the late 1990s, as will be shown later.

159



Post-Administrative Fragmentation: the Development Plans of the 
New Local Authorities

In the period following the disintegration o f  Dublin County Council in 1994, major 

changes emerged with respect to the locations zoned for office development as well as 

in relation to various elements o f development control. The key characteristic o f the 

changes introduced in relation to office planning policy was the large-scale rezoning o f 

former industrial, agricultural and institutional lands for office development at the 

periphery. As will be detailed in section 4.3.2, this was facilitated by the creation o f new 

zoning categories pertaining to office development in the new suburban local-authority 

development plans and their subsequent amendments.

Dun Laoghaire  -  Rathdown County Development Plan, 1998: zoning policy and  

development Control

The Dun Laoghaire -  Rathdown County Development Plan, 1998, replaced the Dun 

Laoghaire Borough Development Plan, 1991 and the Dublin County Development Plan, 

1993. The 1998 Plan stressed the importance o f  sustainable development in planning for 

the future o f the County, which was to be reflected in the pattern o f  land uses devised by 

the County Council. This Plan highlighted that land uses were to be allocated in such a 

manner so as to reduce the need to travel and to promote a more compact urban form, 

particularly along public transportation routes (Dun Laoghaire -  Rathdown County 

Development Plan, 1998). However, as will be detailed later in this Chapter and in 

Chapter 6 (see section 6.1), the zoning and development control policies adopted by 

Dun Laoghaire -  Rathdown County Council with respect to office development proved 

highly contradictory in relation to this aim.

The 1998 Plan contained four main policies pertaining to office development. Policy 

ElO related to ‘Science and Technology Parks’ and aimed to encourage the 

development o f  science and technology based enterprise in the County. Suitable lands 

for this function were to be identified, for example at Loughlinstown where 

development on the major new office campus o f  Cherrywood began in the late 1990s. 

Policy E l l  relating to ‘Offices in Industrial A reas’ asserted that office development, 

which was not ancillary to a primary industrial or commercial use, would not normally 

be permitted (Dun Laoghaire -  Rathdown County Development Plan, 1998). However,
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this policy objective, which was subsequently amended, possessed little impact in the 

face of development pressures which emerged in the late 1990s as a result of local 

authority desire for commercial rates income, as will be shown in section 4.3.2 and in 

Chapter 6 (section 6.1). Policy E12 pertained to ‘Office Development’ and stated that 

office development was to be facilitated in commercial centres according to a number of 

scale restrictions. In relation to ‘Service Industry’, Policy E l3 called for major service- 

sector employment to be located in existing town and district centres, with development 

to be of a scale compatible with the service function o f the town /district centres (Dun 

Laoghaire -  Rathdown County Development Plan, 1998). However, this policy aim was 

largely ignored with most large-scale service sector employment locating outside of 

these centres as will be detailed later (see also Chapter 6).

The 1998 Plan also identified a number o f specific local objectives with respect to office 

location policy. Office development at Booterstown, Monkstown and the existing office 

node at Blackrock, was to be strictly limited in scale, with schemes in excess of 600 

sq m not pennitted. While office development was to be facilitated at Beech Hill in 

Clonskeagh, which experienced significant development in the late 1990s, major office 

development within the County other than at Dun Laoghaire and Dundmm was to be 

restricted. The 1998 Plan stated that

“Major office development, that is schemes with a gross floor area in excess o f  

1000 sq. m. will generally only he permitted in Dun Laoghaire town centre and 

Dundrum. These are designated as the main office locations in the County. Both 

locations are well served by existing a n d / o r  proposed public transport facilities 

and their designation as centres fo r  office development is in line with the 

principles o f  sustainable development" (Dun Laoghaire -  Rathdown County 

Development Plan, 1998, 11).

Nine land-use zoning objectives were associated with the four office-related policies put 

forward by the 1998 Plan. Objective A “To protect and /or improve residential 

amenity" viewed small-scale office development (i.e. < 100 sqm ) ‘open for 

consideration’ and was found throughout the County. Objective A1 “To provide fo r  new 

residential communities in accordance with approved action area p lans” permitted 

offices o f < 100 m sq, while those between 100 to 1,000 sq m were deemed ‘open for
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consideration’ and pertained to areas around Stepaside and near Laughanstown. 

Objective B "To protect and improve rural amenity and to provide fo r  the development 

o f  agriculture” made ‘office-based industry’ and small-scale offices (i.e. < 1 0 0  s qm)  

‘open for consideration’ and covered large areas in the south o f  the County.

Objective E “to provide fo r  industrial and related uses” was to permit small-scale 

office development (i.e. < 100 sqm) .  The land-use zoning maps indicated that this 

objective pertained mainly to large areas o f  Sandyford as well as parts o f  Dundrum, 

Deansgrange, Comelscourt and Stepaside, with many o f  these zonings in close 

proximity to the proposed southeastern motorway being planned at this time (Dun 

Laoghaire -  Rathdown County Development Plan, 1998, maps 1, 6, 7, 9) (see Appendix 

9). In contrast, the traditional office nodes o f Blackrock and Dun Laoghaire had been 

largely by-passed by Objective E.

The 1998 Plan designated the area at Loughlinstown under Objective E l “to provide fo r  

the development o f  a science and technology p a r k ” and stated that 50 ha had been 

zoned for a Science and Technology Park at Cherrywood (Dun Laoghaire -  Rathdown 

County Development Plan, 1998, map 10). This Objective permitted ‘science and 

technology-based enterprise’ and offices o f less than 100 sq m. Offices in the range o f 

100 - 1,000 sq m were regarded as being ‘open for consideration’.

Objective LC “to protect, provide fo r  and/ or improve local centre facilities ” permitted 

offices o f  less than 100 sqm,  while offices o f 100 -  1,000 sq m  were ‘open for 

consideration’ and was found at Dun Laoghaire, Mount Merrion, Comelscourt and 

Shankill. Objective D C “to protect, provide fo r  and/ or improve district centre 

fa c ilitie s” allowed for offices o f less than 100 sq m and 100 -1 ,000  sq m, with science 

and technology based industry being ‘open for consideration’ pertained to a number o f 

sites at Blackrock, Nutgrove, Stillorgan, Comelscourt and Laughanstown (west o f 

Loughlinstown). All three size categories o f offices (i.e. < 100 sq m, 100 -  1,000 sq m 

and > 1,000 sq m) were facilitated under Objective TC “to protect, provide fo r  a n d /o r  

improve town centre fac ilitie s” which also indicated that ‘science and technology-based 

industry’ would be regarded as ‘open for consideration’. It is notable that this zoning is 

found exclusively at Dun Laoghaire and Dundmm yet these locations were not 

significant office development sites from the late 1990s. Objective H “to provide fo r  

harbour related amenity, recreation, light industrial and commercial development ” was
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found at Dun Laoghaire and permitted offices o f less than 100 sqm  and stated that 

offices of 100 -  1,000 sq m as well as ‘science and technology-based industry’ would be 

open for consideration. Although Dun Laoghaire had been selected as one of two main 

office locations within the County (along with Dundrum), relatively little zoning for 

office development was evident at this location (Dun Laoghaire -  Rathdown County 

Development Plan, 1998, map 2) (see Appendix 9).

As Table 4.4 shows, the 1998 Development Plan established relatively strict limitations 

with respect to the scale o f office development permitted within the various zonings. As 

previously mentioned, major office development (i.e. in excess of 1,000 sqm ) within 

the County was to be permitted only at Dundrum and Dun Laoghaire. However, as was 

shown in the Introduction (see Figure. 0.2), large-scale office development in the late 

1990s had clearly not been confined to these two designated office centres, with the 

latter largely by-passed by the office boom of the late 1990s. Instead, Loughlinstown 

and most notably Sandyford /Leopardstown emerged as major office development 

locations within the County (see Chapter 6, section 6.1). This was facilitated by the 

introduction o f two new zoning classifications into the 1998 Development Plan, namely 

‘Science and Technology Based Industry ’ and ‘Office-Based Industry ’, the latter having 

been established through a subsequent amendment (in 1999) to the 1998 Plan. This will 

be detailed later in section 4.3.2 and in Chapter 6 (see section 6.1). These new zonings 

resulted in the restrictions on developments in excess o f 1,000 sq m which officially 

pertained to areas outside o f Dun Laoaghaire and Dundrum to be ineffective.
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Table 4.4
Size of office development permitted under zoning objectives 

Dun Laoghaire -  Rathdown County Development Plan, 1998 and Variation thereof

Zoning
Objective

< 
100 

sq m

1 0 0 -  
1,000 
sq m

> 
1,000 
sq m

‘Science and technology 
based industry’

‘Office-based industry'^

A O a
A1 / O 0 o
B O 0 o
E !* O* O' / /
E l /* O* /
LC / O X 0 o
DC / 1 O o '
TC / 1 / o /

H / o X o a
(/=  perm itted  in  p rinc ip le ; 0 =  open  for considera tion ; X =  no t perm itted ) 

(source: Dun Laoghaire -  Rathdown County Development Plan, 1998; Variation thereof)

South Dublin County Development Plan, 1998: zoning policy and development control

South Dublin County Development Plan, 1998, superceded that part o f  the Dublin 

County Development Plan, 1993, which pertained to the south-west o f  the County. The 

new 1998 Plan contained a number o f policies relating to the location o f office 

functions, with two o f  these in particular having far-reaching consequences for the 

location o f office development in the County. While Policy E6 estabhshed that "It is the 

policy o f  the Council to facilita te  and encourage office development in town, district 

and local centres at a scale compatible with their service function ” (South Dublin 

County Development Plan, 1998, 25), Policy E5 and E l l  proved more influential. 

Policy E5 stated, “It is the policy o f  the Council to accommodate ‘office-based industry ’ 

in industrial and commercial areas” (South Dublin County Development Plan, 1998, 

25). This was to serve as a means o f incorporating new office-related functions 

associated with the emergence o f  high-technology industry as will be referred to later. 

The other key policy in terms o f the location as well as the unprecedented scale o f  office 

development from the late 1990s was Policy E l l  which stated that "it is the policy o f

^ ‘o ffice-based  in d u s try ’ w as a new  c lassif ica tion  in troduced  in 1999 by  the V aria tio n  sta tem ent 
subsequen tly  inc luded  in the 1998 D evelopm en t P lan

* the 1998 P lan  sta ted  that th is re fe rred  to  office  developm ent w hich  w as ‘ancilla ry  to  the p rim ary  
industria l o r com m ercia l u se ’ w hile  the 1999 V ariation  abo lished  th is an d  changed  the cond itions to 
‘offices to w hich  the public  have  frequen t access w ill not no rm ally  be  p e rm itte d ’
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the Council to encourage the development o f  science and technology-based enterprise 

in the County” (South Dubhn County Development Plan, 1998, 26).

The 1998 Development Plan provided several zoning categories under which office 

developments of varying sizes were either ‘permitted’ or ‘open for consideration’. 

Objective E "to provide fo r  industrial and related uses” covered large tracts of land in 

parts of Saggart, Clondalkin, a lone site at Greenoge (west o f Clondalkin), two large 

areas at Tallaght, with expansive tracts at Nangor, along the Naas Road and M50 

intersection, Ballyfermot and south thereof at Irishtown, Ronanstown and 

Ballymanaggin (South Dublin County Development Plan, 1998, maps 1, 2, 3, 4) (see 

Appendix 9). It was noteworthy that the lands zoned under this Objective tended to be 

large in size and widely scattered with little evidence o f clustering or concentration into 

nodes. Objective E regarded all three size classes pertaining to office functions (i.e. < 

100 sqm , 100 - 1,000 sqm , > 1,000 sqm ) as being ‘open for consideration’. 

Furthermore, this zoning objective also permitted ‘office-based industry’ and ‘science 

and technology-based enterprise’ (see Table 4.5).

The large-scale office development potentially allowed under this zoning was indicative 

of the decreasingly strict division between industrial and office functions ensured by 

previous zonings and pointed towards a more flexible definition of possible land uses. 

This flexibility allowed Objective E to facilitate large-scale office development on 

many dispersed /scattered sites within the County.

Zoning Objective TC “to protect, provide fo r and/ or improve Town Centre facilities” 

concerned a vast tract o f land at Tallaght and allowed for the location o f ‘office-based 

industry’ as well as all three categories of offices (i.e. < 100 sq m, 100 -  1,000 sq m,

< 1,000 sqm ), with ‘science and technology-based enterprise’ regarded as ‘open for 

consideration’ (South County Dublin Development Plan, 1998, map 3). Objective DC 

‘‘to protect, provide fo r  and/ or improve District Centre facilities” related mainly to the 

area around Quarryvale along the M50, with scattered DC zoning at Neilstown and 

Clondalkin. This Objective facilitated ‘office-based industry’, offices o f less than 100 

sq m as well as those between 100 - 1,000 sq m. In addition, offices in excess o f 1,000 

sq m and ‘science and technology-based enterprise’ would be ‘open for consideration’ 

(South County Dublin Development Plan, 1998, maps 1, 3) (see Appendix 9).
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Zoning Objective LC “to protect, provide fo r  and/ or improve local centre facilities” 

related to a limited number of scattered sites throughout Tallaght, Clondalkin and 

Templeogue. This Objective allowed for more limited office development with schemes 

of less than 100 sq m ‘permitted in principle’, while offices o f 100 - 1,000 sq m were 

‘open for consideration’. While offices in excess of 1,000 sq m were prohibited under 

this objective, ‘office-based industry’ and ‘science and technology based enterprise’ 

were however viewed as being ‘open for consideration’ (South Dublin County 

Development Plan, 1998, 59).

Although, the official size categories pertaining to office development in the new 

suburban development plans remained the same as in the Dublin County Development 

Plan, 1993, the locations and extent of coverage zoned for large-scale office 

development (i.e. > 1,000 sqm) had multiplied dramatically. In addition and very 

importantly, the introduction of ‘office-based industry’ and 'science and technology 

based enterprise ’ (see Appendix 9) acted as catalysts in the emergence of large office 

schemes in the County.

While these zoning objectives did not specify office activities as the sole uses /funcfions 

to be accommodated, instead making these permissible among other activities, they did 

however, open up potentially vast tracts of land to large-scale office development. Large 

office schemes in excess o f 1,000 sq m were permissible under Objective E and TC and 

open for considerafion under Objecfive DC (see Table 4.5). This indicated that large- 

scale office development was encouraged at numerous locations widely scattered within 

the South Dublin County area as opposed to being concentrated into nodes that may be 

more efficiently serviced by public transport. In fact, it was only under Objective TC, 

which appeared to be given limited expression in the South Dublin County area, that 

large-scale office development was encouraged to locate in existing urban nodes. The 

pattern of (large-scale) office development promoted by the zoning objectives was 

clearly at odds with the aim o f enhancing sustainability by ensuring a more efficient 

pattern of land-uses within the County. It is notable that the new categories ‘office- 

based industry’ and ‘science and technology based enterprise’ introduced by the 1998 

Development Plan were either ‘open for consideration’ or permitted within all zoning
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categories providing for office functions, even those where only small-scale offices 

were considered (i.e. < 100 sq m).

Table 4.5
Size of office development permitted under zoning objectives South Dublin County

Development Plan, 1998

Zoning

Objective

<100  

sq m

1 0 0 -1 ,0 0 0  

sq m

> 1,000 

sq m

‘office-based

industry’

‘science and technology 

based enterprise’

A O X X O 0
A ! / 0 X O O

B O X X O 0
LC / 0 X O O

DC / / o / O

TC / / / / O

E o o 0 / /

(/= permitted in principle; 0 =  open for consideration; X= not perm itted) 
(Source: South D ublin County D evelopm ent Plan, 1998)

Fingal County Development Plan, 1999: zoning policy and development control 

The Fingal County Development Plan, 1999, replaced that part o f the Dublin County 

Development Plan, 1993, which dealt with the northern part o f Dublin County. Similar 

to the development plans o f the other two new Dublin suburban local authorities, the 

1999 Plan highlighted the objective o f ensuring sustainable development within the 

County, stating that the strategy to be pursued was “To plan fo r  and facilitate  

appropriate sustainable development fo r  F ingal” and “To provide strategic objectives 

fo r  sustainable land use in the development areas in F inga l” (Fingal County 

Development Plan, 1999, 6). W ith respect to office functions the 1999 Development 

Plan made a number o f recommendations. Large-scale office development was to be 

located at Blanchardstown, as was pointed out by one o f  the development objectives 

pertaining to this area. The Plan also indicated that Swords was to be developed as a 

growth centre for high-technology industry, having implications for the development o f  

office space.

With respect to office functions, the 1999 Development Plan made provisions within ten 

zoning categories. Small-scale office development (i.e. < 100 sq m) was ‘open for 

consideration’ under Objective A “To protect and improve residential amenity in
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established residential areas ”, Objective B “to protect and provide fo r  the development 

o f agriculture and rural amenity" and Objective H “to provide fo r  a green belt and to 

provide fo r  urban and rural amenities and agriculture” made offices o f less than 

100 sq m ‘open for consideration’. These zonings were found around Blanchardstown, 

Balbriggan, Malahide and Castleknock (see Appendix 9). Objective NC “To protect, 

provide fo r  and /or improve local /neighbourhood centre facilities”. Objective NCB 

“To protect, provide fo r  and /or improve local /neighbourhood centre facilities in 

Ballymun” and Objective MVC “To protect and enhance the special physical and 

social character o f  major village centres and provide and /or improve village facilities ” 

permitted offices o f less than 100 sq m, viewed offices of 100 sq m to 1,000 sq m as 

being ‘open for consideration’, while offices greater than 1,000 sq m were prohibited. 

These zonings were found to a limited extent at Blanchardstown, Ballymun and Swords. 

According to Objective TDC “To protect and enhance the special physical and social 

character o f  town or district centres and provide and /or improve town and district 

centre facilities” offices o f less than 100 sq m and 100 to 1,000 sq m were permitted, 

while those in excess of 1,000 sq m were ‘open for consideration’ and pertained to small 

parts of Balbriggan. Objective E “To facilitate opportunities fo r  general industrial 

employment and related uses in established industrial areas” and Objective ST “To 

facilitate opportunities fo r  science and technology based employment in a high quality 

landscaped environment in established science and technology p arks” allowed for 

small-scale offices (i.e. <100 sqm ), while the other two size categories (i.e. 100 to 

1,000 sq m and > 1,000 sq m) were deemed ‘open for consideration’. Objective E was 

found along the M50 motorway and N2 intersection, at Santry, around Hartstown, 

Baldoyle and Swords, with small provisions made at Blanchardstown. Objective ST 

pertained to large areas to the north-west o f Mulhuddart as well as large tracts at 

Ballycoolen. Objectives D, STl and LI pertained to areas which had been indicated as 

Action Plan Areas. Objective D “To provide fo r  major town centre activities in 

accordance with approved action area /structure plans and subject to the provision o f  

the necessary physical infrastructure’’ made ‘science and technology based enterprise’ 

‘open for consideration’ and was found at Blanchardstown. ‘Science and technology 

based enterprise’ was deemed acceptable under Objective STl “To facilitate 

opportunities fo r  science and technology based employment and associated and 

complementary uses in a campus style environment in accordance with approved action 

area plans and subject to the provision o f  the necessary physical infrastructure” and
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Objective LI “To facilita te opportunities fo r  light industrial employment in a high 

quality landscaped environment in accordance with approved action area plans and  

subject to the provision o f  the necessary physical infrastructure” . Objective ST l was 

found in association with Objective ST and covered large tracts o f land west and east o f 

Mulhuddart and in proximity to the M50 motorway (Fingal County Development Plan, 

1999, map 1 /cover map).

Table 4.6
Size of office development permitted under zoning objectives 

Fingal County Development Plan, 1999

Zoning Objective < 1 0 0 s q m 1 0 0 -1 ,0 0 0  sq ni > 1,000 sq m 'Science and technology 
based enterprise ’

A O X X

NC A o X

NCB A o X

MVC A o X

TDC A A o
D O

E A O o
ST A O 0
STl A

LI A

B O X X

H O X X

(A= acceptable; 0 =  open for consideration; X= not acceptable) 

(Source: Fingal County Development Plan, 1999)
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Table 4.7
Summary of suburban office location policy

Development
Plans

Office-related location policy Locations zoned for office 
activities

1972 Office development to be 
accommodated in Western new towns

Western Towns (Blanchardstown, 
Clondalkin / Lucan, Tallaght); Swords, 
Balbriggan

1983 Office development to be 
accommodated in Western new towns

Western Towns (Blanchardstown, 
Clondalkin / Lucan, Tallaght); Swords, 
Balbriggan

1993 major office development in Western 
Towns, in existing commercial centres 
compatible with function

Western Towns (Blanchardstown, 
Clondalkin/ Lucan, Tallaght), Saggart, 
Dundrum, Stillorgan, Swords, 
Deansgrange, Loughlinstown, 
Ballbriggan, Skerries, Rush, Donabate

Borough of 
Dun Laoghaire 
1976

Very limited zoning for office activities Dun Laoghaire, Blackrock

Corporation of 
Dun Laoghaire 
1984

Large-scale office development 
restricted to town centers, limited 
office zonings

Dun Laoghaire, Blackrock

Borough of 
Dun Laoghaire 
1991

limited office zoning Town centre of Dun Laoghaire; 
(note: little in Blackrock)

Dun Laoghaire- 
Rathdown 
Co. Co.
1998

‘office-based industry’ in industrial 
and commercial areas, Science & 
technology parks, commercial centres, 
existing town and district centers

Sandyford, Loughlinstown, 
Dundrum, Deansgrange,
Cornelscourt, Stepaside, Bray, 
Clonskeagh; (note: very little in Dun 
Laoghaire, Blackrock)

South Dublin 
Co. Co.
1998

‘office-based industry’ in industrial 
and commercial areas, town, district 
and local centres compatible with their 
service function, ‘science & 
technology-based enterprise’

Clondalkin, Naas Road / M50 
intersection, Saggart, Tallaght, 
Nangor, Ballyfermot, Greenoge, 
Irishtown, Ronanstown, 
Ballymanaggin, Quarryvale, 
Neilstown, Templeogue

Fingal Co. Co. 
1999

Major office development in town 
centres, ‘Science and technology 
based employment’

Blanchardstown, Swords, along 
northern part of M50 (South Fingal 
Fringe), Santry, Ballycoolen and west 
o f Mulhuddart, Castlenock, 
Balbriggan
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4.3

Entrepreneurial Planning

Introduction

The numerous barriers which hinder the potential o f  planning in Dublin to ensure a 

more efficient pattern o f  office development, discussed in section 4.1, have been greatly 

exacerbated in the post-1995 period as a result o f the increasingly aggressive 

entrepreneurial role which planning has assumed. This has incorporated two 

fundamental elements. Originating in the mid-1980s, the central-govemment led 

Designated Area policy served to undermine the role o f the local authorities with 

respect to planning issues. While initially this policy was confined to a number o f  city- 

centre sites, with the exception o f Tallaght, its subsequent extension to two new 

suburban sites (i.e. East Point and Park West) in the mid- to late-1990s proved highly 

problematic in terms o f  the formulation o f effective office planning policy. A further 

element which underwrote the increasingly entrepreneurial role o f planning from the 

latter part o f the 1990s, was the widespread practice o f inter local-authority competition 

for commercial rates from office development which followed further administrative 

fragmentation after 1993. This proved a severe hindrance to the formulation o f effective 

office planning policy.

As was pointed out in section 4.1 and in Chapter 1, planning within the capitalist system 

will always, to varying degrees, be predisposed to entrepreneurial tendencies as it 

depends (largely) on private development interests to implement its development plans. 

However, there has been an evolution in the entrepreneurial dimension o f  planning in 

Dublin. In their quest to attract private (office) development, these entrepreneurial 

approaches have varied with respect to their success in achieving this and, crucially, 

their consequences for limiting the effectiveness o f planning in ensuring a more 

sustainable pattern o f  office development.

The manner in which development control measures were used as a tool to enhance the 

potential profitability o f  office development at particular locations during the 1970s and 

1980s was indicative o f  early entrepreneurialism in planning policy. The Dublin City 

Development Plan, 1971, introduced a relaxation o f  development control measures with 

regard to parts o f  the north inner-city (e.g. around Mountjoy Square) by permitting 

higher plot ratios and introducing generous car-parking allowances in attempting to
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encourage development at locations that were by-passed by the market. The higher plot 

ratio meant that a greater quantity o f  space could potentially be developed at these 

locations, thus yielding higher prospective profits for developers. The lessening o f 

restrictions posed by zoning and development control measures in order to stimulate 

development, was also referred to in the Dublin City Development Plan, 1980, which 

stated that "the policy o f  the Planning Authority is to encourage development in areas 

in need o f  redevelopment. This will be achieved through the implementation o f  

appropriate land-use zoning, density provisions and specific objectives ” (Dublin City 

Development Plan, 1980, 39). The lack o f office development activity in the north 

Georgian areas (and north city-centre generally) which persisted throughout the 1980s, 

prompted a relaxation o f development control measures in these areas. The Dublin City 

Draft Development Plan, 1987, recognising this, proposed to loosen several 

development control criteria in an attempt to attract private office development. It stated 

that

"Much o f  the northern part o f  the City has hitherto not attracted office 

investment. To encourage the attractiveness o f  parts o f  this area as a possible 

location fo r  such developments a range o f  development control criteria will be 

relaxed ... Consideration will be given to office redevelopment proposals in 

excess o f  these maximum sizes, provided they are planned in units, each o f  

which does not exceed 600 sq m to preserve the existing unit size o f  buildings 

/plots in the area "

(Dublin City Draft Development Plan, 1987, 44).

In addition, the 1987 Draft Plan proposed the introduction o f  generous car-parking 

allowances and a reduced emphasis on having to include a residential aspect to 

proposed developments. It declared "The principal means o f  achieving the 

redevelopment o f  cleared sites and obsolescent properties along these main roads 

[referring to the Inner Tangent Ring Road and Gardiner Street] will be through 

generous car-parking allowances and a relaxation o f  residential content requirements ” 

(Dublin City Draft Development Plan, 1987, 45). The higher permitted plot ratios (i.e. 

2.5 ; 1) encouraged development o f  a site on the North Circular Road upon which a 

large (11,300 sqm ) office development known as Park House was granted permission
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by Dublin Corporation in order to encourage development in this rather neglected part 

of the city.

However, these measures were of little significance in terms of an overall shift in the 

location o f office development (see MacLaran, 1993). This was indicative of the limits 

o f planning in directing development into particular locations in order to achieve wider 

planning objectives. This was alluded to in the Dublin City Development Plan, 1980, 

which drew attention to the problems associated with urban renewal in that pressures for 

redevelopment in derelict areas may not coincide with commercial interests in the 

competition to establish the most ‘economical’ use o f land in terms of developers’ 

profits. The inability of planning policy to bring about a redirection in the location of 

office development to the north-side of the central area remained through much the 

1980s. Traditional planning policy alone was not able to attract the private sector 

development that was being advocated in the development plans.

The manner in which planning is confined in directing private development into 

locations deemed by the planning authority to be desirable was alluded to by a former 

Planning Officer for Fingal County Council and former Deputy Dublin Planning Officer 

with Dublin Corporation who contended that “We tried to address the situation between 

the north and the south side. We found that between 1971 and 1976 more offices were 

being built on the south side than existed on the north side. And we went round the town 

to try and get people interested and we couldn’t"  (Interview P 6). The confinement of 

planning’s role to permitting development rather than directing it, was pointed out by a 

former Chief Planning Officer for Dublin City and County who affirmed that “We are a 

department which has a lot o f  ideals but we have no funding ...w e  had all the ideas and 

could do nothing about it, only persuade . . .no coordinated function . . .we can’t force  

people, we can give them grants to facilitate them ” (Interview PI ) .  This limitation of 

planning in directing office development to the north-side o f the city was referred to by 

a former Planning Officer for Fingal County Council and former Deputy Dublin 

Planning Officer with Dublin Corporation cited earlier who stated that “/  remember 

trying to get offices onto the north-side as opposed to the south-side. It was like doing 

brain surgery with a chisel and a mallet because all you had was plot ratio and site 

coverage ... but we had no financial things to give them" (Interview P 6). It was not 

until planning altered the environment o f relative opportunity and constraint in a very
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direct manner through the introduction o f incentives that private development moved 

into these areas as well as a number o f  new suburban sites. This is further detailed in 

Chapter 6 (see section 6.2).

4.3.1 Central government involvement

The Designated Area policies

The planning environment during the 1980s was marked by a general sense o f 

inactivity, related to the paucity o f  (office) development applications resulting from the 

recession which prevailed during much o f the decade. As well as the wide-spread 

dereliction o f much o f  the central area, large tracts o f land in the Docklands became 

disused as the traditional industry (e.g. shipping, trade-related activities, goods 

handling) diminished. The state o f  the physical environment o f the city centre had 

reached a crisis point which urban planning was ill-equipped to address. As previously 

mentioned, traditional planning methods (i.e. zoning and development control) which 

operated on the basis o f either permitting or preventing development, did not prove to 

be conducive to attract private economic /property development (see MacLaran, 1993). 

The eventual transformation to office functions (among other uses) o f  parts o f the 

central area and the Docklands, as well as a number o f  suburban sites, was not 

instigated by traditional planning structures and instruments. Rather this was prompted 

by the introduction o f  a range o f new initiatives in the 1980s and 1990s in the form o f 

government intervention via the Department o f  the Environment as well as the 

Department o f Finance, heralding in a new phase o f  entrepreneurial planning.

The introduction o f the Finance Act o f  1986 provided for the establishment o f 

Designated Areas at locations in Ireland which were deemed to be in need o f 

redevelopment and which had failed to attract private development. A variety o f 

incentives were made available to developers, investors and occupiers in order to 

encourage urban regeneration through private-sector property (re)development. These 

incentives added a new dimension to planning policy at locations under designation. 

While traditionally planning could either permit or prohibit development, it now had the 

power to intervene more directly in profitability for developers.
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Initial designation: the city centre and Tallaght

With regard to Dubhn, the Designated Area status initially pertained to four inner-city 

areas as well as a green-field site at Tallaght to the west o f the city. The Designated 

Areas in the city centre comprised Henrietta Street, the North East inner city, a stretch 

along the Quays from O ’Connell Bridge to Usher’s Island (south along Liffey) and Ellis 

Quay (north along Liffey) as well as the Custom House Docks (see Figure. 4.2). In line 

with a general trend occurring in many dockland areas o f other cities (e.g. London), it 

was at the latter location that large-scale office development occurred from the late 

1980s. This was further stimulated by beneficial fiscal incentives relating to off-shore 

trading and culminated in the International Financial Services Centre (IFSC) and its 

subsequent extension. The special consideration which was to be given to the Custom 

House Docks area was referred to in the Dublin City Draft Development Plan, 1987, 

which indicated that with regard to development control measures, this area was to be 

considered as a special case (Dublin City Draft Development Plan, 1987).

The tax incentives available under designation directly altered the profitability surface 

for developers by increasing the financial viability o f  undertaking development. 

Although the provisions included benefits for occupiers, it was ultimately developers 

and investors who profited most from the incentives. The benefits availed o f  by 

occupiers would permit them to pay higher rents thus increasing the potential profits 

accruing to the latter. With respect to office development the provisions o f the 

Designated Area policy were the following:

•  Full remission o f rates for ten years on new buildings and on the increased value 
o f reconstructed premises

• Capital allowances for commercial development amounting to fifty per cent o f 
the capital involved, whether the building was owner-occupied or leased

•  For tenants o f  new or refurbished premises a rent allowance against tax 
amounting to twice the annual rent for a period o f ten years

(MacLaran, 1993,216)
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Figure. 4.2 The Designated Areas
(source: MacLaran, 2003)

In relation to the Custom House Docks a number of additional incentives pertained. 

These comprised capital allowances for business premises amounting to 100 per cent 

(54 per cent in the first year and 4 per cent thereafter (Dublin Docklands Area Master 

Plan, 1997). With regard to the International Financial Services Centre (IFSC) that was 

planned for the site of the Custom House Docks a number of inducements would be 

made to occupiers in the form of eliminating restrictions on internationally traded 

services as well as the removal of capital gains tax on income generated from these 

transactions. In addition, for companies engaged in international trading activities a 

corporate tax rate of ten per cent was introduced, expiring on 1̂* January 2003 after 

which a tax rate of 12.5 per cent applied.
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The Custom House Docks Development Authority (CHDDA)

The setting up o f special purpose authorities to bypass the established planning 

departments within the local authority structure was a key characteristic o f 

entrepreneurial planning in Dublin from the latter part o f  the 1980s and was reminiscent 

o f trends in other cities such as London and New York (see Chapter 1). Accompanying 

the Designated Area policy was the idea that the existing planning authority (i.e. Dublin 

Corporation) and planning framework (i.e. the Dublin City Development Plan, 1980 and 

Draft Plan, 1987) were not capable o f  producing a planning environment that would be 

conducive to bringing about the scale o f urban renewal in the Docklands that was being 

encouraged via the Designated Area policy. In response to this, the Custom House 

Docks Development Authority (CHDDA) was established in 1987 as a planning and 

development authority operating independently o f  Dublin Corporation. The introduction 

o f the incentives and a streamlined planning regime for the Docklands which was 

independent o f Dublin Corporation had an important impact on the location o f office 

development in the city centre with the Docklands emerging as a major office location 

(see Introduction, Figure. 0.8 and Figure. 0.9).

The Dublin Docklands Development Authority (DDDA)

In January 1996 the government resolved that a strategic approach should be adopted to 

the renewal and development o f  the wider Docklands area. In 1997 the CHDDA was 

replaced by the Dublin Docklands Development Authority (DDDA) which was 

established to oversee the planning o f  the Docklands as a whole. The establishment o f 

the DDDA further undermined the existing local authority (i.e. Dublin Corporation) and 

the planning policies formulated in the Dublin City Development Plan, 1991 (see 

Chapter 1).

The Dublin Docklands Area Master Plan, 1997

Section 18 (1) o f the Dublin Docklands Development Authority (DDDA) Act, 1997, 

required the DDDA to prepare a M aster Plan for the regeneration o f  the Area under its 

jurisdiction and to promote its implementation. The DDDA adopted the Dublin 

Docklands Area Master Plan in November 1997, which outlined the strategy to be 

pursued for the social, economic and physical rejuvenafion o f 526 hectares (1,300 acres) 

o f the Dublin docklands over a fifteen-year period. Figure. 4.4 shows the land-use 

changes introduced by the introduction o f a separate development plan for this part o f
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the central area. The 1997 Plan made a number o f  provisions with respect to office 

development and was provided for within five zoning categories. The most notable o f 

these was the introduction o f a Zone 6 objective T o provide fo r  the creation and  

protection o f  enterprise and facilita te opportunities fo r  employment creation ’ which 

replaced Objective G ‘to provide fo r  general industrial u se ’ o f  the Dublin City 

Development Plan, 1991 (Figure. 4.3). Large tracts within the docklands were rezoned 

under this objective, thus opening up the area to the possibility o f large-scale office 

development. This Zone 6 Objective was also incorporated into Objective Zone 14 ‘To 

seek the social, economic and physical rejuvenation o f  an area by means o f  planning  

schemes with mixed use o f  which residential and Zone 6 would be the predominant 

uses ’ and covered the Grand Canal Dock area on the south side as well as a large site 

along North Wall Quay. The Zone 4 objective ‘to protect, provide fo r  and improve 

mixed service facilities  ’ pertained to several sites in the docklands area, most notably to 

a large site adjacent to the Point Depot along North Wall Quay. The objective known as 

Zone 5 ‘To consolidate and facilita te the development o f  the central area and to 

identify, reinforce and strengthen its civic design character and dignity' applied to 

numerous sites in the south-west and north-west o f the docklands area. Zone 3 ‘To 

protect, provide fo r  and improve neighbourhood facilities ’ allowed for small-scale 

office development at a number o f  small, scattered sites throughout the docklands. With 

the exception o f Zone 3, where 300 sq m was the maximum size o f office development 

permitted, these zoning objectives allowed office development o f  up to 600 sq m 

(Figure. 4.4).
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Figure. 4.3
Dublin City Development Plan, 1991, land use zonings for the docklands

(Source: Dublin Docklands Area M aster Plan, 1997)

Zonings providing for office functions

^ B o b je c t iv e  E “To provide for and improve light industrial and related uses”
^ ^ O b je c t iv e  G “To provide for general industrial use”
j^ jO b je c tiv e  C l “To provide for and improve business and service centre facilities (Inner City)

F igure. 4.4
D ublin D ocklands A rea M a s te r  P lan , 1997. land  use zonings fo r  the  dock lands (Source: D ublin

D ocklands A rea M a ste r P lan , 1997)
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“To consolidate and facilitate the development o f the central area and to identify, reinforce and 
strengthen its civic design character and dignity”
“To provide for the creation and protection o f enterprise and facilitate opportunities for 
employment creation”

“To provide for the creation and protection o f industrial uses and to facilitate opportunities for 
employment creation”

“To seek the social, economic and physical rejuvenation o f  an area by means o f planning 
schemes with mixed use o f which residentail and Zone 6 would be the p redom inan t uses”

)bjective Zone 3 
)bjective Zone 4

)bjective Zone 5 

I -jObjective Zone 6

Objective Zone 7

Objective Zone 14
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The D ubhn Docklands Area M aster Plan, 1997, stated that tax incentives would be 

necessary in order to promote the sustainable development o f the docklands area. It was 

argued that in the absence o f  incentives, development would not occur in the Area. The 

Master Plan claimed that the incentives would act as a means o f  encouraging and 

controlling the location and type o f  development (Dublin Docklands Development 

Authority M aster Plan, 1997). However, the incentives led to developers’ proposing 

schemes o f  a nature which had not been included in the existing zonings, as for 

example, in the case o f  East Point Business Park, as will be shown in Chapter 6 (see 

section 6.2).

Section 25 Planning Schemes, DDDA Act, 1997

The establishment o f  a separate planning authority for the Dublin Docklands was 

accompanied by a further entrepreneurial element into the planning environment in the 

Docklands. The Dublin Docklands Development Authority Act, 1997, provided for the 

identification o f particular sites within the Docklands Area that were to be eligible for 

special planning status under the Section 25 Planning Schemes. Similar to the 

provisions in Section 12 o f  the Urban Renewal Act, 1986, for the Custom House Docks 

area, the Provisions contained in Section 25 enabled the Authority to prepare Planning 

Schemes for the Custom House Docks area or any other site in the Dublin Docklands 

area which had been specified for that purpose by Order o f  the M inister for the 

Environment and Local Government and which was approved by both Houses o f the 

Oireachtas^. The Schemes indicated the manner in which the area under consideration 

was to be developed as determined by the DDDA, having regard to issues relating to 

land-use, transportation, conservation and other matters (Dublin Docklands 

Development Authority M aster Plan, 1997). This new selective entrepreneurial planning 

approach by-passed the traditional planning framework o f  the area, with the 1997 

M aster Plan stating that

‘‘Section 25 also provides that the carrying out o f development which is certified 

by the Authority to be consistent with a Planning Scheme shall be exempted 

development for the purposes o f the Local Government (Planning and 

Development) Act, 1963. The effect o f this provision is to eliminate uncertainty

* parliament

180



and minimise delay in respect o f  developments requiring major public and /or 

private investment, when compared to the normal planning process  ”

(Dublin Docklands Development Authority M aster Plan, 1997, 166).

The areas which benefited from a Section 25 Planning Scheme were the IFSC phase one 

and two, the Grand Canal Dock area as well as the extended Custom House Docks 

Area. In addition, a number o f  sites were recommended for Section 25 Designation, 

namely the Grand Canal Basin area, the Poolbeg Peninsula and the area to the north o f 

the existing Custom House Docks site (see Figure. 4.5). The obvious advantages for 

developers in an area benefiting from a Section 25 provision was the rapidity o f  the 

planning process in relation to these sites, with applications often processed within one 

month as was highlighted by a planner with the Dublin Docklands Development 

Authority (Interview P 8). This informant pointed out the enhanced flexibility and 

choice which developers enjoyed in relation to office planning applications in the 

Docklands as a result o f  their eligibility to make submissions to either Dublin 

Corporation (now Dublin City Council) or the DDDA (In tem ew  P 8). Compared to the 

DDDA, the higher densities permitted by Dublin Corporation encouraged developers to 

approach the latter. However, the fast-track method adopted by the DDDA, involving 

fewer planning delays, appealed to developers, particularly during buoyant periods in 

the office market. During quieter times when there was no immediate demand for office 

space, and thus pressure to complete a development within a short as possible time- 

span, developers resorted back to Dublin Corporation (Interview P 8).

Furthermore, the in-built flexibility o f  the DDDA M aster Plan itself allowed for 

variations on the type and quantity o f  space developed (i.e. residential and commercial 

ratios could be adjusted) as was alluded to by this informant. In the case o f a downturn 

in the office market, for example, increased residential development could be permitted 

(Interview P 8). Thus, the planning context o f the docklands, marked by fragmentation 

and greater flexibility, afforded developers greater control with respect to making 

planning applications and ultimately undertaking development. However, these central- 

govemment imposed changes to heighten /sharpen the entrepreneurial role o f  planning 

resulted in increasing difficulties with respect to the coordination o f  planning policy 

within the city centre as well as in relation to the wider metropolitan area, as will be 

taken up in Chapter 7.
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Figure, 4.5 Section 25 Areas

(Source: Dublin Docklands Master Plan, 1997)

Existing Custom House Docks Area

Area to which the remit o f  the Custom House Docks Development Authority can be 
extended under existing legislation

Proposed Section 25 Areas

The Enterprise Areas

In the mid- to late-1990s, tax designation was also extended to two new suburban sites, 

namely East Point in Dublin 3 and Park West on the Nangor Road, which were afforded 

Enterprise Area status. The Enterprise Area policy was to stimulate economic activity 

and employment prospects at the designated sites by attracting multinational companies 

related to the high-technology sector. Designation proved to be highly influential in the 

emergence of these sites as major office development locations as will be discussed in 

detail in Chapter 6 (see section 6.2). While tax designation in the city centre in the mid- 

1980s was to act as a means o f addressing the wide-spread dereliction and under-use of 

land which was affecting large areas of the central city, the designation of suburban 

green-field sites could not be justified on these grounds. The problematic consequences 

of this type o f intervention in the urban environment, particularly with respect to 

suburban designation, will be discussed in Chapter 7.
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4.3.2 Local Authority Financing: Entrepreneurial Planning as a Means of Local 
Authority Financial Survival

Office development in Dun Laoghaire during the 1980s had been influenced to a degree 

by the search for commercial rates income by Dun Laoghaire Corporation. However, 

the local authority search for commercial rates became one o f  the hallmarks o f  office 

planning policy in the post-1995 period and embodied the ultimate expression o f 

entrepreneurial planning. This form o f entrepreneurialism marked an important point o f  

departure for the role o f planning and its potential in ensuring a more efficient pattern o f 

office development. Although planning had, since its formal inception, encompassed an 

entrepreneurial dimension, in the post-1995 period, this aspect /pressure developed as 

the principal force impacting on the formulation o f  office planning policy.

As referred to previously, early entrepreneurial attempts employing traditional planning 

instruments (i.e. zoning and development control) and the later introduction o f 

incentives were to act as a means o f  improving the economic prospects o f particular 

locations. However, from the mid-1990s, planning increasingly became part o f an 

agenda to boost local authority income from commercial rates. As a result, traditional 

planning instruments were aggressively harnessed by the local authority for the purpose 

o f generating rates income from office development.

The financial dependence o f  the local authorities on commercial rates income proved 

highly problematic for the formulation o f effective office planning policy in the context 

o f further administrative fragmentation after 1993 (see section 4.1). Given the weak 

financial position o f the local authorities within which planning is embedded, 

competition for commercial rates impacted very negatively on the ability o f each 

authority to adopt office planning policies which considered seriously factors other than 

the level o f  rates income generated. Inter local-authority competition for commercial 

rates from office development also had consequences for the potential efficacy o f  

adopting a regional planning perspective as well as for the coordination o f  land-use and 

transportation planning.

The financial basis o f  the local authorities had until 1978 been derived from domestic 

and commercial rates together with central government funds. The abolition o f  domestic 

rates in that year was accompanied by greater dependence on central exchequer funding 

resulting in local authorities becoming increasingly controlled by central government.
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This was particularly the case in the context o f Ministerial power to limit the scale of 

rates increases which were frequently surpassed by the pace o f general price inflation 

(see MacLaran, 1993). A heavy reliance on commercial rates income (e.g. from office 

development) thus ensued.

In the absence of an overall planning framework for the Dublin Region, administrative 

fragmentation and the dependence on commercial rates as a major element in the basis 

of local authority financing, the local authorities competed with one another for rates 

income from commercial (e.g. office) development. This had detrimental consequences 

for the formulation o f effective office planning policy as was highlighted by several 

planners, developers and estate agents (Interviews P 4, P 7, D I, D 7, D 9, D 10, EA 1, 

EA 3). One developer explained that for every 10,000 sqm  of office space that was 

developed the local authority in question received Euros 360,000 (Interview D 1), thus 

acting as a huge incentive for local authorities to grant permission for office schemes. 

This situation proved a severe hindrance to effective planning /planning coordination as 

decisions regarding the location, scale and type o f office development were often based 

on the potential level o f rates income that development would generate rather than on 

wider metropolitan planning concerns.

A different developer noted that the suburban planning environment had become 

increasingly sympathetic to developers’ requirements as a result o f administrative 

fragmentation, with much pressure placed on planners to allow development in order to 

secure the commercial rates base (Interview D 10). Another developer pointed to the 

way in which the break-up of the local authorities had fostered fierce competition for 

commercial rates revenue from office development (Interview D 7). This developer 

noted the pressure which local authorities were under to allow office development as a 

result of their reliance on commercial rates and the detrimental consequences which this 

had for the adoption of effective office planning policies. He conceded that

"The planning authorities strive to keep development within their own jurisdictions 

and will not give up development opportunities just because the zoning is wrong ... 

There is competition between the local authorities fo r  rates from commercial 

development and, i f  one County Council does not grant permission fo r  development, the 

developer will go elsewhere ... the County Councils are under pressure to allow 

development to take place ” (Interview D 7).
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The difficulty of implementing a regional planning strategy in the context o f the 

existing competition for commercial rates, was alluded to by a senior planning 

consultant with Brady Shipman Martin, the consultants responsible for the Strategic 

Planning Guidelines, who stated that “The rates issue is a major issue. It distorts or 

bends the whole system. It influences the system because it makes Councils hungry fo r  

employment-related activities or rateable activities .... Because they [local authorities] 

think on a county basis and because o f the rates situation, this [competition for 

commercial rates] is a major issue. They want to get their share o f  it, and they would be 

very upset, even though they ’re not going to get much more living in Dun Laoghaire - 

Rathdown. ... their population is likely to remain almost static over the next decade or 

two but they still want more o f  this office development so that they can get more rates, 

so they can have a higher status, and they ’re not that happy to see it go to South Dublin 

...S o  there are those sorts o f  issues that come into play, and that's perhaps where this 

wider authority ... ” (Interview P 7).

The considerable obstacle which competition for rates-based income posed for the 

implementation of any regional planning framework, was also highlighted by a Deputy 

Planning Officer with Dublin Corporation who contended:

“I t ’s my personal opinion that there could be better regional administration in 

the Dublin Region ... The Department o f  the Environment has required us to 

adjust our development plans to bring them in line with the Strategic Planning 

Guidelines. Nonetheless, the financial basis o f  the authorities derives partly 

from their rateable valuation and that as you know comes from  commercial 

property and not from residential. So there is a natural tendency fo r  the four  

local authorities to compete fo r  inward commercial investment which will boost 

their revenue and that, I  think, is an extraneous factor which doesn’t always 

lead to sustainable development” (Interview P 4).

The senior planning consultant with Brady Shipman Martin quoted previously, 

highlighted the problems which the current pattern o f office development posed for the 

overall spatial structure o f the city and asserted that “/  think that the danger in the 

suburbs is that it [office development] ju st proliferates all over the place and you get a 

sprawl at all sorts o f odd places that have no real bearing. So i t ’s a matter o f  thinking
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out carefully where they [office developments] should go and nobody has worked that 

out” (Interview P 7).

The highly negative effect which inter local-authority competition for commercial rates 

had on transportation and accessibility-related issues, further discussed in Chapter 7 was 

alluded to by one estate agent who explained: “So all the local authorities are in head- 

to-head competition to attract these users [office functions] and they have therefore 

zoned these large amounts o f  land to do this and some o f  this rezoning, you would have 

to say, has been done turning a blind eye to the infrastructural problems that i t ’s going 

to create” (Interview EA 3).

One developer contended that while the planning environment in the city-centre had 

been reasonably consistent, the suburban local authorities, motivated by competition for 

commercial rates income, adjusted their development plans from the mid-1990s in an 

attempt to attract office development (Interview D 9). This informant believed that, 

driven by the prospect o f commercial rates revenue, each o f the local authorities were 

overwhelmingly concerned with their own administrative area in their consideration of 

development proposals. Local authority competition for commercial rates and the 

changes to the development plans which this prompted was also singled out by the 

estate agent cited earlier, who explained that:

“Dublin now has four local authorities and they all want money, rates, so they 

are competing with each other fo r  rateable income. And they therefore amended 

their development plans to permit a large supply o f  ‘office-based industry’ as 

they call it, within their various constituencies. Dun Laoghaire -  Rathdown is 

competing with Dublin Corporation [now Dublin City Council] and vice versa, 

so they’re all trying to attract this income ... the development plans that are 

permitting this development, there was a change o f  policy pretty well across all 

the local authorities which probably took place in the mid-1990s” (Interview 

EA3).

In the face of mounting pressure on planning departments to act in a manner which 

facilitated office development, the limitations o f official planning policy as set out in the 

local authority development plans quickly emerged. These plans and their associated 

provisions were used as a means o f increasing the entrepreneurial role o f planning.
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exemplified by the large-scale re-zoning facilitated by the introduction o f amendments 

by Dun Laoghaire -  Rathdown County Council in 1999. During the latter part o f  the 

1990s there has been a propensity for land-use zonings to be ignored as a result o f inter 

local-authority competition for commercial rates income. For example, large sites at 

Sandyford /Leopardstown (see Chapter 6, section 6.1) and at Loughlinstown were re

zoned for office activities as a result o f the pressure on Dun Laoghaire -  Rathdown 

County Council to secure a commercial rates base. Zoning thus served as an important 

tool in the wider context o f  entrepreneurial planning.

The increased flexibility with which zonings were considered within the local-authority 

development plans following the further administrative fragmentation in the mid-1990s 

was notable. For example. Dun Laoghaire - Rathdown County Council’s 1998 

Development Plan stated that “Provision is made to allow fo r  a degree o f  flexibility o f  

approach in particular circumstances, where proposed development is otherwise 

consistent with proper planning and development and the preservation and  

improvement o f  am enities” (Dun Laoghaire - Rathdown County Development Plan, 

1998, 27). This flexibility was echoed by the Fingal County Development Plan, 1999, 

which declared that "Land use zoning, the zoning objectives, and their relation to use 

classes together with their underlying planning policies have been designed to enable a 

high degree o f  flexib ility  in the application o f  zoning and planning policies to 

development areas ” (Fingal County Development Plan, 1999, 33).

As was shown earlier in this Chapter, new zoning categories known as ‘office-based  

industry’, ‘science and technology u ses’ and the objective ‘to provide fo r  the creation 

and protection o f  enterprise, and facilitate opportunities fo r  employment creation ’ were 

introduced into the development plans which opened up large tracts o f  land to office 

development. These changes to zoning classifications were justified in terms o f the 

apparent inability o f existing categories adequately to include the new types o f 

economic activities that were locating in Dublin on an unprecedented scale (e.g. 

information technology, software development, international financial services, 

telemarketing), particularly from the mid-1990s. It was argued that the blurring in the 

definitions o f these economic activities, rendered redundant the traditional zoning 

categories pertaining to office and industrial uses. Thus, new classifications regarding 

land-use objectives were required. The South Dublin County Development Plan, 1998,
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for example, maintained that “A significant recent trend in employment generation has 

been the development o f  activities which cross the boundary between traditional 

industrial and office use” (South Dublin County Development Plan, 1998, 25). 

Similarly the Dublin City Development Plan, 1999, stated that

“Elsewhere in the County Borough, the Corporation recognizes that, as a result 

o f modern technology and methods o f  production, there is a less clear-cut 

distinction than formerly between offices and factories, and that service 

industries in the city have considerable employment growth potential. 

Accordingly this Plan introduces a zoning objective, ‘to provide fo r  the creation 

and protection o f  enterprise, and facilitate opportunities fo r  employment 

creation (Z6) A wide range o f light industrial /  office businesses will be 

permissible uses within this new zone... ” (Dublin City Development Plan, 1999, 

32).

The growing pressure on local authorities to facilitate the location of an increasing 

number o f office functions was illustrated by this Development Plan which endorsed a 

policy o f encouraging ‘science and technology’ uses, stating that “It is the policy o f  

Dublin Corporation to encourage the location o f  science and technology industries and 

support service industry in the County Borough ” (Dublin City Development Plan, 1999, 

32).

The way in which the increased demand for accommodation from the high-technology 

and related sectors failed to be neatly accommodated within existing zoning categories, 

was alluded to by several planners and one estate agent (Interviews P 4, P 6, P 10, EA 

5). With respect to the emergence of East Point, a Deputy Planning Officer with Dublin 

Corporation (now Dublin City Council) stated that “East Point was almost a hybrid 

between factory offices and what I  would call pure office space. What Dublin had up to 

that point was typical headquarters, public services, departmental headquarters, 

company headquarters” (Interview P 4). Referring to the difficulties which the blurring 

in the distinction between office and industrial functions posed for the validity of 

existing zoning categories, a former Planning Officer for Fingal County Council and 

former Deputy Dublin Planning Officer with Dublin Corporation, also with respect to 

East Point, commented that “It looks just like an office development, maybe software, 

this is another problem, the old definitions ... very hard to distinguish ” (Interview P 6).

188



The apparent need for an increasingly flexible planning response which the emergence 

o f ‘office-based industry’ such as the call centres had prompted, was also pointed out by 

a senior planner with the Strategic Planning Guidelines Unit. Believing that it was no 

longer possible to tailor planning policy in an exact /precise manner, he argued that 

office planning policy would have to remain general in nature (Interview P 10).

The changing nature o f economic /business activities resulted in pressure on the local 

authorities to contravene their official development plans and include a Variation 

statement. W ith respect to the Dun Laoghaire - Rathdown County Development Plan, 

1998, the Variation document referred to the manner in which the local authority may 

be compelled to permit land-uses at certain locations within the County that failed to 

comply with the 1998 Plan. The aggressive promotion o f  office functions, involving the 

overruling o f  existing land-use recommendations, strongly came to the fore in this 

statement which declared:

“During the course o f  the recent Development Plan Review questions arose 

concerning the acceptability o f  uses associated with new technology in various 

land-use zones. In this connection it was reported to the Council that -  

“proposals fo r  some uses which are not specifically referred to in the Draft 

Development Plan are assessed having regard to Section 3.2.6 o f  the Written 

Statement which states ‘other uses not mentioned throughout the use tables will 

be considered in relation to the general policies o f  the plan and to zoning  

objectives fo r  the area in question ’. In general uses such as telemarketing, data 

processing, software development and information technology, would be 

regarded as acceptable in industrial, town centres and district centre zones . . . I t  

is essential to have clarity in relation to the acceptability o f  offices and office- 

based industry in the various land-use zones in order not to prejudice the 

possibility o f  such uses and the associated high levels o f  employment locating in 

the Dun Laoghaire - Rathdown County area ... It is proposed to bring this 

aspect o f  the Development Plan up-to-date by way o f  a Variation which will 

explicitly refer to new types o f  employment and encourage their location in this 

County ”

(Dun Laoghaire - Rathdown County Development Plan, 1998, N o .l, 

Variation b).
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As a consequence o f the looser provisions pertaining to the development plan zoning 

objectives, land that had previously been zoned for industrial use was re-zoned to allow 

for office functions. The Development Plan Variation introduced by Dun Laoghaire -  

Rathdown County Council proposed a change of use of industrial estates in order to 

accommodate office development. It argued that “the proposed flexibility to permit non

public offices in the industrial zone under objective 'E ’ would also help to change the 

traditional, narrow job-based nature o f  industrial estates. They could evolve into more 

broadly-based centres o f  employment, capable o f  attracting a wider range o f  job  

opportunities” (Dun Laoghaire - Rathdown County Development Plan, 1998, N o.l, 

Variation b).

The South Dublin County Development Plan, 1998, also provided for the location of 

office development on industrial sites, stating that “It is the policy o f  the Council to 

accommodate 'office-based industry’ in industrial and commercial areas” (South 

Dublin County Development Plan, 1998, 25, Policy E5). Several developers and estate 

agents referred to this encroachment of office development into industrial areas 

(Interviews, D 11, D 12,

D 13, EA 1, EA 5), with one of the latter explaining that

“ blurring o f  the divisions between office and industrial, there is a tendency 

in terms o f the suburbs fo r  new office locations to develop ... where the 

industrial guys had already settled. Hence Sandyford had its roots as being an 

industrial park not an office park. Hence all the traditional industrial areas, the 

industrial heartland in south-west Dublin, Tallaght, you see more and more 

office development there ” (Interview EA 5).

The contrasting planning environment with respect to use-classes or zonings which 

existed prior to the break-up o f Dublin County compared to that which ensued after 

1993 was referred to by a senior planner with the Strategic Planning Guidelines Unit 

and one estate agent (Interviews P 10, EA 1). The planner highlighted the problematic 

office zonings introduced by the development plans o f the new suburban authorities and 

exclaimed that “The 1993 Development Plan [of Dublin County Council] was still okay 

but ... the 1999 Development Plans are terrible plans regarding the zoning, the confetti- 

zonings. It is much worse now than it was. They are mad zonings, absolutely mad
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zonings!” (Interview P 10). This planner stressed the w ay in which these re-zonings, 

which encouraged office development on industrial land, exemplified very poor 

planning practice, explaining that "You d o n ’t pu t offices into industrial areas, this is 

breaking all the rules, i t ’s breaking the firs t code o fp lann ing  ... now we have all these 

cuckoo o ffices!” (Interview P 10).

One estate agent also highlighted the extensive loosening o f planning controls following 

the establishment o f the new suburban local authorities. He alluded to the manner in 

which the increasing flexibility with respect to the enforcement o f  zoning standards 

strongly encouraged the advancement o f  office development into former industrial sites.

"We went from  a stage where, certainly in the late 1980s, the planners on the 

periphery o f  the city were saying well, you c a n ’t pu t offices into industrial 

estates anywhere, except at the Town Centre locations. So that meant basically 

Tallaght, Dun Laoghaire, Blackrock or Blanchardstown but nowhere else. It ju s t 

co iddn’t happen, and they were quite strict about this, no sort o f  graying the 

lines. So that was what we started o ff  from . Then the planners all o f  a sudden 

started blurring the issue. This was blurred firs t o f  a ll by the influx o f  IDA- 

attracted companies who were in call centres but there w eren’t actually all that 

many real call centres. They were more technical support and software 

development and as fa r  as the planners were concerned, fir s t o f  all, they decided  

that software development was manufacturing so therefore it could go into an 

industrial zoning. And then they more or less decided that almost any project 

that was IDA-grant aided could go into industrial zoning. So all o f  a sudden you  

had all these strange buildings starting to be built in industrial zon ing” 

(Interview EA 1).

The fervour with which local authorities called for the re-zoning o f  land for office 

functions, despite opposition from the planners was alluded to by a former Chief 

Planning Officer for Dublin City and County. With respect to the introduction o f  the 

new ‘science and technology’ zoning objective and the subsequent re-zoning o f  

agricultural lands at Loughlinstown in the south-east suburbs, he explained that "Well 

we fough t against Loughlinstown  ... /  think that Dun Laoghaire -  Rathdown [County 

Council] decided that they wanted a science park. I  was on the committee that decided  

the science park  should be out near Blanchardstown... I  could never understand why it
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happened” (Interview P 1). This planner went on to emphasise the uncoordinated 

dispersal o f office developments facilitated by the large-scale re-zoning o f  land for 

office functions and declared "now i t ’s [office development] wandering all over the 

place. There are offices simply because somebody has got a big s ite !” (Interview P 1).

The confusion instigated by the introduction o f the new zoning categories and the 

flexibility with which decisions were made regarding which uses would qualify under 

particular zonings, was highlighted by one o f  the agents previously cited. He 

commented:

but a lot o f  other places they still have these queer restrictions and it has 

made the suburbs very confusing at this stage. Places like Cherrywood which 
doesn’t have an office zoning, it's  got a ‘science and technology ’ zoning and 

there are 'science and technology’ zonings in the Plans o f  the other local 
authorities but there doesn ’t seem to be consistency amongst the local 
authorities as to how they interpret ‘science and technology’ and so i t ’s very 
confusing fo r  everybody ”
(hiterview EA 1).

The new zoning categories thus served as an important tool in the wider context o f 

entrepreneurial planning. They greatly reduced the potential obstacles and restrictions 

for office development associated with the previous zonings. This increasingly 

facilitative environment was referred to by one developer who noted that “The blurring 

o f  zoning categories between industrial and office zonings has allowed increased 

flexibility with regard to what type o f  uses can be allowed fo r  ” (Interview D 7).

As well as zoning instruments, the suburban local authorities from the mid-1990s used 

planning control measures (e.g. densities) to make office development at the periphery 

increasingly attractive for developers (see Chapter 5). This has particularly been the 

case in relation to the major office development which took place at Sandyford from the 

late 1990s (see section 6.1). The competition for commercial rates from the latter part o f 

the 1990s thus encouraged a situation whereby traditional planning instruments (i.e. 

land-use zoning and development control) were widely used in a highly entrepreneurial 

manner as a means o f  attracting large-scale office development into the local authority 

jurisdiction rather than as a method for ensuring an efficient overall pattern o f 

development. The manner in which the range o f  potential development opportunities 

instigated by suburban planning policy in contrast to the scarcity o f  development
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prospects provided by planning in the central area were perceived and acted upon by 

development interests will be examined in the following Chapter.
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Chapter 5

The Role of Office Developers
Introduction

Developers occupy the pivotal position in the property development process. They act 

as coordinators and assemblers o f  the various factors involved in development 

according to profit-maximising criteria as was outlined in Chapter 1 (see Figure 1.1). 

Ultimately, it is the developer who bears the risk associated with property development. 

The urban landscape represents a protltability surface which is geographically 

differentiated with respect to the elements involved in property development 

(MacLaran, 1993). Developers consider the potential risks and gains associated with 

user-demand, land, construction, development finance and investment finance in their 

assessment o f this profitability surface. This Chapter examines the post-1995 spatial 

configuration o f these factors and their role in contributing to developers’ favourable 

assessment o f  new suburban sites.

User-demand

Depending on the timing o f  development in relation to the boom-slump cycle, user- 

demand may comprise a considerable and unpredictable source o f  risk for the 

developer. The level o f  user-demand will only be ascertained after all costs associated 

with development have already been incurred and thus poses a potentially serious risk. 

As one developer pointed out, the worst-case scenario from the developer’s point o f 

view would be to complete a scheme for which no end-users could be secured 

(Interview D 14), with the location and timing o f  development proving crucial in the 

likelihood o f  this situation occurring. It was at new suburban sites, the location o f the 

vast majority o f post-1995 office space, that end-user risk was most acute, particularly 

after 2000. In contrast, the central area was associated with minimal risk in relation to 

prospective occupiers. Because o f the increased likelihood o f attracting the majority o f 

high-rent paying, prestigious occupiers, it is here that rental /price levels were 

maximised, a pre-let or pre-sale most easily secured and the probability o f  defaulting on 

rental /price payments minimised. In contrast, new suburban sites have been more
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frequently concomitant with the more volatile operations related to the IT sector and its 

many small start-up enterprises (in addition to multinational companies). This was 

alluded to by two estate agents (Interviews EA 2, EA 6), one o f  whom highlighted the 

far greater risk associated with suburban end-users in terms o f  securing rental payments 

noting that

“Those on the periphery tend to be the more modern users, new start-up 

companies. They have difficulty acquiring space in the city centre. The 

companies are new, they don 7 have the years trading experience, they don't 

have the financial backup. They ’re not as financially strong and therefore when 

they go to get references and they ’re taking space they d o n ’t have the financial 

punch o f  other occupiers. Therefore, they tend to move to the lesser quality 

locations. So that's a very definite issue. The people who are in the city centre 

tend to he the better-quality occupiers and the better-profile com panies” 

(Interview EA 6).

Another agent, commenting on the lesser quality covenants associated with many o f 

these suburban occupiers, asserted that “M ost o f  the software and telecommunications 

companies, th e y ’re start-up companies that have been in operation fo r  about three 

years and typically they’re not making profits ... In general some o f  these companies 

would he making a loss and they d o n ’t intend on making a pro fit fo r  a fe w  years ” 

(Interview EA 2). The strength o f  the city-centre office market, shown by the low risk 

associated with user-demand, was reflected in rental values which experienced a very 

rapid, steep and consistent increase from 1996. This was alluded to by one agent who 

explained that “Y ou’ve had very strong rental inflation and particularly in the prim e  

market o f  Dublin 2 and 4. When I  look at the 1996 market, which was the beginning o f  

this boom, rents in Dublin 2 and 4 were somewhere between £16  [Euro 19.2] and £18 

[Euro 21.6] per sq f t  and now they could he, fo r  some buildings, up to £50 per  sq f t  

[Euro 60], ... th ere’s been a massive acceleration " (Interview EA 4). This rental growth 

underpinned increasing city-centre office property values. One developer who, 

commenting on end-user demand in late 2001, stressed that w hile the suburbs were 

over-supplied, demand for central area space remained exceptionally strong, with 70 per 

cent o f  overall demand pertaining to the city centre (Interview D 12). High city-centre 

office rents and values, although reflecting strong city-centre demand, were
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compounded by the supply-shortage which prevailed after 1995, for which central-area 

planning policy was largely responsible (see Chapter 6).

The central area was also the location at which developers were best able to offset the 

unpredictable nature o f user-demand, particularly after mid-2000. Pre-let or pre-sale 

agreements involving the prospective occupier agreeing to take up space in advance o f 

its completion and incurring a penalty in the event o f a default on their commitment, 

were easily secured. The severity o f user-risk at new suburban sites was illustrated by 

one developer who explained that many prospective occupiers preferred to incur 

penalties as a result o f breaking a pre-let agreement, rather than meet their take-up 

commitments, causing problems for both developers and the banks funding these 

developments (Interview D 7). The precarious nature o f  suburban development was 

pointed out by several developers and one estate agent (Interviews D 9, D 10, D 11, EA 

1). One o f the developers believed that “Suburban locations fo u n d  a niche during and 

because o f  the boom ” (Interview D l l ) ,  while another noted that the viability o f  the 

suburban office market was dependant upon a very strong city-centre market (Interview 

D 9). This lay in stark contrast to developers’ caution in the way in which they viewed 

new suburban sites after mid-2000, many o f whom had been involved in office schemes 

at such locations in the late 1990s (Interviews D 9, D 11, D 12, D 14, D 16). They 

revealed a strong reluctance to consider new suburban sites for office developments, 

citing the high user-demand risk, partly induced by the slowdown in demand and 

exacerbated by the large-scale over-supply. This sudden change in the evaluation o f 

new suburban sites was indicative o f  a ‘shallow’ market at such locations, characterised 

by high levels o f speculative development. One developer stressed his reluctance at the 

end o f 2001 to contemplate development at suburban green-field sites which would 

have been considered at the end o f the 1990s. He explained that a very strong overall 

market was an absolute requirement in order for these to be deemed potentially viable 

(Interview D 9).

Suburban schemes were associated with much tighter profit margins for developers. 

This was highlighted by one developer who indicated that this comprised a mere 3 per 

cent, with developers relying on inflation in order to secure a profit (Interview D 14). 

This compared very poorly with the profit margin o f  15 to 25 per cent more typically 

associated with office property (Interview D 5). The often precarious profit margin 

resulting from the volatility shown by user-demand at new suburban sites was
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exemplified by the way in which building-cost inflation surpassed the level o f  rent 

inflation (the latter falling as a result o f over-supply). Thus, with respect to end-user 

risk, it was the city centre which undoubtedly constituted developers’ preferred location. 

This was stressed by numerous developers and one agent (Interviews D 1, D 2, D 4, D 

5, D 9, D 10, D 11, D 12, D 13, D 14, D 16, EA 4), the latter contending that ‘‘I  think 

that the city centre is the locational choice fo r  anybody either financing it 

[development] or trying to let buildings. I f  y o u ’ve got something in the city centre 

you 're very secure. Outside the city centre it becomes much more tricky ” (Interview EA 

4). This agent’s opinion was strongly confirmed by the developers who specified their 

preferred development location as the city centre. This overwhelming preference came 

to the fore in the assertions o f one developer who referred to the high risk which user- 

demand represented. He stated that despite the very high-risk planning environment, 

this was nevertheless preferable to user-risk (Interview D 14). The attractiveness o f the 

city centre for office developers in terms o f  user-risk was also evident from the 

numerous developers who remained eager to engage in office schemes despite the 

overall downturn in the office market after mid-2001 (Interviews D 9, D 11, D 12, D 13, 

D 14), with one o f  these developers still actively seeking office development 

opportunities in the central area (Interview D l l ) .  One developer stressed the viability 

o f prime city-centre schemes at almost any point in the office cycle, in contrast to 

suburban green-field development which was viewed as highly speculative (Interview D 

13). Another developer also highlighted the strong appeal o f  the central area by 

indicating that development here, particularly on prime sites, would be embarked on 

even on a speculative basis (interview D 14).

The important issue is that while conditions in the central area were conducive to 

ensuring a minimisation o f  user-risk and maximisation o f prospective revenue, 

developers did look increasingly to new suburban sites after 1995, despite the 

potentially precarious nature o f  suburban demand. In order to understand this apparent 

contradiction it is necessary to consider factors constituting the cost-side o f the 

development equation as well as the role o f  investment demand in shaping the 

geography o f post-1995 development opportunity. One developer stressed that the 

geographical shift to new suburban sites was to be interpreted as the outcome o f 

developers’ assessment o f  user-risk in relation to the many additional risks incurred. He 

explained that in terms o f  the overall cost o f  development, green-field sites were
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considered far preferable after 1995 (Interview D 5). Thus, despite developers’ strong 

preference for central-area sites in terms o f user-demand, development opportunities 

were configured in such a way as to favour new suburban locations from the mid-1990s.

Land

Land-related issues profoundly impacted on office developers’ increasing engagement 

at new suburban sites from the mid-1990s. While planning-related matters will be dealt 

with separately in Chapter 6, the main focus here relates to issues surrounding the 

availability, cost, type, patterns o f  ownership and related legal complexities pertaining 

to land. These were marked by considerable geographical variation.

Site availability

Ensuring a suitable site for development is crucial to developers’ profit strategies. Land, 

the ‘basic raw material’ for (office) development, was made abundantly available at 

new suburban sites, while a scarcity existed within the city centre and at established 

suburban sites. This constituted one o f the key factors in developers’ changing focus to 

peripheral sites and was highlighted by almost half o f  all interviewees. One o f the estate 

agents deemed the availability o f  land to be the single most important reason for 

developers’ engagement at new suburban sites and contended

“Office development in the suburbs is really opportunity-driven. That was one 

place where developers would fin d  sites and they couldn 7 f in d  them in the city 

centre and so it was a combination o f  planning changes and opportunity ... The 

developers have been buying sites in the west and the south-side but they haven’t 

been able to fin d  sites in the city centre, or i f  they have, these are through their 

trying to push back the envelope (sic) ” (Interview EA 1).

Commenting on the principal reasons for the large-scale suburbanisation o f offices, 

another agent concurred with this view, asserting that

"I would think that, in the main, the shift to suburban development in the 1990s 

was brought about by nothing more than the availability o f  development sites in 

the suburbs and the unavailability o f  development sites in the city centre. You 

had an economic upturn, there was a general sense that the property market was
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growing. There was a voracious appetite fo r  space and really, that outside o f  the 

Financial Services Centre, there was very little land capable o f  redevelopment 

or development within the traditional central business district"  (Interview EA 

5).

Another agent, explaining the surge o f  suburban office development primarily in terms 

o f the availability o f  land affirmed "That [office suburbanisation] was really ju s t 

availability o f  land. I f  you  look at the construction activity over the last number o f  

years, there simply wasn V the land available [in city centre] ” (Interview EA 4). One 

developer, alluding to the lack o f  development opportunities within the central area and 

the lack o f  prospects for this in the future, pointed out that "Dublin 2 and Dublin 4 are 

basically as developed as they can be and there are very fe w  development opportunities 

left in this area. There are limits to what can be done in the area ” (Interview D 7), 

while another considered that "the shift in development location towards suburban 

locations being partly due to the availability o f  land" (Interview D 3). The significance 

o f the lack o f  available city-centre sites in inducing the shift o f office development to 

the periphery was also confirmed by a Deputy Planning Officer with Dublin 

Corporation who explained that “Dublin 4 isn 't really an issue in the sense that it is 

substantially built-up at this stage... there are maybe one or two sites left but in terms o f  

significant capacity. No, i t ’s built up ... Opportunities in the city centre? The 

Docklands, not that much in the city centre ” and continued by pointing out that "In the 

city we have virtually no green-fleld land left. The offices have to go where there is land  

available to accommodate them, fo r  example Docklands . ..w e  don 7 really have choices 

in the city at this stage... the inhibiting fac tor really is the availability o f  space and  

development la n d ” (Interview P 4).

The lack o f  suitable inner-city office development sites was also related to the impact o f 

alternative functions which created competition for land in the city centre. This was 

underlain by central-govem ment involvement through the availability o f  a range o f  tax 

incentives pertaining to particular land uses. During the 1991-1994 slump which 

followed the city’s third office development boom, these tax incentives resulted in 

apartments and hotels yielding a higher investment return compared to offices and 

fuelled a boom in inner-area apartment and hotel development. In commenting on the 

underlying reasons for the shift o f office development to the suburbs, one agent
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highlighted the impact which tax incentives had in contributing to the scarcity of 

suitable city-centre sites and depicted the situation in the following manner:

“In relation to the city centre, a number o f issues would have affected it [office 

suburbanisation]. In the late 1980s /early 1990s we had a development boom 

and at that stage, as was always the case in Dublin, there were a number o f  

high-quality city-centre sites sitting around ready to be developed fo r  office 

purposes. And in the past, certainly in the last thirty years, anything that was 

suitable fo r offices always ended up being built fo r  offices, there were no 

competing uses fo r  it. But what happened in the early 1990s was that there was 

a big shift in other factors in Dublin and one o f  those was, fo r  the first time ever, 

the idea o f developing good quality apartments in the city centre was a real 

runner ...so  all o f  a sudden residential development in the city centre became 

viable ... so as I  say, in the early 1990s office sites all o f  a sudden became 

worth more as residential sites. The second thing that happened was that there 

were significant tax incentives fo r  the development o f  hotels and all o f  a sudden 

people started building hotels hey billio (sic) . . . at  that stage also the value o f  

sites was higher fo r  hotel development than it was fo r  offices and again that's 

primarily due to the tax incentives available fo r  hotel development. O f course 

that was accentuated by the fac t that office rents hadn't risen in quite a while. 

So rather than those sites hanging around until the next development boom as 

would always have been the case in the past, they were now being put to other 

uses and so when ... development again in the latter 1990s, these sites were all 

gone” (Interview EA 1).

The availability of green-field sites at new suburban locations played an important role 

in contributing to the relative ease with which suburban office development, in contrast 

to that in the city centre, could take place. This was pointed out by one agent who 

explained that “I f  you ’re working on a green-field site you can put buildings where you 

want them, or add to them, so there’s better flexibility. Whereas in the city centre, i f  

you ’re working on an infill site you 're very limited to what you can provide and build. 

So that is a good bonus fo r  out-of-town locations ” (Interview EA 6).

200



The configuration o f land ownership within the city centre is often highly fragmented, 

with complications arising as a result o f the multiple layers o f  leaseholds commonly 

involved (MacLaran, 1993). Site assembly in the city centre is thus potentially highly 

problematic, with difficulties frequently arising in obtaining clear legal title to a 

property prior to redevelopment. Coupled with the often small size o f  city-centre land 

plots, this may constitute a major obstruction to larger scale office schemes and was a 

factor noted by numerous estate agents and developers (Interviews EA 1, EA 2, EA 3, D 

1, D 5, D 8, D 11, D 13). One o f the agents commented that " ... although a lot o f  the 

sites [in city centre] are already owned by developers, i t ’s probably difficult fo r  

someone to ju s t get in there without having an inside track on it ” (Interview EA 2). This 

contributes to the already difficult, protracted, precarious and thus ultimately very costly 

development environment in the city centre. However, this agent did not appear to 

recognise the role which high city-centre land values played in increasing the likelihood 

o f ‘ransom ’ sites emerging (i.e. whereby landowners retained a key site in order to bid 

up its value). This informant instead believed that the high land values actually eased 

the supply o f  sites released by land-owners and explained that "Site assembly is not a 

huge problem in terms o f  delay due to the high value o f  sites in the central area ... 

because o f  the high site values, people are willing to sell and we 're probably at the peak  

or nearly out o f  the peak now  [February 2001]. So during the last year or two probably, 

site assembly w asn’t that difficult, where it might have been more difficult fiv e  years 

ago or so ” (Interview EA 2).

Land costs

A further inhibiting factor for developers in the central area has been the very high cost 

o f  land, with two developers citing this factor to be crucial in explaining the changing 

location o f office development (Interviews D 7, D 14). The restrictive planning regime 

in the central area (see Chapter 6) served as a powerful tool underpinning high land and 

property values. It created a situation o f scarcity which encouraged developers to seek 

opportunities in the suburbs where substantially lower land prices acted as a strong 

enticement for prospective developers (Interview D 10). One developer referred to the 

w ay in which in the mid to late-1990s, industrial land at Leopardstown (see section 6.1) 

priced at between Euro 360,000 -  Euro 600,000 per acre, was bought up by developers 

for large-scale office development (Interview D 7). At a time when demand was 

outstripping supply on a city-wide scale, particularly in the city centre where a vacancy
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rate of less than 2 per cent prevailed in 2000 (Hamilton Osborne King, 2000), the 

paucity of developable central-area sites led to rapid increases in land prices (Interview 

D 1). For example, a half-acre site on City Quay, an area ‘marginal’ to the office core, 

was sold for Euro 10.44 million in February 2001 (Interviews D l l ,  EA 4), while a 

prime quarter-acre site at the comer of Harcourt Street in Dublin 2 fetched a sale price 

of Euro 10.56 million (£8.8 million) in 1999 (Interview D 7). With respect to the latter, 

McDonald (2000, 13) noted the fervour with which scarce prime city-centre sites were 

being aquired and pointed out that the site had been bought “without the benefit o f  

outline planning permission fo r the scale o f  office development required to turn a profit 

on the deal”. Another developer stressed that land costs (as well as construction costs) 

had resulted in a more preferable development appraisal at peripheral sites (Interview D 

11). Spiraling land costs thus served severely to compound the already precarious and 

prohibitively costly development environment encountered by developers within the 

city centre.

Construction

Construction within the city centre almost invariably entails a greater degree o f possible 

complications and thus higher potential costs compared to new suburban sites resulting 

from the obvious difficulty of undertaking construction within the built-up area. This 

was pointed out by an estate agent and two developers (Interviews EA 1, D 5, D 18). 

The differential in construction costs between central area and new suburban sites is 

greatest if constmction involves the refurbishment o f an existing structure rather than 

development on a cleared site. Higher costs can be incurred as a result o f contractors 

having to consider additional issues such as providing supporting structures for 

adjoining /adjacent buildings, the re-routing o f traffic and re-location of traffic lights, 

securing access points, as well as the difficulties and delays of transporting materials 

into the city centre. One o f the agents explained that

"It tends to take longer to build in the city centre than in the suburbs because 

you have everything around you so you have to be more careful not to damage 

the adjoining buildings. Whereas the guys in the suburbs ... even getting 

deliveries to a site, i f  you ’re delivering to a site on the west side o f  the city 

you ’re less likely to get caught up in traffic congestion than i f  you ’re going to 

the city’ centre, although this is changing as w ell” (Interview EA 1).
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However, while the central area was associated with potentially higher construction 

costs, the difference was seen as rather marginal and none o f  the developers or agents 

regarded this factor as decisive in the spatial strategies o f  developers. In short, the 

construction element has played a negligible role in influencing developers’ shifting 

focus to new suburban sites. Indeed, rising construction costs may have indirectly 

contributed to the decline in the level o f development activity at new suburban sites 

after 2001. This was alluded to by two developers, one o f  whom noted the construction 

industry’s inflation rate which stood at 12 per cent per annum by mid-2001 (Interview D 

6), while the other believed this to be closer to 15 per cent (Interview D 11). In the 

context o f the ensuing over-supply o f space at new suburban sites, this had the effect o f 

decreasing development viability at these locations (Interview D 6).

Development and investment finance

The influence o f the development and investment funding institutions on office 

development in terms o f  quantity and, most importantly, location, is o f an indirect 

nature. It is mediated through developers whose strategies represent a response to 

potential profit opportunities and constraints, originating from end-user demand and 

shaped by planning policy. It is acknowledged that external funding, both short- and 

long-term, is a prerequisite for most developers, the absence o f  which would preclude 

/prohibit development from taking place. However, the role o f the institutions in 

developers’ shifting focus to new suburban sites cannot be viewed independently o f  the 

context o f opportunity and constraint in which developers operate. The role o f 

development and investment finance must thus be examined on two distinct, yet closely 

interrelated, levels. The extent to which the institutions have actually favoured new 

suburban over central-area sites will be considered here. The important issue o f  the 

degree to which this has, albeit indirectly, been largely influenced by planning policy 

and the opportunifies created for developers, will be taken up in Chapter 6.

Development finance

Due to the high costs involved in property development, developers usually require 

short-term development finance, as was referred to in Chapter 1. Much office 

development is not self-financed by developers. One respondent developer estimated 

that approximately 90 per cent o f  developers relied on external sources o f  funding
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(Interview D 11), the extent to which varied according to developers’ in-house 

financing capabilities. As was pointed out in Chapter 1, the availability of credit for 

development is related to the boom and slump cycle associated with the money markets 

and the general business cycle. This was alluded to by one developer who interpreted 

institutional willingness to fund suburban office schemes as a reflection o f relative 

funding opportunities in the context of the ready supply o f ‘cheap money’ (Interview D 

11). Another developer cited the ready supply o f finance and the banks’ willingness to 

fund office development as having been a highly influential factor in the shift of 

development to the suburbs, yet failed to recognise the important impact which the lack 

of opportunities in the central area had had (Interview D 3).

In examining the role of the funding institutions in the increased importance o f new 

suburban sites as office locations, it is futile /meaningless to attempt to isolate factors 

internal to their operations as explanatory variables. The existence of certain specific 

factors pertaining to the operations of and the conditions within the institutions may 

have influenced the amount of financial backing available and their perception o f the 

viability o f new suburban sites. However, the way in which their response was 

fundamentally shaped by planning policy is more important /insightful and will be taken 

up in Chapter 7.

Several developers (Interviews D 5, D 7, D 14) stressed the crucial role which 

development finance played in determining the quantity of office space reaching the 

market, with one of them stating that it was the funding institutions who ultimately 

decided whether or not development would take place, asserting that “Funding 

influences the quantum o f office space that actually comes onto the market in reality ” 

(Interview D 7), a viewpoint which echoes Peiser’s (1990) observation regarding the 

central role of the banks in property development. One developer explained that despite 

the existence of 2.3 million sq m of office space at the planning stage in 1999 (Interview 

D 7), which one agent estimated to be closer to 4 million sq m (Interview EA 3), it 

would be the availability of funding which would ultimately determine the actual 

quantity o f space reaching the market. The funding institutions undoubtedly play a 

crucial role in determining the quantity of space being developed. They have also been 

influential in terms of its location. However, their increasing involvement at new 

suburban sites, mediated through the developer, has been in reaction to the scarcity of 

opportunities in the city centre (see Chapter 6). Much funding was made available for
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office schemes at new suburban locations, the absence o f which would have prevented 

much development. However, the lending institutions’ strong preference for 

involvement within the central area was nonetheless evident and their role in office 

suburbanisation must be examined within this context. One developer believed that 

"Funders are not trend setters. They follow  the trend. They are not innovative in trying 

out new things, new locations and investment opportunities" (Interview D 4). This 

supported the views o f Pryke (1994) who noted the manner in which the conservatism 

of the investment institutions acted as a barrier to office development at fringe locations 

in London. However, the developer cited previously also believed that financiers 

extending short-term development loans were less concerned with location compared to 

investment institutions which took a longer-term outlook. He stated that for developers, 

obtaining development finance was more dependant upon the overall state of the office 

market than the location at which a scheme was being proposed (Interview D 4). 

Nonetheless, developers’ funding circumstances were related to the level o f user-risk, as 

was highlighted by several developers (Interviews D 4, D 5, D 10, D 12, D 14). This 

strongly favoured the city centre.

The funding institutions’ preference for central-area schemes came to the fore following 

the slowdown in the frenzy of end-user demand after mid-2000. By impacting on 

developers’ ability to undertake development, the financial institutions played a key role 

in curtailing suburban development (Interview D 10). In relation to the funding of 

suburban development, the strong conservatism and underlying skepticism of the 

institutions quickly re-emerged and was highlighted by over one-third of all 

interviewees. This was clearly shown by their growing reluctance to fund development 

at new suburban sites, instead focusing exclusively on prime city-centre locations. One 

developer explained that securing funding had become exceedingly difficult generally, 

with 40 per cent o f a proposed scheme having to be either pre-sold or pre-let. This 

proved most problematic at new suburban sites (Interview D 12). Another developer 

pointed out the banks’ increasing skepticism of funding offices at new suburban sites as 

a result of falling rental and capital values and consequently, depressed land values 

(Interview D 14). Several estate agents also commented on the very negative view 

which the funding institutions had taken, with one o f them highlighting their increasing 

wariness with respect to lending on office property generally. She explained:
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“The financial institutions are now being very wary offinancing. They’re now 

looking at developers with an amount o f stability who can cope with a period 

when their property will not let immediately, so that needs to be taken into 

consideration, because obviously the worry will be that somebody with limited 

security or capital would actually cut rents in order to fill  the building and that 

would be disastrous fo r  the market. They 11 only lend, i f  at all, to developers with 

whom they’ve had a strong track-record. Where in the past they may have lent 

up to 75 per cent o f  the value o f  construction activity, now i t ’s 50 per cent. So 

they’vepulled back, they’vepulled back a lo t” (Interview EA 4).

This informant emphasised that it was in relation to their involvement at suburban sites 

that financiers held the greatest reservations, commenting “I f  you look at the level o f  

construction activity in the suburban market, the finance sector will be increasingly 

worried about any large-scale developments in the suburban market” (Interview EA 4). 

Another agent explained that “Many o f  the economic and property crashes that w e ’ve 

seen in the past have resulted from injudicious lending by the secondary banking sector. 

The Irish banking sector is becoming a lot more cautious, they are beginning to rein in 

now ” (Interview EA 5). One developer, referring to the curtailment o f funding, pointed 

out the way in which this became clearly reflected in the institutions’ lending strategies. 

He explained that the initial response of financiers was to decline any new business with 

developers, followed by the closing of their books to existing clients. Their heightened 

caution was also revealed in the substantial decrease in the percentage o f the overall 

costs of a scheme which they were willing to finance. In order to reduce their exposure 

to risk, only established and secure clients were considered. In addition, the extent to 

which development costs were covered were substantially reduced from 75 or 85 per 

cent to a mere 40 to 50 per cent of costs. The decreased quantity o f funding available 

resulted in developers being required to increase the percentage of in-house financing, 

thereby testing developers’ market confidence and compelling them to bear a greater 

share o f the development risk (Interview D l l ) .  The key role o f the funding institutions 

in restricting suburban office expansion was affirmed by one agent who stated that

“The actual banks are the main people who are keeping a serious track on the 

way things are progressing, the fact that they’ve even closed their books now. 

They’ve said, forget about the suburbs... and they know it and they’ve pulled  

back ... they’ve made a decision now to close their books... Everyone is being
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more cautious and that’s resulting from  the banks pulling back generally on 

funding. A lot o f  the banks have just closed their books totally and are not 

lending on speculative property schemes in the suburbs at all. They ’re doing it 

in town to a certain extent but they just wont do it in the suburbs unless there’s a 

pre-letting, a signed pre-letting, but it is very rare that you 7/ get a pre-letting in 

Sandyford” (Interview EA 2).

The high degree o f scepticism with which the financial institutions viewed the suburban 

office market and their decisive impact on developers’ ability to undertake suburban 

schemes, was alluded to by another agent cited earlier who explained that “I  think you ’II 

fin d  at the moment [March 2001] that developers are now beginning to rein back. The 

hanks are going to make sure they rein back. The money supply has become very tight. 

There’s more than a little grain o f caution out there, so that will put some stop on it 

[suburban office development] ” (Interview EA 5). Two planners also alluded to the 

negative view of the suburbs held by the funding institutions, with a Deputy Planning 

Officer with Dublin Corporation (now Dublin City Council), commenting that ‘‘I  saw 

an interview with a banker there recently [end 2000] and they ’re still very happy to fund  

speculative developments in the inner city, Dublin 2, 4 and Docklands, whereas they ’re 

much more cautious about suburban locations. You have to have a tenant lined up 

before they will fund  new developments” (Interview P 4). A senior planning consultant 

with Brady Shipman Martin, commenting on the funding situafion in early 2001, 

pointed out that “There has been evidence in the last few  months that there’s a cooling 

o ff o f  demand fo r  space, especially around the periphery and our understanding is that 

the banks are becoming more reluctant” (Interview P 7).

Investment finance

As is the case with development finance, the impact which investment finance has had 

on office location has been of an indirect nature, its effect being mediated through the 

decisions taken by developers. As was explained in Chapter 1, the availability o f long

term finance for office development is, however, not a straightforward response to 

developers’ requirements. These have fi"equently been at odds with the institutions’ 

investment criteria, particularly after mid-2001. The decisive factor for investors’ 

involvement in office property is inextricably linked to aspects relating to end-user 

demand. This was highlighted by one developer who stated that the availability o f long-
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term finance depended on the degree o f difficulty likely to be encountered in letting a 

building (Interview D 4).

It is argued that the demand from investment institutions for office property has had a 

strong direct influence on the quantity o f development. It was also a significant catalyst 

in the geographical shift of development opportunity to new suburban sites. However, it 

is important to note that this resulted from the shortage of viable city-centre 

opportunities and investors’ criteria being instead met at new suburban locations. One 

estate agent, together with a former property manager with one o f Ireland’s largest 

financial institutions, emphasised investors’ highly conservative standpoint in relation 

to the locations considered, resulting in their undisputed preference for central-area 

schemes (Interviews EA 3, D 17). This supported the obsei-vations o f a number of 

authors such as Pryke (1994) in relation to London, Tsubomoto (1998) with respect to 

Tokyo and Hughes’s (1999) work in Dublin regarding investor preferences. It was 

within the central area rather than in suburbia that long-term rental growth and thus 

capital values, the factors of prime concern to investors could be secured. Here too the 

residua! land values would be most likely to remain high. Although a number of factors 

relating to investment finance may have been influential in contributing to the viability 

of new suburban sites from the mid-1990s, investors’ responses were strongly shaped 

by the opportunities created by planning, as will be reviewed in Chapter 6.

The availability of investment finance for suburban schemes must also be understood 

within the context of the large supply o f funds available during the late 1990s. Rapidly 

rising office rental and capital values resulted from the surge in demand in the context 

of a relatively fixed supply of space in the short-term. One developer pointed to the 

exceptional strength o f office property as an investment outlet, evident in the 24 to 25 

per cent increase in values which this sector experienced during 2000 (Interview D 7). 

Another developer, formerly the director of property with one o f the largest Irish 

financial institutions, also alluded to the exceptionally strong investment-demand for 

offices. He explained that despite the caution with which the suburban market was 

viewed, the large supply o f funds available from the late 1990s, in the context o f a 

scarcity o f investment opportunities in property, resulted in new suburban sites being 

increasingly considered. In illustrating this situation, he referred to the way in which, in 

1999, "there was more money looking fo r  an investment outlet in property than there
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was property around fo r  investment” (Interview D 1). During that year, the pension 

fund of which he was a Board member, had Euro 60 milhon to invest in property yet 

could only find sufficient property for part of that sum. In contrast, by 2000 over Euro 

60 million was available for property investment, with no problems encountered in 

satisfying this level o f investment demand. He alluded to the surge o f office supply in 

early 2001 and indicated that the value o f available investment property had increased 

ten-fold, constituting Euro 600 million by January o f that year, commenting that “Now 

[mid-2001] there is more property looking fo r  an investor than there is money to 

finance the acquisition o f  that property... Currently there is more property than there is 

money to pay fo r  it"  (Interview D 1).

The high level of investment demand for office property, exceeding available 

opportunities, particularly within the central area, overshadowed the considerable risk 

associated with user-demand at new suburban sites. As was pointed out in Chapter 1, 

the institutions adopted a long-term view with respect to investment decisions and this 

may have contributed to their willingness to fund suburban development despite the 

potentially precarious user-risk. Ultimately, however, investors relied on ensuring a 

flow of rental income from occupiers. This was best secured in the city centre and came 

to the fore with the onset o f the slump in the office market. One estate agent, referring 

to the increasingly negative view which the institutions were taking of office property at 

new suburban sites, explained that

“The institutional investment community which funds most o f  these [suburban 

offices] at the end o f  the day has decided that they don’t like it, that i t ’s 

[suburban office market] potentially a mess. What they like is rental growth 

because they want their insurance policies to perform over twenty years; and 

what has been going on in Sandyford, because the planning supply grossly 

exceeds the demand and the supply on the ground slightly exceeds the demand, 

people have been offering very incentivised deals to tenants. The kind o f  

example might be that I  would say that I ’ll rent you this building fo r  £16 [Euro 

19.2] per sq f t  and you say - no, I  w on’t pay that, tha t’s ridiculous. Then I  say -  

I ’ll tell you what I ’ll do -  don’t pay me any rent fo r  the first two years. So while 

the rent on the lease is £16 per sq ft, i f  you really analyse the rent over five  

years, i t ’s really £10 [Euro 12] per sq ft. Because o f  that, the insurance
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companies say - well, we d o n ’t want to buy up there because when the fir s t rent 

review comes, these people are going to be screaming and shouting and saying  

it w a sn ’t really £16 per sq f i  and therefore the probability o f  getting a rent 

review o f  the £16 per sq f t  that's in the lease is probably close to nil. So the 

availability o f  funding fo r  Sandyford has dried up. Now it was available in the 

early h a lf o f  last year. I t ’s only when people sort o f  sat down and did their sums 

and thought about it, on reflection, - really, do we want this? A nd because that 

fund ing  has dried up, a lot o f  the permissions up in Sandyford will not be built in 

the current cycle ” (Interview EA 3).

One developer pointed to the way in which the difficulty o f  ensuring tenant demand at 

these sites had resulted in a reduction in the growth o f  capital values to a mere 5 per 

cent by August 2001, compared to the 24 to 25 per cent increase during 2000 (Interview 

D 7). Another developer indicated the negative way in which the new suburban office 

location o f Sandyford was viewed by both development and investment financiers 

(Interview D 5). He went on to comment on the very high investment risk associated 

with this location and exclaimed "'Those who have invested in Sandyford must now be 

looking s ick !”, referring to the highly problematic user-demand situation prevailing at 

this location, exemplified /illustrated by the substantial incentives being offered to 

prospective tenants 

(Interview D 5).

Conclusions

The geography o f profitability for office developers was significantly altered in favour 

o f new suburban sites after 1995. This failed, however, to be accounted for in terms o f 

the spatial configuration o f  user-risk, which still strongly favoured the central area. 

According to the level o f rents and yields that could potentially be achieved, developers 

would have been expected to concentrate development activity into the tradifional office 

core o f  Dublin 2 and Dublin 4. Furthermore, in influencing developers’ shifting focus to 

new suburban sites since 1995, the availability o f  development and investment finance 

and construction costs were not found to be significant. While the importance o f both 

funding and investment institutions in controlling the overall quantity o f  office space 

developed cannot be doubted, their role in large-scale suburbanisation has been far less 

decisive. Although suburban development would not have been possible in the absence
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o f their involvement, their preference remained for city-centre schemes. This was 

especially true for investors as they comprise ‘property interests’, with their profits 

exclusively related to the long-term success o f  the scheme in question. The availability 

and cost o f  land, however, which varied significantly between new suburban and city- 

centre locations posed a critical constraint for developers at the latter. It is argued that 

the impact o f  planning policy on the availability o f development land as well as the 

introduction o f central-govemment tax incentives proved to be the critical factors in 

shaping a post-1995 profitability surface which strongly favoured new suburban sites. 

The manner in which these two elements were o f  fundamental importance in drawing 

developers to peripheral locations from the mid-1990s is the focus o f  Chapter 6.
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Chapter 6

Office Suburbanisation:
The Interrelationship Between User-Demand, Planning

and Supply
Introduction

User-demand, planning policy and the development sector each plays a fundamental 

role in the creation o f office property. While Chapters 3, 4 and 5 set out the potential 

influence and limitations o f  each o f  these three major elements in office suburbanisation 

from the mid-1990s, this Chapter examines their interrelationship in bringing about this 

geographical shift. It is argued that developers occupy the pivotal position in the 

development process, yet in terms o f  the changing location (i.e. shift o f  office 

development to new suburban sites after 1995), planning has largely been the decisive 

factor.

The key to understanding the emergence o f  new suburban sites as major office 

development locations lies in the underlying factors that have contributed to the 

increased viability (i.e. profitability) o f  these sites for office developers and the 

simultaneous decrease in that o f  the city centre. Large-scale office suburbanisation in 

the post-1995 period has resulted from developers responding to the increased range o f 

prospective profit opportunities associated with office development at new suburban 

sites. Both end-user demand and planning policy have contributed to the increased 

viability o f new suburban sites as office locations. However, as will be shown, the effect 

o f  planning policy on the cost o f  development has been o f  greater significance than the 

impact o f end-user demand on potential revenues in explaining large-scale office 

suburbanisation.

Although the post-1995 planning context has constituted a driving force in office 

suburbanisation,, the m anner in which the forces o f  supply and demand have played 

themselves out against the backdrop o f planning policy has, however, varied 

considerably (see Figure. 6.54). Despite the fervent pro-development planning context 

prevailing at new suburban sites, supply and demand factors have posed varying
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limitations on the extent to which planning has succeeded in attracting and sustaining 

office development. This will be illustrated later by a number o f case studies (see 

sections 6.1, 6.2 and 6.3).

The complexity o f factors involved in the creation o f the built environment was 

recognised by one developer. He pointed out that while user-demand constituted the 

underlying rationale which underpinned all property development, the quantity, type 

/specification and, most importantly, the location, were not a simple reflection o f  or 

response to demand. He contended that “In theory, the only fac to r that should be 

important in considering development is demand. D emand should dictate the location, 

the size, the price, the design and the specification o f  [office] developments. However, 

in reality the situation is different, more com plex” (hiterview D 10). Nevertheless, one 

agent and a developer (Interviews EA 6, D 9) failed to recognise the considerable 

complexity underlying office suburbanisation. The developer believed that demand was 

the principal factor driving suburban development, while the agent greatly over

emphasised the importance o f  end-user demand. He contended that

" If the land is zoned i t ’ll only be built on i f  there is demand. You can zone 

thousands o f  acres but i f  the occupiers don 't want to move there, i t ’s irrelevant! 

The office market, like any other market, is driven by the users, not the investors, 

not the banks. A t the end o f  the day the economies o f  the market are driven by 

the people who use the buildings. They dictate the market firs t and forem ost and  

everyone else then fo llow s in after that, but it starts with the user. People can 

sometimes get confused that it starts with the investors or the planners but i f  the 

planners want to pu t buildings in places that people don 7 want, they w o n ’t go  

there ” (Interview EA 6).

However, the overriding importance attributed to user-demand by this agent was 

questionable, given that some large-scale office development had in fact taken place 

which clearly had not been driven by end-users as was exemplified by Park West (see 

section 6.2).

The role of user-demand

The office occupier survey results suggested that end-user demand had been an active 

factor in the suburbanisation o f office development. Office take-up at new suburban
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The role of user-demand

The office occupier survey results suggested that end-user demand had been an active 

factor in the suburbanisation of office development. Office take-up at new suburban 

sites was largely associated with occupiers who preferred a suburban location. The 

occupier survey indicated that most respondents at new suburban sites preferred an 

alternative location in the suburbs rather than one within the central area (Figure. 6.1). 

This was reaffirmed by the results pertaining to occupiers’ preferred location and their 

location of choice in a future re-location (Figure. 6.2). Indeed, half o f the respondents at 

new suburban sites cited a peripheral office park as their future choice of location and a 

further 10 per cent a suburban centre. Only 18 per cent indicated a preference for the 

central area (core, inner fringe, IFSC).

The survey results thus suggested that the take-up of space at new suburban locations 

was not primarily as a consequence o f the lack of options in the city centre, but rather 

largely due to respondents’ preference for the suburbs. This was supported by the 

findings that new suburban sites were associated with the highest percentage of 

respondents (more than 50 per cent) who believed their options to have been ‘good’ or 

‘very good’ at the time of selecting their current premises (Figure. 6.3).
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Figure. 6.2 
First choice location in a future re-location
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Figure. 6.3 
Degree of occupier choice of offices at time of selecting current location
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The higher degree o f choice indicated by occupiers at new suburban sites reflected the 

large volume o f space developed here after 1995. However, it was perhaps also 

indicative o f the viability o f  a greater diversity o f  locations for these respondents. This 

was reflected in the findings pertaining to the locations that had been considered by 

respondents (Figure. 6.4). These findings contradicted the assertions o f  several estate 

agents who appeared to dismiss the role o f user-demand in office suburbanisation. They 

believed this to be ultimately the consequence o f the scarcity o f  city-centre supply, 

compelling occupiers to consider suburban sites (Interviews EA 1, EA 3, EA 4, EA 6). 

One agent, holding this view, explained that: "In the late 1990s a lot o f  locational 

decisions were taken from  the point o f  view of: we need offices, we have to have them, 

where is there an office building, anywhere, you have to f in d  me one somewhere - so 

people moved ju s t because there was a building there” (Interview EA 1). Another agent 

believed that in the context o f  an acute space shortage, occupiers had become less 

discerning in relation to location and contended that “Because o f  the situation that has 

pertained up to now [February 2001] people have managed to let offices in very off- 

pitch locations because there was nothing else available” (Interview EA 3). This agent 

alleged that new suburban sites had attracted office occupiers predominantly as a result 

o f  availability (as well as cost) constraints and reasoned that

"The majority o f  the people who are on the periphery would be in the centre i f  

they could get the same product at the same price. There are a fe w  exceptions to 

that. ... But most o f  the people in, fo r  example, Park West on the Naas Road, i f  

you said to them - I ’ll give you the same building at the same price in St. 

Stephen ’s Green, they ’d  be in here. So i t ’s effectively price and availability ” 

(Interview EA 3).

Another agent believed that suburban office development had been predicated upon the 

inability o f the central area to provide suitable space. This informant believed the latter 

to be the preferred location for many users and explained suburban office take-up in the 

following terms;

"The demand is prim arily fo r  city-centre space but because o f  the lack o f  

development opportunities in the city centre it has sw itched out o f  the city centre 

but not necessarily by choice but more because th a t’s where the stock was 

available ...The only reason why demand has switched at all towards the 

periphery or the suburban market is simply that, over the last number o f  years, it
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was the only place where the stock was available. I  really c a n ’t over-emphasise 

that, when people were making the decision to move away from  the city centre, 

the market made that decision fo r  them because there literally w a sn ’t any 

construction activity in the city centre ...So it was very much led by availability 

o f  s to ck” (Interview EA 4).

The assertions made by another estate agent quoted earlier, who beheved that future 

office take-up in the suburbs would be nothing more than the result o f  a lack o f  city- 

centre opportunities appeared to be misguided. He asserted that "The vast majority o f  

that [take-up] will be in the suburbs simply because there is very limited supply in the 

city centre... 1 think that i f  there was more supply in the city centre it would be easily 

satisfied  [met by demand] . . . So  plenty o f  demand in the city centre and no sign o f  that 

receding” (Interview EA 6). In addition, one developer stated that “During a boom, 

tenants become more sloppy, they take what is available, demands lessen and they 

become less choosy” (Interview D 2), while another developer believed the viability o f  

peripheral offices to be underwritten by the severe scarcity o f  supply within the city 

centre (Interview D 9).

However, the survey findings also cast some doubt upon the role o f  user-demand in 

explaining the emergence o f specific new suburban sites as major office locations. 

Although almost all respondents at new suburban sites preferred a suburban location, it 

was found that for half o f  them their current location did not coincide with their location 

o f choice (Figure. 6.1). The manner in which new suburban sites failed to meet end-user 

demand for suburban space was reflected in the appraisal which these occupiers made in 

relation to their current location. The survey showed that new suburban sites had met 

user-requirements to a considerably lower degree compared to both central (including 

IFSC) and established suburban locations. New suburban sites were noted for the higher 

degree o f dissatisfaction which occupiers expressed in relation to their current location. 

Only 27 per cent indicated that they were ‘very satisfied’ compared to almost half o f 

those at central and established suburban locations (Figure. 6.5).
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Figure. 6.4 
Locations considered at time of selecting current premises
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Figure. 6.5 
Overall appraisal of current location
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Figure. 6.6 specifies in more detail the manner in which occupiers at new suburban 

locations compared to those at central (including IFSC) and established suburban sites 

appraised their current location with respect to a range o f geographical factors (as well 

as parking). The survey revealed that, overall, respondents at new suburban sites were 

less well served with respect to these geographical factors compared to those at central 

and established suburban sites. The inadequacy o f new suburban locations in meeting 

end-user requirements was notable in relation to staff and accessibility issues. This was 

unsurprising given the considerable importance which occupiers had attributed to these 

factors (see Chapter 3) and the largely inaccessible nature o f  the new suburban office 

locations (see Chapter 7). As was anticipated, new suburban sites were noted for their 

inadequate public transport, with respondents at these locations revealing the lowest 

level o f  satisfaction (MacLaran and Killen, 2002). More than half indicated that they 

were either ‘dissatisfied’ or ‘very dissatisfied’ in relation to this issue (Figure. 6.6). It 

appeared that occupiers at new suburban sites were merely able to reduce their 

accommodation costs, a factor which according to the survey, did not prove to be o f 

particular importance anyway for these respondents.
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Figure. 6.6 
Occupiers’ degree of satisfaction with a range o f geographical variables 
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Furthermore, the increased viabihty o f  new suburban locations for developers could not 

be attributed to diminished user-demand for city centre space where a vacancy rate o f  

less than 3 per cent prevailed in 2001 (CURS, Hamilton Osborne King, 2001). The 

strength o f city centre office demand also came to the fore in the survey results which 

showed that almost all central-area occupiers (97 per cent) cited the city centre as their 

location o f choice (Figure. 6.1). In addition, despite the acute lack o f  choice within the 

central area and the abundance o f space available or reaching completion at new 

suburban sites by mid-2001, only a very small percentage o f  central-area respondents 

stated that a suburban location would be considered in a future re-location. Instead, a 

large majority (79 per cent) indicated a preference for the central area (Figure. 6.2). 

These findings were confirmed by one developer who stressed that the surge o f  office 

development at peripheral sites did not signal the demise o f  the city centre as an office 

location (Interview D 10).

The severe supply restrictions prevailing in the city centre during the late 1990s may 

have accounted for the low degree o f choice recorded by central-area occupiers outside 

o f  the IFSC. However, this may also have been indicative o f  the perceived 

inappropriateness o f suburban locations, particularly new suburban sites, as an 

alternative to the central area. This appeared to be supported by an examination o f  other 

locations considered by central-area occupiers, which revealed that the majority (60 per 

cent) had not considered any other location outside the city centre, while only 18 per 

cent had contemplated a peripheral office park (Figure. 6.4). The reduced viability o f 

city-centre office development for developers could therefore not be attributable to 

reduced end-user demand for city centre space. Rather, it was due to the impact o f 

planning policy on the opportunities for city-centre office development.

Nevertheless, one developer and an estate agent appeared to assign equal weight to user- 

demand and planning policy in office suburbanisation. They viewed the opening up o f 

new suburban sites for office development from the mid-1990s as a combination o f  the 

outcome o f both the change in the type o f  companies seeking space and the planning 

environment (Interviews D 10, EA 5). The agent alluded to the key impact o f  the 

scarcity o f  city-centre sites (influenced by planning policy, as will be explained later) 

and the emergence o f  new types o f  companies seeking space, in driving
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suburbanisation. He noted that “In one sense the growth o f  suburban development was 

a perception that no land was [being] developed in the city centre and then it was also a 

response to this new industry” (Interview EA 5).

Obviously, the extraordinary effectiveness o f planning policy in attracting office 

development to new suburban sites would not have been possible to the same extent in 

the absence o f certain end-users who preferred a suburban location. One agent 

cautioned that despite the lower cost o f  suburban sites, by early 2001 the suburbs were 

deemed unfavorable in terms o f  the overall viability o f development. He stated that 

“Even in the suburbs, while y o u ’d  think that sites are cheaper, there are probably more 

sites in the suburbs that I  would consider w o n ’t work fo r  cost considerations at the 

moment [March 2001] than city centre sites, which is unusual but th a t’s the way it i s ” 

(Interview EA 6). Another agent, quoted earlier, stressed that the supply-side was not as 

sophisticated in responding to user-demand as was at times believed, explaining that

lot o f  these service centres, call centres, have changed the type o f  building  

th a t’s required.... That having been said, I  d o n ’t think the market is as 

sophisticated as we would like to believe at times. I  w ouldn’t attempt to say to 

you that suburban development really started because people were seen to 

require bigger flo o r  plates. I  ju s t don 't think that i t ’s as sophisticated as that. It 

was more because o f  what we said earlier, there were sites available and there 

was a perception o f  a whole new industry, and property by its very nature is 

highly speculative, highly speculative, th a t’s why we have booms and busts” 

(Interview EA 5).

Development and investment funding

The planning environment also contributed to the increased viability o f  new suburban 

sites for office developers through its indirect, albeit significant, influence on the 

availability o f  development and investment finance. Compared to the suburbs, city 

centre development was traditionally associated with lower risks for the institutions 

whose conservative approach favoured involvement in the central area. However, 

evidence emerged which suggested that at the height o f the office boom in the late 

1990s, the lending institutions took an increasingly skeptical view o f funding office 

development in the central area (see Chapter 5). This was closely related to the
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prohibitive planning risk prevailing in the city centre, as was alluded to by one 

developer. He pointed out the problematic nature o f  securing finance in relation to 

schemes whose planning status was unclear. This was most strongly associated with the 

central area (Interview D 14).

The considerable uncertainty regarding the status o f  land in the city centre impacted on 

the likelihood o f development taking place and, crucially, the point in the development 

cycle at which a scheme would reach completion. Thus, despite their long-established 

preference for city-centre involvement, this resulted in an overall risk assessment for 

financiers and investors which increasingly led them to favour new suburban locations. 

The probable planning risk associated with a proposed scheme impacted on the terms 

under which funding would be extended to developers i.e. influenced the degree o f 

lending risk which financiers were willing to accept. Funding on a non-recourse basis, 

whereby, in the event o f  default, the institutions were unable to draw on developers’ 

other assets (see Chapter 1), was acceptable to institutions provided that planning 

permission had been secured. The risk posed by the ambiguity with respect to the status 

o f land (i.e. type o f  development permitted) as well as its timing served to deter 

financiers’ involvement within the city centre. Planning policy therefore circuitously 

influenced investment opportunities in favour o f  new suburban sites.

Thus, through planning control, planning policy has cm cially created a greater viability 

o f new suburban over central-area and established suburban sites. It has indirectly, yet 

fundamentally, influenced the ease with which developers could assemble other inputs 

involved in development, most significantly development and investment finance.

The role of planning

As was established in Chapter 5, by impacting on the cost-side o f  the office 

development equation, planning policy has been the overriding factor determining 

potential development profits in the post-1995 period. The immense pressure on the 

local authorities to attract commercial rates-generating uses, has resulted in planning 

policy which has fostered an overtly pro-development environment for prospective 

office development at new suburban sites since 1995. This has involved the application 

o f  both traditional planning instruments (i.e. land-use zoning and development control)
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as well as new entrepreneurial techniques in the form o f central-govemment controlled 

tax incentives (Figure. 6.54).

The planning context greatly amplified the opportunities for profiting from office 

development at new suburban sites while diminishing those within the city centre. One 

developer explained that “On the periphery, the availability o f  cheaper land and the 

flexib le planning environment have allowed developers to make money ... Planning is 

pushing out the developer!”. Pointing out the overtly pro-development position o f 

suburban planning policy, he exclaimed “Z)w« Laoghaire -Rathdown  [County Council] 

have gone out o f  their way to accommodate developers ’ demands ” (Interview D 9), 

while another developer stated that “Planning has created the potential fo r  the 

suburbanisation o f  offices on a large sca le” (Interview D 7).

Through its direct impact on development opportunities, planning policy at new 

suburban sites increasingly allowed developers to tap into potential profits arising from 

the surge in user-demand for space. This proved particularly effective in the context o f 

the simultaneous restrictions on development imposed by planning policy in the city 

centre (see Chapter 4). Suburban planning policy reduced the costs and risks associated 

with assembling the inputs o f  office development. This made new suburban sites 

potentially viable development locations, despite the lower levels o f  prospective 

revenue that could be appropriated from occupiers at these locations. One estate agent, 

believing large-scale office suburbanisation to be a consequence o f  developers’ 

response to opportunities on the periphery, contended that “Office development has 

been driven not so much by where the tenants wanted to be but by where developers 

could see potential s ite s” (Interview EA 1), while another agent, referring to the severe 

lack o f  development possibilities within the city centre, asserted that “In the context o f  a 

severe lack o f  development opportunities, the circle must expand” (Interview EA 7).

However, it was significant to note that some senior planners failed to recognise the 

crucial role which planning policy, by impacting on development opportunities, played 

in drawing developers to new suburban sites (Interviews P 1, P 6). The inextricable link 

between the contrasting planning context at central and suburban locations and 

developers’ response to the differential environment o f relative opportunities and 

constraints, remained largely unacknowledged. Notably, a former C hief Planning
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Officer for Dublin City and County and a former Planning Officer with Fingal County 

Council and fonner Deputy Dublin Planning Officer with Dublin Corporation stressed 

the major role which developers played in shaping the geography o f office development 

without fully recognising the impact o f  planning policy on developers’ responses. The 

former Chief Planning Officer explained: “The bigger ones [office developments] are 

occupier-driven I  think because they have such specific requirements. ... /  think that a 

lot o f  them are developer-led, in particular these office estates or parks. I  think they ’re 

developer-led more than they are planner-led"  (Interview P I ) .  The former Planning 

Officer with Fingal County Council and former Deputy Dublin Planning Officer with 

Dublin Corporation believed that while the larger office developments were occupier- 

driven, the suburban office parks were developer-led. He contended that:

"It [office location] certainly isn ’t occupier-driven! Developer-led, yeah, i f  they 

can get away with it. I  would think that particularly in the south-east o f  the city, 

they know i f  they can get a piece o f  land zoned and there are services there, they 

know that they can get occupants ... But it shouldn 't be developer-led. I  mean 

developers should fo llow  planning, th a t’s the whole bloody purpose o f  having 

planning in the firs t place! ” (Interview P 6).

According to a senior planner with the Strategic Planning Guidelines Unit, the location 

o f office development was most certainly developer-led, but in the long-term, 

employee-driven which was believed to be towards the south and south-east o f  the city 

(Interview P 10). As has already been pointed out in Chapter 5, the geography o f 

profitability for office developers in the post-1995 period has been overwhelmingly 

determined by the various risks and costs associated with assembling the inputs o f 

development. The land element, the availability o f which is controlled by planning 

policy, has been a key factor. If  the development status o f  land (i.e. planning permission 

to undertake a specific development) cannot be secured, all other inputs as well as the 

level o f end-user demand, become irrelevant.

Developers may decide to engage in development when their profit-risk equation, 

influenced by a range o f  factors (see Chapter 5), favours this. As will be detailed 

throughout this Chapter, planning played a significant role in allowing developers to 

undertake schemes more cheaply, swiftly and easily at new suburban sites compared to
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the costly, lengthy, cumbersome and thus high-risk development context of the city 

centre. This was alluded to by numerous estate agents and developers (Interviews EA 1, 

EA 3, EA 5, D 4, D 6, D 8, D 9, D 10, D 11, D 12, D 14). One developer commented on 

the flexibility associated with suburban planning policy and the ways in which 

"[suburban] planning laws have been easily bent by developers” (Interview D 9). From 

a planning perspective, new suburban sites have represented the most secure 

development environment. Here planning policy was configured in such a way so as to 

minimise the risks associated with the supply of office space. The likelihood of 

developers’ applications receiving approval was considerably higher at new suburban 

compared to central and established suburban sites.

Office development opportunities: the impact of zoning and development 
control policy

While the complexity of city-centre land ownership patterns and the necessity of 

gaining clear legal title prior to redevelopment frequently constituted a hindrance for 

developers (see Chapter 5), it was the prevailing planning policy which posed the 

greatest obstacle to development in the city centre and at established suburban sites. The 

fragmented planning environment in Dublin (see Chapter 4) has been the key 

contributory factor in the marked divergence between city centre and new suburban 

sites in relation to the prospective profit opportunities for developers, investors and 

financiers.

The requirement to obtain planning permission for any proposed development holds the 

potential severely to compound the problems associated with the redevelopment of 

central-city sites. The availability of land for office schemes in the core was rigorously 

curtailed by the restrictive planning regime and stringent conservation policies. This 

compared disadvantageously with the more ‘liberal’ regimes o f the periphery, where a 

fervent pro-development approach was adopted (see Chapter 4). One estate agent 

highlighted the way in which planning policy strongly contributed to the scarcity of 

suitable sites at city centre and established suburban locations, contending that

“I f  you look at the 1990s, there were no office sites in the city centre other than 

down in the Docklands and that was just beginning to emerge. And when you 

went out to the suburbs, the traditional suburbs like Ballsbridge, there were no
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office sites. Clonskeagh - you had the very successful suburb fo r  office 

development during the late 1980s /early 1990s - no land zoned out there fo r  

office purposes. Blackrock -  no land zoned fo r  office purposes and Dun 

Laoghaire -  there were one or two little bits. So the only place where office 

development could happen was further out ... and Sandyford was the obvious fi t  

fo r  that south-side void" (Interview EA 1).

Another agent stressed the way in which the difficulties involved in obtaining planning 

permission for office schemes severely compounded the already limited number of 

development sites available in the central area. He stated that

"The main factors that brought that about [office suburbanisation], the first 

main factor is supply o f  land and planning policy. Effectively a lot o f  Dublin 

now is preserved and large-scale site assembly is no longer socially acceptable 

or permitted. Years ago people used to buy Georgian buildings and knock them 

down. That doesn ’t happen anymore. So planning was a major factor I  suppose ” 

(Interview EA 3).

Chapter 4 showed that the considerably more restrictive city-centre planning regime, for 

example in relation to the limits placed on building size whereby offices o f more than 

600 sq m are not permitted in the traditional office core (Dublin City Development Plan, 

1991; Dublin Corporation Development Plan, 1999) and its impact on development 

opportunities was also commented upon by another agent, cited earlier, who explained:

“In the early 1990s there was a new Dublin City Development Plan and that 

restricted the size o f  new office buildings in effectively the area between the 

canals, but certainly in the prime Georgian areas, to not larger than 600 sq m. 

So that meant that what happened in the past, where they demolish buildings 

behind the fagade and build the modern building behind it, that could no longer 

be done and nor could you go and knock down a whole row o f  period buildings 

and build a glass box or whatever. So it meant that not only were the sites which 

had been sitting there fo r  years now taken up fo r  other purposes but in addition, 

that in traditional areas it was no longer possible to assemble in a way that 

people had done fo r  thirty years previously. So that shifted the focus o f  office 

development” (Interview EA 1).
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The perceived inappropriateness o f  the city centre for large-scale office development 

was referred to by a Deputy Planning Officer with Dublin Corporation who explained 

that " I f you look around this area here [city centre], it really cannot take the major, the 

200,000 sq f t  [20,000 sq m] offices ... also the scale o f  the building that would result is 

not suited to the kind o f  fabric that we have o f  the existing historic quarters ” (Interview 

P 4). The apparent unsuitability o f  the city centre for large-scale office schemes was 

further highlighted by a former C hief Planning Officer for Dublin City and County, who 

contended that "Some o f  these big offices cou ldn’t o f  course go in the city centre 

anyway ... /  don ’t know i f  Gateway [in north suburbs] would have fo u n d  a big enough 

place ... Microsoft out in Sandyford - i t ’s enormous and I ’m not sure we would have 

wanted a big office block like that in the city centre"  (Interview P 1).

An agent confirmed the critical role which planning policy had played in the process o f 

office suburbanisation and asserted that "The firs t main fac to r  is supply o f  land, and 

planning policy. Effectively a lot o f  Dublin now is preserved . . . so  planning is probably  

the principal one that brought about that shift"  (Interview EA 5). The numerous 

planning restrictions which posed a severe impediment for developers wishing to 

undertake large-scale office schemes in the central area, also affected established 

suburban sites. This contributed to the scarcity o f  office development opportunities at 

these locations as was highlighted by a previously quoted agent (Interview EA 1) who 

explained:

“To kind o f  add difficulty to places such as Dun Laoghaire and Blackrock which 

had been very sought after, they were suffering from , well certainly Blackrock 

was suffering from  this issue o f  no offices over 600 sq m and there was no land 

zoned fo r  office buildings. So effectively there was going to be no significant 

new office development in Blackrock - Dun Laoghaire, I  think it could actually 

come back into vogue again now i f  there were sites available fo r  developm ent” 

(Interview EA 1).

As a result o f  these obstacles, developers increasingly considered undertaking office 

schemes at ‘non-prim e’ areas marginal to the office core such as the Docklands. Here 

they could gain access to large redevelopment sites under single ownership, often 

associated with industrial or institutional functions, for which a clear legal title could be

228



secured in a single transaction. The Dublin Docklands Area Master Plan 1997 had 

introduced a Zone 6 objective 'To provide fo r  the creation and protection o f enterprise 

and facilitate opportunities fo r  employment creation This zoning, which replaced 

Objective G ‘to provide fo r  general industrial use’ o f the Dublin City Development 

Plan, 1991, opened up significant tracts of land in the Docklands to the possibility of 

large-scale office development (see Chapter 4). However, the quality o f these sites was 

often questionable, requiring extensive decontamination, as at Grand Canal Dock. 

Although undertaken by the public sector, this nevertheless engendered unpredictable 

delays and costs for developers.

It was the numerous opportunities created on the periphery by the introduction of new 

zoning categories (e.g. ‘office-based industry’ and ‘science and technology-based 

enterprise’) and re-zoning of former industrial and agricultural lands for office 

functions, which increasingly acted as a magnet for developers unable to secure 

opportunities within the core. Several developers highlighted the critical role o f re

zoning from industrial to office functions in drawing developers to new suburban sites 

(Interviews D 9, D 12, D 13). In contrast, the city centre proved ever more hazardous in 

terms of potential profitability as a result of the planning risk likely to be incurred.

The prospective revenue which developers may appropriate is closely related to the 

particular configuration which a scheme may take. Planning policy establishes the 

density, height and plot ratios associated with a site and thus the intensity o f use to 

which land may be put (see Chapter 4). This in turn determines the quantity of floor 

space from which an income may be generated. In order to exploit a site to its fullest, 

thus capitalising on the investment made in land, developers aim to maximise the 

quantity of lettable /saleable space permitted. Although the development densities 

deemed acceptable are generally higher within the central area (see Chapter 4), the 

immediate advantages are offset by the prohibitively high prices o f city-centre land. In 

relation to the intensity o f use permitted, changing planning policy at new suburban 

sites contributed to enhanced profits for developers by increasing the density o f office 

development allowed. This has been the case at, for example, Sandyford /Leopardstown 

(see section 6.1) and East Point (see section 6.2).
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Suburban planning policy has also significantly impacted on the potential profitability 

for office developers through the generous car-parking standards adopted by the 

suburban local authorities in contrast to the much tighter restrictions prevailing in the 

central area (see Chapter 4). The high degree o f importance attributed to car parking as 

a factor in locational decision-making by occupiers at new suburban sites (see Chapter 

3), in the context o f inadequate public transport, has invariably contributed to enhanced 

returns for developers.

Planning, development timing and profitability

Uncertainty for developers in terms o f  the planning environment translates into 

increased risks and thus potential costs, thereby ultimately impacting on profits. The 

particular relationship existing between supply and demand within the office market 

determines the rents /prices that can be expected. Thus the viability (i.e. profitability) o f 

office development for developers is crucially dependent on the stage within the 

property cycle at which a scheme reaches the market.

A high degree o f  uncertainty surrounds prospective city-centre office development as a 

consequence o f the lengthy, complicated and thus costly process associated with 

planning applications. This was alluded to by numerous developers and estate agents 

(Interviews D 1, D 2, D 4, D 5, D 7, D 11, D 12, D 14, EA 1, EA 6). Developers were 

initially hesitant in responding to increasing user-demand in the mid-1990s, as was 

noted by one agent who explained that “They [developers] simply over-supplied the 

market on numerous occasions over the last twenty years. So as the boom really began 

to hit the office market in 1995 /96 /97, developers were very reluctant to develop 

speculatively so they would only develop fo r  end-user requirements ... the level o f  

construction activity did increase from  about 1998 onw ards” (Interview EA 4). 

Overcoming their initial hesitation, developers became keen to get development 

underway as quickly as possible in order to reap the potentially higher profits associated 

with a scheme reaching the market before those o f  competitors. This strongly militated 

against central-area sites. In other words, the speed with which a planning application 

may be processed, a vital component in affecting developers’ potential profit and risk 

calculations, strongly favoured new suburban sites. This was pointed out by one 

developer who explained that developers undertook office schemes at suburban
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locations “so that they wouldn’t miss the boat”, remarking that developers “could 

literally develop at will" at new suburban sites (Interview D 12).

City centre planning policy, in contrast, has contributed to an environment of 

uncertainty in relation to securing the optimal development timing as was pointed out 

by several developers and estate agents (Interviews D 3, D 4, D 6, D 7, D 8, D 11, EA 1, 

EA 6). One agent believed that “Through the planning process they’re [developers] 

being delayed from actually delivering the buildings” (Interview EA 1), therefore 

greatly increasing the already considerable risks associated with development. Another 

estate agent explained the shift of development to the suburbs primarily in terms o f the 

high-risk planning environment associated with the central area. This informant 

declared that “Planning in the city centre is fraught with difficulties, so inevitably 

developers will then move on to wherever they can build quickly. The city centre is not 

one o f  such locations, so they will move out ” (Interview EA 6). One developer, alluding 

to a city-centre scheme comprising 40,000 sq m o f office space (as well as 300 

apartments), pointed out that the time-scale for processing the planning application for 

this development was almost two years. The lengthy pre-planning phase had to be 

further added. He stressed that this was in fact the expected time-scale for a 

development o f this nature within the city centre (Interview D 7). This was confirmed 

by another developer who indicated that two years was indeed the likely time-frame 

with respect to the processing of planning applications by Dublin Corporation, asserting 

that “the lengthy planning process hinders activity” (Interview D 8). Planning delays 

can thus translate into increased costs for developers as land bought with borrowed 

money lies vacant as development applications await decision.

Obstructions in the planning process are therefore an unpredictable cost to prospective 

developers who run the risk o f the proposals being turned down or being granted 

permission to develop only subject to change. This represents a great risk for developers 

who depend on the correct timing o f a development in order to realise a profit. One 

developer explained that: “The planning process may be very lengthy and the longer the 

process the greater the costs o f  developing. Planning delays thus pose a considerable 

risk to developers who are all the while paying interest on money borrowed fo r  the 

acquisition o f the site” (Interview D 4). The negative effect which planning delays have 

in amplifying the cyclical fluctuations inherent within the property cycle were pointed
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out by another developer (Interview D 3). He made reference to the fact that many 

proposals in the city centre had been processed only after considerable delay, by which 

time the market had experienced a downturn. The planning process in the central area, 

while being viewed as necessary “in order to prevent a banana republic” (Interview D 

3) was therefore widely perceived as constituting an obstacle to timely development and 

a process responsible for increasing the overall risk associated with city-centre office 

schemes.

Furthermore, in the city centre, the already high level o f  risk which developers were 

confronted with, was exacerbated by numerous additional delays and complications. 

One such element concerned the requirement for archaeological site assessments and 

was alluded to by a number o f developers and a property consultant for the Royal 

College o f  Surgeons (Interviews D 5, D 8, D 15, D 18). One o f  the developers explained 

that

“The whole issue o f  archaeological excavations as part o f  the pre-development 

requirements is seen as an increased risk to the developer as the length o f  

excavation, the delays, the costs, the results, the findings are all unknown 

quantities which do esn ’t fa ir  very well in an industry that is dependent upon 

accurate timing and prediction. It is seen as an unforeseen cost and risk to the 

developer that could influence the viability o f  a proposed developm ent” 

(Interview D 15).

These, together with other costs associated with city-centre development (e.g. structural 

costs, relocation o f traffic lights, diversion o f traffic) and in certain circumstances, 

higher construction costs (see Chapter 5), also rendered city-centre developments less 

attractive than peripheral schemes where such costs were likely to be lower. All 

developers (Interviews D 1 to D 18), with the exception o f one (Interview D 14), 

believed that the user-risk associated with new suburban sites was easily surpassed by 

the enormous planning risk encountered within the central area. This had potentially 

severe repercussions for all supply-side elements (i.e. land, development finance, 

construction, investment finance).
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Tax incentives

Under the direction of central government, planning policy, in the form of tax 

incentives, further enhanced the financial viability o f certain suburban locations. As 

referred to in Chapter 4, Tallaght had been targeted for incentives since 1986, while 

East Point Business Park and Park West on the Nangor Road were designated since the 

mid-1990s. The role which the tax incentives played in the emergence of these suburban 

sites as office locations will be shown in section 6.2. The suburban incentive areas 

accounted for a substantial volume of the total space (i.e. 15 per cent) developed during 

the 1990s and a relatively high proportion of annual completions in the mid- to late- 

1990s (Figure. 6.7 and Figure. 6.8). This indicated the impact which an increasingly 

entrepreneurial planning approach, led by central government, had on office location. 

As was referred to in Chapter 4, the Enterprise Area policy was to stimulate economic 

activity and employment prospects at the designated sites by attracting multinational 

companies related to the high-technology sector. Although not constituting ‘traditional’ 

urban planning, public policy in the form of tax incentives had the effect o f altering the 

profitability surface for developers at suburban locations, encouraging development 

which was not entirely the response to market-driven forces. The variation in the 

manner in which this new entrepreneurial planning instrument interacted with supply 

and demand-side factors in bringing about suburban office development will be 

highlighted in the case studies of Tallaght, East Point and Park West (see section 6.2).

Figure. 6.7
Office space completed in Dublin in incentive and non-incentive areas (sq m):
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Figure, 6.8
Office space developed in Dublin in incentive and non-incentive areas as 
_______________ percentage of annual total; 1990 -1999_______________
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(Source: CURS, TCD Office Database Completions 1960 -  Jan 2002)

Thus, in a climate of strong economic growth and the dramatic increase and 

diversification o f user-demand for office space in Dublin, changes in the planning 

environment from the mid-1990s, significantly re-shaped the profitability surface for 

developers. The planning environment, overwhelmingly favouring development at new 

suburban sites, has done so by impacting on the cost-side of the development equation. 

New suburban sites were made increasingly feasible for office development as a result 

of the availability of land, favourable planning permissions (including generous car 

parking allowances) and crucially important, tax incentives (Table. 6.1). In contrast, 

despite continued strong user-demand as was reflected in a very low vacancy rate in the 

central area (i.e. less than 2 per cent in 1999) (Hamilton Osborne King, 1999), the city 

centre became an increasingly difficult development environment.
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Table 6.1 
The post-1995 planning context: 

suburbs v city centre

Planning Policy Suburbs City Centre
Z onhie Rezoning Strict zonings

‘office-based industry’
‘science & technology-based enterprise’ 
A bundance o f sites Scarcity  o f sites

Ucvelonm ent control L arg e  office developm ents perm itted  (>1,000 sq m)
car parking: 1 space per 25 /35 sq m

Size restric tions (< 600 sq m) 
S tric t conservation  policies
1 space per 250 /125/ 63 sq m

Incentives T allagh t (since 1986) 
E ast Point 
P a rk  W est

IFSC
Dublin 7,8

Processing of 
[>lannin2  annlications

Fast, flexib le , h w -risk Slow, complex, strict, h igh-risk
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The Complexity of Planning, Supply and Demand Interaction

Although the planning context was the principal factor underlying the emergence of 

new suburban sites as major office locations, the interrelationship between planning, 

supply and demand with respect to specific development outcomes has not been 

uniform. This is evidenced by an examination of Sandyford /Leopardstovra, Park West, 

Citywest, the inner suburban East Point Business Park and the established node at 

Tallaght which emerged as major office development locations after 1995 (Figure. 6.9 

and Figure. 6.10).
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Figure. 6.9 Major office development during the fourth office boom (1995 -2001)
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Figure. 6.10 
Location of office space completed: 1996 - 2001
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Figure. 6.11 
Office space completed at new suburban sites 1991 - 2001
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No office development had taken place at East Point, Park W est and Citywest prior to 

the mid-1990s, while the quantity o f office space developed at Sandyford 

/Leopardstown during the fourth office boom contrasted sharply with the small-scale 

development that had previously occurred (Figure. 6.11). These four new suburban sites 

together accounted for 82 per cent o f  suburban office space and 40 per cent o f total 

office space developed in the period between 1996 and January 2002 (CURS, TCD 

Office Database Completions 1960 -  Jan 2002). These, as well as the existing (office) 

node at Tallaght, will now be reviewed in some detail.

6.1 The Role of Inter Local-Authority Rates Competition: 

Sandyford /Leopardstown

The emergence o f  Sandyford /Leopardstown after 1995 as the single most important 

office development location outside o f the central area (Dublin 1, 2, 4, 7, 8) was 

predominantly the result o f  inter local-authority competition for commercial rates 

income. As was referred to in Chapter 4, the abolition o f domestic rates in 1977 left the 

local authorities bereft o f  income as central government subsidies failed to keep pace 

with the rate o f inflation during the 1980s. This led to mounting fiscal difficulties for the 

local authorities, particularly for Dun Laoghaire -  Rathdown which had a weak 

commercial /industrial rates base. This financial predicament became reflected in the 

fervently pro-development planning policies adopted by the local authority in the post- 

1995 period which served to reduce the risks associated with the supply o f  office space. 

It was through the introduction o f new land-use categories and consequent large-scale 

rezoning that this fiscal-mercantilist inspired planning context sought to attract large- 

scale office development.

Prior to the mid-1990s, Sandyford, lying approximately 9km south-east o f  the city 

centre, was principally an industrial location. While some office development had taken 

place during the 1980s, this was on a small scale comprising the own-door scheme o f 

Leopardstown Office Park (see Figure. 6.14), undertaken by M clnem ey and the 

development o f  the South County Business Park (see Figure 6.36) by the Industrial 

Development Authority (IDA) (M acLaran and Killen, 2002). At the onset o f the fourth 

office development boom, Sandyford /Leopardstown remained a minor office location, 

with only 22,413 sq m o f space having been developed in the three decades up to 1996 

(CURS, TCD Office Database Completions 1960 -  Jan 2002). Thereafter, the quantity
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of office space expanded more than four-fold, with 94,000 sq m of space completed by 

2001 (CURS, TCD Office Database Completions 1960 -  Jan 2002). This former 

industrial location accounted for 14 per cent of total office completions for this period, 

compared to less than 5 per cent between 1986 and 1995. The quantity of space 

developed at Sandyford /Leopardstown in 2001 alone stood at close to 50,000 sq m 

(Figure. 6.12). The total space at the end of that year reached approximately 114,000 sq 

m. representing 5.5 per cent of the city-wide stock of modem (post-1960) office space 

(CURS, TCD Office Database Completions 1960 -  Jan 2002) and is equivalent to 32 

times the space of Liberty Hall (see Introduction, Figure 0.3).

Figure. 6.12
Sandyford: office space completions and take-up
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(Source: CURS, TCD Office Database Completions 1960 -  Jan 2002 and Take-up 1995 -2001)

The rapid surge in office development in 2000 and 2001 was facilitated by major 

changes in the articulation o f office planning policy which enhanced the prospects of 

potential profits for office developers. This was principally achieved by the influence of 

planning on the availability of land for office development and became manifest in the 

introduction o f new zoning categories. The new zoning classification known as ‘office- 

based industry ’ resulted in the opening up of large tracts of former industrially-zoned 

land to prospective office development (see Chapter 4). While the 1998 Dun Laoghaire 

-  Rathdown County Development Plan specified that major office development with a 

gross floor area in excess of 1,000 sq m would only be permitted in Dun Laoghaire and 

Dundrum (see Chapter 4), the introduction of this new zoning category made large-scale

a .

□  Completions 

■  Take-up
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office development permissible at Sandyford /Leopardstown. The re-zoning of 

industrial land for office functions, was noted by a senior planner with Dun Laoghaire -  

Rathdown County Council who explained that:

“The 1998 Development Plan has a hierarchy o f office sizes fo r  Town Centre, 

District Centre and Local Centre and we realised that we were having a

growing problem with trying to decide what was office and what was this new

type o f  use - i t ’s called ‘office-based industry’, so we varied the Development 

Plan to bring in this new, new fo r  us, wording o f  ‘office-based industry ’ which 

isn ’t referred to in the 1998 Plan and we varied it to incorporate it into the 1998 

Plan and we made ‘office-based industry ’ permitted in principle in industrial 

zones ... Sandyford, tha t’s a classic example o f  where we have allowed office- 

type uses to move in ” (Interview P 2).

This planner conceded that by late 2000, twelve permissions had been granted for a 

change in land use from manufacturing to office functions, facilitated by the new zoning 

categories (Interview P 2). He deemed these conversions to be as a result o f market-led 

demand which had increasingly blurred the distinction between office and industrial 

activities (Interview P 2). The emergence of new commercial /economic activities 

which did not fall into established land-use categories and the potential difficulties 

which this posed, was also alluded to by a number of other informants (Interviews P 4, 

P 6, PIO, EA 5). However, as was pointed out in Chapter 4, local authority competition 

for commercial rates prompted an increasingly flexible interpretation o f what

constituted office development which undoubtedly was the critical influence on the

introduction o f new land-use classes. This new flexibility of approach which the local 

authority adopted in relation to the facilitation of office functions was alluded to by one 

estate agent who, with respect to Sandyford, explained: “ I  suppose Dun Laoghaire -  

Rathdown [County Council] were one o f  the most honest in recent times in that 

eventually last year they got around to passing a material contravention order so that 

they accepted that in Sandyford, maybe some o f the other zonings, that more or less any 

office occupier could go in there” (Interview EA 1).

The manner in which large-scale office development was encouraged on former 

industrially-zoned sites as a result o f the intense pressure on Dun Laoghaire -  Rathdown
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County Council to attract a commercial rates base was referred to by one agent who 

pointed out that

“Sandyford was zoned industrially but they said that industry d id n ’t exist 

anymore because nobody makes ships or whatever. So really industry now is 

people in Microsoft writing software, that is industry. So le t’s perm it that as the 

new industry, i t ’s not offices. Now the buildings are offices fo r  all intents and  

purposes there is no difference ... So you have all these local authorities trying 

to attract people into their various jurisdictions to gain incom e” (Interview 

EA 3).

The fiscal mercantilist drive underlying office planning policy was also highlighted by 

one developer who, referring to an office scheme for which the developers had received 

planning permission for 160,000 sq m o f space, exclaimed that "'Central Park [office 

development] alone will y ie ld  a couple o f  million pounds fo r  Dun Laoghaire -  

Rathdown [County C ouncil]/” (Interview D 9).

However, it was notable that a senior planner with Dun Laoghaire -  Rathdown County 

Council, referred to earlier, failed to acknowledge the key influence o f  planning policy 

in the emergence o f Sandyford as a major office location. Not only did he express 

amazement that this location was attracting the vast majority o f  office development 

within the County, he also stated that this was occurring despite the alleged 

encouragement o f  office development into the district centres o f  Dun Laoghaire and 

Dundrum (Interview P 2). However, clearly this had not been the case, as the overtly 

pro-development planning context at Sandyford and the highly restrictive policies with 

respect to Dun Laoghaire testified.

The pressure on the local authority to secure a rates income from office development 

also resulted in changes in relation to development control measures. The intensity o f 

use permitted on former industrial sites at Sandyford /Leopardstown was increased to 

allow for a higher density o f  office development on the re-zoned lands. The increased 

development densities permitted was exemplified by the redevelopment o f the three- 

acre Microsoft site. The developers noted that, prior to re-zoning, the amount o f 

building on this industrially-zoned land stood at 4,000 sq m o f space. However, 

following the re-zoning o f  the site, development o f  16,500 sq m o f office space was
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permitted (Interview D 12). Another developer alluded to the profitability o f 

demolishing industrial buildings and their replacement with offices (Interview D 7). The 

relatively high density o f development allowed at Sandyford was pointed out by yet 

another developer who indicated that the prevailing plot ratio o f  almost 2:1 was similar 

to that found in the city centre (Interview D 9). In order to offset the increased land 

costs brought about by the re-zoning o f land, developers sought higher development 

densities. With regard to the Central Park office scheme (see Figure. 6.32, Figure. 6.33, 

Figure. 6.34), McDonald (2000) stated that the developers had acquired the 8 hectare 

site in May 1998 for over Euro 32.4 million. The high price o f land prompted the 

developers to pressure Dun Laoghaire -  Rathdown County Council into permitting a 

greater amount o f office space, amounting to 160,000 sq m (McDonald, 2000).

Table 6.2 
Sandyford /Leopardstown:

Examples of office developments and developers during fourth office boom

Development Q uantity of 
space 
(sq m)

Developer(s)

Central Park 50,000 Treasury Holdings Ltd. 
David Arnold 
Property.com

The Atrium 33,000 Green Property pic

Microsoft 16,500 Green Property pic

The Forum 8,400 Duffy Lally Properties

Burton Court 1,900 Duffy Lally Properties
Apex Business 
Centre

4,618 Alanis Ltd.

Embassy Park 35,000 Duffy Lally Properties

Cairn House 2,500 Duffy Lally Properties

(Source: CURS, TCD Office Database, Completions 1960 -  Jan 2002)

In addition. Dun Laoghaire - Rathdown County Council adopted generous car parking 

standards (i.e. 1 space per 25 sq m /- 35 sq m) compared to those in the city centre (i.e. 1 

space per 250 sq m /- 125 sq m /- 63 sq m) which undoubtedly contributed to the 

viability o f this location for developers and occupiers. The increase in office 

development opportunities facilitated by post-1995 planning policy, enticed a greater 

number o f developers to engage in office schemes at this location than had previously 

been the case. In contrast to the late 1980s /early 1990s, the vast office completions at
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Sandyford /Leopardstown after 1999 were associated with the involvement of a range of 

private developers, as is shown in Table 6.2.

Figure, 6.13
New suburban sites: business sector affiliation of occupiers
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(Source: CURS, TCD Office Database Take-up 1995 - 2000, Kompass Ireland, company websites)

Office take-up at Sandyford /Leopardstown proved very strong and increased 

dramatically from just over 4,000 sq m in 1999 to almost 38,000 sq m in 2000 (Figure. 

6.12). In terms of business sector affiliation, Sandyford /Leopardstown included a 

variety of company types. However, the presence of companies associated with the IT, 

computer and software sectors, was particularly notable and indicated a diversification 

in user-demand (Figure. 6.13 and Table 6.3). Although take-up at Sandyford included 

several companies with large space requirements (e.g. Eircell /Vodaphone (24,435 sq 

m), Microsoft (13,266 sq m), Merrill Lynch (7,085 sq m) and First Active (6,830 sq m), 

the majority of companies occupied space of less than 1,000 sq m*.

' Based on sample o f  26 companies for which floor space occupied was available
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Table 6.3
Sandyford /Leopardstown: business sector affiliation of occupiers

Name of Occupier Business Sector 
Affiliation

Nam e o f Occupier Business Sector 
Affiliation

2020 Softw are Ltd. Softw are First A ctive B anking

A B ISC O M M arketing Flextim e Ltd Softw are

A dvent Softw are Ltd. Softw are Foss Ireland Ltd. H ealth

A gilent Technologies Pharm aceutical
G eac E nterprise  Solutions 
(Irel.) Ltd. Softw are

AIB  C om m ercial Services Ltd.
F inancial services /in ternet 
B anking

G rafton F inancial Services 
Ltd. Financial

AIB  Finance and Leasing Financial services G rafton G roup  Pic. O ther

A llfinanz Inc. Softw are G rasshopper G raphics O ther

A lphyra T elecom m unications
Ham ann In ternational (Irel.) 
Ltd. Freight

A M T  / Sybex (Irel) Ltd. Softw are Hivar E ngineering E ngineering

A ssurance A dvisors Ireland Ltd. F inancia l services H ydrochem  Ltd. C hem icals

A tron E lectronics Ltd. E lectronics ICL S orbus C om puters

B iovail Technologies (Irel.) Ltd. Pharm aceutical IDS D irect M arketing
T elem arketing  /  data

BM C  Softw are Softw are
International B iochem icals 
Ltd. C hem icals

BM C  Softw are Softw are ITO G roup  Pic C om m unications

B oehringer Ingelheim  Ltd. Pharm aceutical John Ilinde  In ternational ltd. O ther

B ootstrap Internet Kevin T. C ullen & Co. Ltd. Professional services
B rooklyn Engineering Services 
D ublin Ltd. P roperty  /  construction K u d o s Softw are

B usiness Exhibitions Ltd. Exhibitions M. N. M aiden & C o. Ltd. Professional services

C laym on Laboratories Ltd. H ealth M acro M arketing M arketing

C M V  Hotel Reservations R eservations M arketing  In itiatives M arketing  /  even t m gt.

C om m ology  International ltd. Softw are M em orex Telex  Ireland Ltd. IT

C onlan  C rotty  M urray & Co. Ltd. Professional services M ercury  H old ings Pic C onstm ction

D es M uldoon & A ssociates Professional services M errill Lynch Financial

E ircell A 'odaphone Telecom m s M icrosoft Ireland Softw are

E ircom  Phonew atch Ltd. Telecom m s Peter C unn ingham  &  Co. Professional services

E irlink  International Telecom m s
Sandyford O ffice S olutions 
Ltd. Softw are /  IT

E nergy & Process 
Instrum entation E lectron ics r& d Softw are R esources Ltd. Softw are

E ntropy Ltd. In ternet SSI C om puters Ltd. IT

Expo E xhibitions Ltd. T rade  exhib itions Step E nterprises O ther

U nitech  System s Ltd. IT T. J. O ’C onnor &  A ssociates Professional serv ices

W ebb  Insurances Ltd. F inancial Thorntons A djusters Financial

(Source: CURS, TCD Office Database Take-up 1995 -  2000; Kompass Ireland 2000; Survey o f Office
Occupiers, see Appendix 4)
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Planning policy underwrote the ease with which office development could take place at 

Sandyford /Leopardstown and constituted a key influence on developers’ perception of 

development viability. The high level of office planning permissions which existed at 

Sandyford in early 2001, standing at around 250,000 sq m (Interview EA 3) were 

indicative of the fervour with which Dun Laoghaire - Rathdown County Council had 

sought to promote this former industrial site as an office location. The crucial impact of 

planning policy in driving office development was evident from the manner in which 

the scale of development undertaken became disengaged from end-user demand. This 

was illustrated by the high vacancy rate which ensued by the end of 2000. In December 

o f that year, close to 14,000 sq m of office space lay vacant, almost entirely accounted 

for by the Atrium office scheme (13,266 sq m) (see Figure. 6.24 and Figure. 6.25). 

Although space in the Atrium development was later taken-up, at the time, this 

development represented almost one quarter o f the total city-wide vacancy (CURS, 

TCD Office Database, Vacancies December 2000). The manner in which office 

development at Sandyford /Leopardstown became disengaged from end-user demand 

for space was also indicated by the highly incentivised deals offered to prospective 

tenants and the resultant high investment risk associated with this location (see Chapter 

5). Thus despite strong user-demand in 2000 (Figure. 6.12), the quantity o f space 

constructed rapidly surpassed user-demand and ultimately curtailed developers’ 

willingness to engage in further development. This was noted by one estate agent who 

pointed out that “In Sandyford the planning supply grossly exceeds the demand and the 

supply on the ground slightly exceeds the demand” (Interview EA 3). Planning is not 

only limited by end-user demand in the extent to which it can attract office developers, 

but also by the funding institutions’ criteria for engagement (see Chapter 5). This was 

observed by one estate agent who, in relation to Sandyford, highlighted the increasing 

scepticism of the institutions to fund development at this location, leading to the 

curtailment of development. He explained

“The available funding fo r  Sandyford has dried up. Now it was available in the 

early half o f  last year [2000]. I t ’s only when people sort o f  sat down and did 

their sums and though about it, on reflection, really, do we want this. And  

because that funding has dried up a lot o f  the permissions up in Sandyford will 

not be built in the current cycle ... Development in Sandyford is definitely going 

to slow down, it might nearly stop (Interview EA 3).
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The degree to which the pro-development planning environment of Dun Laoghaire -  

Rathdown County Council succeeded in attracting large-scale office development was 

thus, of course, ultimately dependant on user-demand for office space. This was evident 

from the fact that much o f the space for which planning permission had been granted 

was not developed. For example, the increasingly precarious user-demand situation 

resulted in the curtailing of the scale of development with respect to the Central Park 

scheme (see Figure. 6.32, Figure. 6.33, Figure. 6.34), with only approximately 30,000 

sq m of the permitted 160,000 sq m, having been developed by the end o f 2002 (CURS, 

TCD Office Database, Completions 1960 -  2001 and Take-up 1995 -  2001). The 

developers o f the scheme stated that development on the second phase would not take 

place unless a pre-let could be secured (Interview D 10). This appeared to challenge to a 

degree the assertions of a Deputy Planning Officer for Dublin Corporation who believed 

that development at Sandyford /Leopardstown was developer-led, while correctly 

assessing the lesser role o f user-demand. In relation to the enormous Central Park 

scheme, he stated that “The Legionaries o f  Christ site [Central Park] was developer- 

driven I  would say. Occupier-led — I  wouldn’t think so so much ” (Interview P 4).

Thus, despite its pro-development policies in the extent to which it can attract office 

development, the impact o f planning is ultimately limited by user-demand as well as the 

criteria set by the institutions. The adoption by Dun Laoghaire -  Rathdown County 

Council of pro-development planning policies at Sandyford succeeded in attracting 

large-scale office development and associated commercial rates income. However, the 

implementation of office planning policies which aimed to maximise commercial rates 

revenue, resulted in further fiscal pressures for the local authority in terms of the vast 

expenditure required to service development. This issue will be dealt with in Chapter 7.
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Figure, 6.14 Leopardstown Office Park (1983)

Figure. 6.15 Sandyford Office Park (1991)
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Figure. 6.16 Sandyford Office Park (1991)

Figure. 6.17 Sandyford Park (1991)
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Figure. 6.18 Sandyford: Apex Business Centre (2001) on former industrial site

Figure. 6.19 Sandyford: Bracken Court (2001) on former industrial site



Figure. 6.20 Sandyford: Corrig Court (2001) on former industrial site

Figure. 6.21 Sandyford: Paramount Court (2001) on former industrial site



Figure. 6.22 Sandyford: Raven's Court (2001) on former industrial site

Figure. 6.23 Sandyford: Mercury House (2001) on former industrial site



Figure. 6.24 Sandyford: The Atrium (2000 /2001) on former industrial site

Figure. 6.25 Sandyford: The Atrium (2000 /2001) on former industrial site
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Figure. 6.26 Sandyford: The Courtyard (2001) on former industrial site

Figure. 6.27 Sandyford: Ballymoss House (2000) on former industrial site
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Figure. 6.28 Sandyford: Silverstone House (2001) on former industrial site

Figure. 6.29 Sandyford: Millbank House (2001) on former industrial site



Figure. 6.30 Sandyford: Arena House (2000) on former industrial site

Figure. 6.31 Sandyford: Burton Court (2000) on former industrial site
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Figure. 6.32 Leopardstown: Central Park (2001 /2002)

Figure, 6.33 Leopardstown: Central Park (2001 /2002)
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Figure, 6.34 Central Park, Leopardstown aerial view
(Source: Irish Tim es, supplement, I3‘*‘ January 2000)

Figure. 6.35 Intersection of South Eastern motorway and M50 near the South
County Business Park
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Figure 6.36 South County Business Park (1985), Fujitsu

Figure. 6.37 South County Business Park, Pelham House (2002)



Figure. 6.38 South County Business Park, Microsoft (2001)

Figure. 6.39 Cherrywood, Loughlinstown (2001)



Figure. 6.40 Cherrywood, Loughlinstown (2001)
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6.2 The Impact of Tax Incentives: Tallaght, East Point and Park West 

Tallaght

The emergence of Tallaght as an office location is associated with its designation as an 

Enterprise Area in 1986. Tax incentives were significant in prompting further office 

development at this location from the late 1990s, with in excess o f 33,000 sq m of space 

having benefited from incentives (Figure. 6.41). As was outlined in Chapter 4, the 

Designated Area policy included rates remissions for ten years and capital allowances 

for commercial development amounting to fifty per cent of the capital involved. Tenants 

were entitled to avail of a rent allowance against tax amounting to twice the annual rent 

for a period of ten years. The importance of the incentives in encouraging office 

development here was noted by a former Chief Planning Officer for Dublin City and 

County who believed that “Tallaght wouldn’t have budged without the incentives” 

(Interview P 1). The importance of the tax incentives in the emergence of Tallaght as an 

office location is evident from fact that only a small quantity o f space was developed 

(i.e. 674 sq m) and taken up (i.e. 7,891 sq m) which did not benefit from tax designation 

(Figure. 6.41). However, the relatively limited quantity of space developed at Tallaght 

under the incentive scheme (i.e. approximately 33,000 sq m), coupled with the cessation 

of development activity at this location after 2001 was indicative of the limitations of 

this new entrepreneurial planning instrument in inducing office development at 

Tallaght. A favourable planning context alone is thus clearly not enough to bring about 

(office) development.

Figure. 6.41
Tallaght: office space completions and take-up incentive and non-incentive
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Office development at Tallaght involved a change of land-use from industrial to office 

functions, in some cases involving the demolition of existing industrial buildings. This 

was alluded to by one developer who had undertaken a 4,648 sq m office scheme at this 

location, which reached completion in 2000. He explained that although the site had 

been zoned for industrial use, planning permission for offices had been obtained 

(Interview D 14). However, he also explained that despite favourable zonings and the 

availability of tax incentives, by the end o f 2001, development on this site would no 

longer have been viable, as a result of falling tenant-demand and increasing 

development costs (Interview D 14). Another developer also viewed Tallaght as 

problematic in terms of its successful development as an office location (Interview D 2). 

Indeed, a former Chief Planning Officer for Dublin City and County highlighted the 

difficulty which planning had faced in attracting office development at this location and 

explained:

“ ... we were suggesting that offices could go out there [Tallaght] because there 

would he people living in these areas who would want office work but the offices 

didn 7 want to go out there because there was no town centre, no shopping and 

things like that. People who worked in offices wanted to go out in their lunch 

hour and wander around and i f  you don ’t have good shopping or pubs .... So it 

took a long time fo r  the idea o f  offices in these three areas [Tallaght, 

Clondalkin, Blanchardstown], It's only beginning to bite now you could sa y” 

(Interview P 1).

East Point

Under the direction o f central government, planning policy, in the form of tax incentives 

was the crucial factor underpinning the emergence o f East Point as a key office 

development site. Located north-east o f the city centre in the inner suburban district of 

Dublin 3, East Point represents Dublin’s first high-technology business park. The 

development occupies a former landfill site originally zoned for industrial use. The 

Finance Act o f 1995 established the site o f East Point as a Designated Enterprise Area 

which made tax incentives available for developers, investors and occupiers. This 

designation was to be retrospectively recognised from the 1®‘ August 1994 with a 

duration of three years, expiring on the 31®' July 1997. This deadline was, however, 

subsequently extended to 31®‘ March 1999. Similar to the other Enterprise Areas, the
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incentives pertaining to East Point were in the form o f rates rehef, capital allowances 

and double rent allowances. Developers and investors were entitled to avail o f  capital 

allowances at a rate o f 25 per cent in the first year and 4 per cent per annum on the 

balance. Occupiers were to benefit from rates relief on a sliding scale from 100 per cent 

in year one to 10 per cent in year 10. Owner-occupiers could draw on a 50 per cent 

capital allowance in their first year against the costs o f  construction. In addition, 

qualifying owners who leased or refurbished space were permitted to use twice the rent 

payable as an allowance against taxable income.

The role which the Enterprise Area status o f  the site played in the emergence o f  East 

Point as a significant office location in the late 1990s was reflected in the considerable 

revision to planning permission which the developers sought following its designation. 

East Point was developed by a single company, Earlsfort Centre (Developments) Ltd. 

(renamed Earlsfort East Point Ltd. and m n by Dermott Pierce & Associates) who 

acquired the site in 1989. At this time the land was zoned under Objective E T o provide  

fo r  industrial and related u ses’ (Dublin City Development Plan, 1980). The initial 

development application, made to Dublin Corporation in December 1991, was for light 

industrial /warehousing use and was granted planning permission subject to a number o f 

conditions (Healy, 2001).

However, the availability o f  tax incentives prompted the developers to apply for 

significant changes to the scheme’s specification, including higher densities. The 

amendments made in 1996 to the original submission entailed a request for extending 

the size o f the development site from 7.1 to 8.85 hectares. In addition, the number o f 

two and three-storey buildings was to be increased from 11 to 18 and a three-storey 

decked car-park was sought (Healey, 2001). Thus, as a result o f the tax incentives made 

available, the type o f development proposed and subsequently undertaken had altered 

significantly from one with a strong industrial component, to one emphasising office 

functions. Pure office activities were not permitted. Although most uses at East Point 

could, in practice, be considered as office-based, they were not regarded as traditional 

office uses and were thus accepted. This was indicative o f  the increased flexibility with 

which planning-related matters were dealt with and the increased pressure on Dublin 

Corporation to facilitate central government policies, as will be referred to later (see 

also Chapter 4).
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The tax incentives at East Point stimulated large-scale office development from the mid- 

1990s. Between 1996 and the extended cut-off date for qualifying for incentives -31^* 

March 1999 -  in excess of 51,000 sq m of office space had been completed at East 

Point. By 2001, more than 90,000 sq m of space had been developed (Figure. 6.42). On 

completion. Phase 1 and 2 combined comprised over 120,000 sq m o f office space 

(Interview D 16).

Figure. 6.42
East Point: office space completions and take-up incentive and non-incentive
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(note: take-up in 1995 refers to pre-lettings /pre-sales)

Phase 1 comprised just over 65,000 sq m of space on a 11 hectare site and was 

completed in 1999. Following this, in 2001, phase 2 was built at a higher density and 

comprised four-storey units totaling 48,300 sq m on the 4.9 hectare site. The developers 

considered that the higher density was required in order to ensure development viability 

and as a means of offsetting the costs incurred as a result of constructing the associated 

multi-story car park (Interview D 16), thus illustrating the manipulation of planning 

policy for the securing o f private development profits.
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Figure. 6.43 East Point Business Park: layout of development (Healey, 2001)

The key role which the tax incentives played in bringing about large-scale office 

development at East Point was highlighted by one o f the scheme’s developers 

/managers who believed that without the tax incentives East Point would almost 

certainly have been developed to a lower specification, with a greater proportion of 

quasi industrial-office space. He stated that “The tax incentives enticed tenants to locate 

and investors to buy. It was a key element in the initial stages ” (Interview D 16). In his 

study of East Point, Healy (2001) also referred to the importance of the tax incentives in 

its development and found that low cost industrial /warehouse buildings would have 

been developed on the site in the absence of Enterprise Area tax incentives. However, 

he appeared to dismiss the significance of the incentives in contributing to the ability of 

the developers to attract occupiers. He found that the majority of respondents would 

have located or considered locating in East Point regardless o f the availability of 

incentives, with lease terms proving to be the crucial issue. It was not possible to verify 

this from the occupier survey conducted as part of this thesis (see Chapter 2), as the 

response rate for East Point alone was insufficient to yield conclusive results. Healy 

(2001) found that the tax incentives made available to investors, increased the feasibility 

of introducing more flexible lease terms. The lengthy and rigid lease terms associated 

with developments backed by pension funds and financial institutions (so as to ensure 

an income for a fixed number of years) were no longer necessary and were said to have 

constituted a major factor in attracting tenants. However, it was the tax designation of 

the site which, ultimately, enabled developers to offer shorter, more flexible lease-terms
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which appeared to have been overlooked by Healy. A Deputy Planning Officer with 

Dublin Corporation commented on the significant importance of the tax incentives in 

bringing about office development at East Point (and the IFSC) and stated that "I think, 

in retrospect, that financial incentives were o f  considerable importance. I ’m not 

discounting the other factors, but they were o f  considerable importance in kick-starting 

both o f  these developments ” (Interview P 4).

A former Chief Planning Officer for Dublin City and County held a very negative view 

of the incentives made available at East Point. He drew attention to the critical role of 

political strategies in determining the availability o f incentives which he believed were 

assigned in an almost random manner according to narrow political tactics. He declared 

that

East Point Business Park - I  w on’t say scandalous - it got incentives. It 

didn’t need incentives. The only reason it got incentives was the fac t that it was 

on the north side o f  the river. It was in Bertie Ahern’s area and there were 

incentives being proposed by the gas company. Now, the gas company needed 

incentives because o f  all the rubbish that had to be got rid o f ... very run down 

area ... East Point Business Park was fine. There was no problem there at all 

and really the only reason was that when people were drawing up the incentives 

- now they weren’t drawn up by planners, they were drawn up by politicians - 

they wanted the same on the north-side as on the south-side ... I f  you ’re giving it 

to Ruari Quinn on the south y o u ’ve got to give it to Bertie on the north. So 

Bertie got it on the north and just made a mint on it. It was as simple as that ... /  

don’t think the East Point Business Park, it didn ’t need it, and i t ’s not in a 

position where it is actually served particularly well by public transport” 

(Interview PI ) .

The impact o f tax incentives in driving office development at East Point is undisputed. 

However, the development o f almost 40,000 sq m of office space between 1999 and 

2001 in the absence o f incentives points to the importance o f end-user demand for space 

in strongly contributing to the scheme’s viability for developers. The strength of user- 

demand at this location was reflected in the low vacancy rate which stood at less than 5 

per cent at the end of 2001 (CURS, TCD Office Database, Completions 1960 -  2001
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and Take-up 1995 -  2001). Take-up at East Point was dominated by occupiers who 

represented a new type o f  user (i.e. IT, software, internet, computers, data processing 

and teleservices) (see Figure. 6.14 and Table 6.4). The occupier profile at East Point 

was undoubtedly shaped by the influence o f central government in the form o f the 

Enterprise Area scheme and the involvement o f  the IDA. The latter had been appointed 

by the government to attract new office activities associated with the emerging high- 

technology sector. Companies seeking to take up space at East Point were examined 

with respect to their eligibility in terms o f  tax reliefs and were required to apply for an 

‘Enterprise Area Certificate’ as well as having to prove their receipt o f  Forbairt /IDA 

grants (Healy, 2001).

Take-up at East Point was associated with end-users who had relatively large space 

requirements, ranging from 915 sq m to 6,022 sq m, with an average floor area o f  3,698 

sq m. The majority o f companies occupied space in the range o f approximately 2,000 to 

5,000 sq m '. It was noted that a number o f occupiers had taken up in excess o f 5,000 sq 

m, with the greatest quantity o f  space occupied by a single company comprising 15,676 

sq m (see Table 6.4). However, as was alluded to in Chapter 3 (Figure. 3.3), the survey 

o f  occupiers did not indicate that new suburban sites generally were associated with 

occupiers with substantially larger floor-space requirements. In fact, a higher percentage 

o f central-area respondents indicated a floor-area in excess o f  1,000 sq m.

‘ Based on sample o f  21 companies for which floor-space occupied was available
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the central role of the IDA /Forfas in attracting and screening appropriate occupiers, 

encouraged development on a speculative basis (i.e. w'ith no prospective occupier 

secured) (Healy, 2001).

Figure. 6.44 East Point Business Park aerial view (Healey, 2001)

Figure, 6.45 East Point Business Park (MacLaran, 2003)



Figure. 6.53 Aerial view of Park West development
(Park West News, Issue No. 2)

As a means of overcoming the apparent ineffectiveness o f traditional planning 

techniques (i.e. land use zoning and development control) in attracting office 

development, the tax incentives at Tallaght, East Point and Park West, to varying 

degrees, proved effective. However, the marginalisation of local authority planning 

policy which the introduction of this new entrepreneurial approach entailed, impacted 

very negatively on planning’s potential ability to ensure a more efficient pattern of 

office development. The incentive-driven development at these three locations, most 

notably at Park West has rendered the provision of public transport largely unviable. As 

was previously highlighted, in the absence of incentives, large-scale office development 

at these sites would have been unlikely. This clearly illustrates the deepening fiscal 

difficulties created by the undermining o f local-authority planning powers by central 

government and will be taken up in Chapter 7.

It is argued that planning has been the critical factor affecting developers’ perception of 

development viability at new suburban sites. In other words, in the relationship between 

development profit, risk and location which has overwhelmingly favoured new 

suburban sites after 1995, planning policy has been a driving infiuence.
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Figure, 6,46 East Point (MacLaran, 2003)

____________________________ I----------------------      - -  - ...............*     ■ -------------

Figure 6,47 East Point Business Park (MacLaran 2003)
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Park West

Park West Business Park represents another example o f incentive-driven suburban 

office development. However, in contrast to East Point (and to a lesser degree Tallaght), 

the availability o f  tax incentives at this site far outweighed any other factors 

/considerations in prompting the developer to undertake this major office scheme. 

While end-user demand at East Point contributed to the viability o f  office development 

at this location, the availability o f tax incentives at Park West had largely superceded 

any demand-side considerations.

Located along the M50 motorway and lying approximately 7km south-west o f  the city 

centre. Park West has been developed by a single developer, Harcourt Developments 

(renamed Park West Ltd.) which initially undertook the development o f  an industrial 

facility in 1993. However, under the Finance Act o f  1997, 33 hectares o f  the site were 

designated as an Enterprise Zone by the then M inister for Finance, Ruairi Quinn. This 

designation made a range o f tax incentives available for developers, investors and 

occupiers.

As in the case o f East Point, the availability o f  tax incentives prompted the developer to 

switch their attention from industrial to office development. Park West Ltd. availed o f 

capital allowances comprising a 100 per cent tax allowance on qualifying construction 

costs, with 25 per cent made available in the first year and 4 per cent per annum on the 

balance. The provisions for private investors were similar. In order to avail o f  the 

incentives, occupiers were required to be IDA-approved manufacturing or service 

companies. The tax incentives made available to occupiers comprised double rent 

allowances over ten years for tenants. In addition, relief from local authority rates on a 

sliding scale over a ten-year period (from 100 per cent in the first year, tapering to 10 

per cent in year ten) was provided. Although Park West did not attract any owner- 

occupiers, incentives had been made available which consisted o f a tax allowance o f 

100 per cent on the construction costs, with 50 per cent in the first year and the balance 

covered at 4 per cent per annum. The tax breaks which came into effect on the 1̂ ‘ July 

1997 and expired in December 1999 led to the development o f over 27,000 sq m o f 

office space in 1999. A further 42,477 sq m o f space reached completion in 2000 and 

2001 (Figure. 6.48).
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Figure. 6.48
Park West: office completions and take-up incentive and non-incentive S
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(Source: CURS, TCD OtTice Database, Completions 1960 - 2001 and Take-up 1995 -2000)

The highly tax-driven nature of Park West was exemplified by the crucial role which the 

incentives played in securing the involvement of the funding institutions who showed 

little confidence in relation to this scheme. This was confirmed by the developers, who 

explained that:

“Tax incentives kick-started the development process at this location and 

allowed a critical mass o f  accommodation to be built so that now the location is 

established or ‘approved’ as an office location ... without the tax incentives 

which apply to Park West the funding o f  development would have been very 

difficult. Funding is always problematic, but it would have been very difficult to 

persuade the funding institutions o f  Park West ” (Interview D 4).

Thus while traditional planning policy in the form of favourable zonings and 

development densities failed to overcome the increasing scepticism of the fianding 

institutions in further involvement at Sandyford after 2001, the availability of tax 

incentives convinced the funding institutions of the viability o f their involvement at 

Park West, at least in the short-term. However, another developer stressed that the 

institutions had become extremely wary of Park West by mid-2001 which they viewed 

as a very high-risk development (Interview D 5). The re-emerging reservations which 

the institutions had with respect to this scheme was undoubtedly related to the expiry of
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the tax incentives and, perhaps to a lesser extent, the general downturn in the office 

market. However, the latter was probably much less important, as end-user demand had 

never been a strong factor in its development. One developer stated that Park West was 

an example o f office development which had been undertaken with no regard to likely 

user-demand and deemed this scheme to have been purely built on financial incentives 

(Interview D l l ) .

As in the case o f  East Point, central government policy in the form o f tax incentives, 

made available under the Designated Area policy, had a fundamental impact on the 

profile o f  occupiers at Park West. This appears to have been underestimated by a 

number o f  informants who attempted to explain new suburban office developments in 

terms o f  changing locational criteria associated with the new types o f end-users (see 

Chapter 3). As was referred to earlier, occupiers at Park West were required to obtain 

IDA-approval and as a result, take-up was largely accounted for by new industries such 

as the software /IT, telemarketing, telecommunications and pharmaceuticals /healthcare 

sectors (see Figure 6.13). Companies at Park West were not associated with particularly 

large space requirements, with the size o f space taken up ranging from slightly under 

400 sq m to just in excess o f 2,200 sq m, with the average floor-space occupied standing 

at 1,289 sq m. This did not appear to support the assertions made by a number o f estate 

agents, developers and planners who believed that suburban office development had 

been heavily influenced by the large space requirements o f these occupiers (see 

Chapter 3).

While the tax incentives had been the fundamental driving force underlying office 

development at Park West, the limitations o f  this new entrepreneurial planning 

instrument in attracting office development, quickly emerged. Although 42,477 sq m o f 

space reached completion in 2000 and 2001 (Figure. 6.48) which had not benefited from 

tax designation, the weak level o f end-user demand for space at Park W est acted as a 

barrier to further development with development being suspended. Thus, the 

effectiveness o f  this new entrepreneurial planning instrument (i.e. tax incentives) in 

sustaining office development at Park W est was ultimately diminished by the impact o f 

user-demand as well as the lack o f development funding.
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Table 6.5
Park West: business sector affiliation of occupiers

Name of Occupier Business Sector Affiliation
ABX Kersten H unik (Ire.) Ltd. Property /construction
Allianz financial services
C lonm el Healthcare chem icals / pharam a / health care
C om puphaim a chem icals / pharam a / health care
CR2 financial services
E*Trade Europe Securities Ltd. financial services
Engitech Softw are / internet / IT / com puters
ETCI Engineering / electronics
Fujitsu Siemens Softw are /  internet / IT / com puters
Future International Forw arding Ltd. Freight
Garw yn Loss A djusters financial services
Global Sports Exchange Internet /e-com m erce /trading
G -N et Solutions Internet /w ebsite design
HJ Heinz O ther
Horizon Softw are / internet / IT / com puters
I.T Design Softw are / internet / IT / com puters
Jinny Software Softw are / internet / IT / com puters
JLS C om puter Services Softw are / internet / IT / com puters
Ocean Pic Telecom m s / com m unications
O penet Telecom Telecom m s / com m unications
Panoram a Holidays O ther
Sitel TM S Ireland Limited telem arketing / data processing /reservations
Sm artforce e-learning
TIR International stockbroking
W olfe G roup Softw are / internet / IT / com puters

(Source: C U RS, TC D  Office Database, Take-up 1995 -  2000; K om pass Ireland (2000); Survey o f  O ffice Occupiers,
see Appendix 4; com pany w ebsites)

Indeed, the tax-driven and highly speculative nature of office development at Park West 

and the heavy reliance on incentives by the developers in calculating development 

viability was clearly evident from the considerable difficulty which the developer faced 

in attracting occupiers. By the end o f 2001, over 38,000 sq m of space remained 

unoccupied, equal to a vacancy rate o f 55 per cent (CURS, TCD Office Database, 

Completions 1960-2001 and Take-up 1995 -  2001), suggesting that end-user demand 

had scarcely been taken into account. The high vacancy rate was reflected in low rental 

levels, with Park West comprising the cheapest office space available in the city in early 

2001, renting at Euro 194 per sq m (gross) (Interview EA 3).

Clearly, the scale of development at Park West was not entirely in response to market- 

driven forces, which appeared to be acknowledged by the developers themselves. They 

referred to the way in which the availability o f capital allowances for investors secured 

the support o f the institutions and confirmed that "In the free market, none o f these 

offices would have taken place hut with the tax incentives, development has surged
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ahead” (Interview D 4). Office development at this location was thus largely developer 

/investor-led in the context o f  the incentives made available, rather than occupier- 

driven. M arket-demand alone would not have led to large-scale office development at 

Park West. The way in which incentives were believed to encourage inappropriate 

development, was pointed out by another developer who, taking a rather negative view 

o f the effect which these had, asserted that “The availability o f  tax incentives 

encourages amateurs into the property m arketT  (Interview D 13).

The three case studies o f  Tallaght, East Point and Park West show that the extent to 

which the new entrepreneurial planning approach in the form o f tax incentives 

succeeded in attracting office development varied considerably. In the short-term, in 

certain cases, the availability o f incentives may override user-demand considerations for 

developers, as was exemplified by Park West. However, the ability o f  planning to attract 

office developers was ultimately dependant upon user-demand as well as the 

participation o f  the funding institutions (see Chapter 5). The tax incentives introduced 

into the planning arena by central government represented an attempt to further 

planning’s role beyond its essentially permissory funcfion (see Chapter 4). However, 

this new entrepreneurial approach proved ultimately incapable o f freeing planning from 

its inability to bring development about. The effectiveness o f  the Enterprise Areas in 

creating net employment opportunities was viewed as highly questionable by a former 

Planning Officer with Fingal County Council and former Deputy Dublin Planning 

Officer with Dublin Corporation who contended:

“The Enterprise Zone I  d o n ’t like at all. I  d o n ’t think it makes sense. They tried 

that in England and it doesn ’t work. A ll it does is you shake the salt around in 

the seller but you don ’t increase the salt. You alter its position. You get people  

who will go into one o f  these things from  another site, because things are easier 

fo r  them there, but usually you d o n ’t increase activity” (Interview P 6).
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Figure 6.49 Park West

Figure 6.50 Park West



Figure. 6.51 Park West

Figure. 6.52 Park West
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Figure. 6.53 Aerial view of Park West development
(Park West News, Issue No. 2)

As a means of overcoming the apparent ineffectiveness of traditional planning 

techniques (i.e. land use zoning and development control) in attracting office 

development, the tax incentives at Tallaght, East Point and Park West, to varying 

degrees, proved effective. However, the marginalisation of local authority planning 

policy which the introduction of this new entrepreneurial approach entailed, impacted 

very negatively on planning’s potential ability to ensure a more efficient pattern of 

office development. The incentive-driven development at these three locations, most 

notably at Park West has rendered the provision of public transport largely unviable. As 

was previously highlighted, in the absence of incentives, large-scale office development 

at these sites would have been unlikely. This clearly illustrates the deepening fiscal 

difficulties created by the undermining of local-authority planning powers by central 

government and will be taken up in Chapter 7.

It is argued that planning has been the critical factor affecting developers’ perception of 

development viability at new suburban sites. In other words, in the relationship between 

development profit, risk and location which has overwhelmingly favoured new 

suburban sites after 1995, planning policy has been a driving influence.
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Planning’s impact in the emergence o f  new suburban sites as major office locations is 

underlain by limitations imposed by central-govemment. The potential o f  planning to 

ensure a more efficient pattern o f  office development which may be more viably 

serviced by public transport, has been severely undermined by the fragmented 

administrative environment, instituted by central government, within which planning 

must operate.

In the context o f inadequate central-govemment funding for local authorities, 

administrative fragmentation has led to inter local-authority competition for commercial 

rates income (see Chapter 4). As a means o f  attracting rates-generating office 

development, traditional planning instruments (i.e. zoning and development control) 

have been employed in such a manner as to contribute strongly to a profitability surface 

for office developers after 1995 which favoured new suburban sites. Furthermore, and 

very crucially, tax incentives made available through central-govemment controlled 

Designated Area policies, further enhanced the potential profitability o f  specific new 

suburban sites for office development (see Chapter 4). Planning in the post-1995 period 

has been compelled to adopt policies which have maximised the attractiveness for 

private developers o f  undertaking office development rather than controlling /guiding 

development in order to ensure an efficient pattern o f development.
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Figure. 6.54
The role of planning policy in offlce suburbanisation
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6.3 Citywest: Entrepreneurial Skill

As the preceding case studies have shown, post-1995 office development at new 

suburban sites has been largely planning-led. However, Citywest is an exception to this 

and illustrates the diverse manner in which planning, user-demand and supply may 

interact in the emergence o f locations for major office development. The development 

o f Citywest, located approximately 13 kms south-west o f Dublin city centre, became a 

major office location from the late 1990s. Citywest exemplifies large-scale suburban 

office development driven primarily by the entrepreneurial skill o f  the developer, Davy 

Hickey Properties, in correctly predicting and responding to user-demand for space. 

This development serves to illustrate that although planning has been a critical 

underlying element in the emergence o f new suburban sites as major office locations 

after 1995, development has not been confined to those locations which planning 

actively promoted for office development. The Citywest scheme shows that developers 

themselves may play a key role in identifying viable development opportunities in the 

absence o f planning having promoted a particular site. Unlike office development at 

Tallaght, East Point and Park West, no tax incentives were made available at Citywest. 

The crucial influence o f  the developers in initiating this major office scheme was 

alluded to by a Deputy Planning Officer with Dublin Corporation who stated that 

‘''Citywest was certainly developer-driven, there’s no doubt about th a t” (Interview P 4). 

A former Chief Planning Officer for Dublin City and County also pointed towards the 

key role o f the developers in instigating this scheme, with planning policy subsequently 

facilitating the proposals. He explained that

“Citywest was purely a speculative thing prom oted by two guys and lots o f  

people fe ll  over backwards to grant permission. It wasn 7 even zoned land, it 

was agricultural land. Okay, they [developers] did a great job, i t ’s a very high 

spec place, and maybe it has accommodated tributaries (sic) that we d id n ’t 

anticipate. We certainly d id n ’t anticipate the boom that suddenly happened” 

(Interview P 1).

121 hectares o f  the 162 hectare site upon which the development stands was acquired by 

the developer, Davy H ickey Properties, in 1990, then zoned as agricultural land 

(Interview D 2) and purchased for Euro 8,741 per hectare. Planning policy in the area 

(i.e. Saggart) had been averse to office development, with the development proposal 

being referred to an Bord Pleanala and subsequently approved. Indeed, it was reported
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that eight months after the sale of the land, against the advice o f the planners, Dublin 

County Councilors re-zoned 122 acres o f the site, increasing its value ten-fold (Sunday 

Business Post, 11 /02 /Ol). This was clearly indicative of the manner in which planning 

recommendations were sidelined in the face of powerful local-authority councillors (see 

Chapter 4). By 2001, the site was believed to be worth in the region of Euro 340,000 per 

hectare (Sunday Business Post, 11/ 02 /Ol).

Figure. 6.55 Citywest: office space completions and take-up
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In the three-year period between 1999 and 2001, almost 38,000 sq m of space had been 

developed at Citywest and close to 36,000 sq m taken up by 2000 (Figure. 6.55). The 

low vacancy rate indicated the strength of end-user demand at this location and 

underwrote development viability. However, the role o f the IDA in assisting the 

developers in securing occupiers was reflected in terms o f their business sector 

affiliation, with software, IT and telecommunications companies dominating take-up 

(Figure. 6.13 and Table 6.6). Indeed, the developers of Citywest stated that they had 

liased closely with the IDA with respect to attracting occupiers (Interview D 2).
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Table 6.6
Citywest: business sector affiliation of occupiers

Name of Occupier Business Sector 
A ffiliation

Name o f  Occupier Business Sector 
Affiliation

A.O.L. Technologies (Ire.) 
Ltd.

so ftw are  /  in te rne t /  IT / 
com puters

Panasonic Ireland Ltd. O ther

A .O .L. Technologies Ireland 
Ltd.

softw are  /  in ternet /  IT / 
com puters

PTC softw are  /  internet /  IT / 
com puters

A bbott Laboratories chem ica ls  /  pharm aceu ticals  / 
health  care

Puffin  Investm ents Ltd. financial services

AC N ielsen exh ib itions /m arketing Rand T echnologies softw are  /  internet / IT / 
com puters

A dobe netw ork  pub lish ing RMI financial services
AIB financial serv ices Roche chem icals  /  pharam a /  health  

care
A lcatel te lecom m s /  com m unications Sage Ireland Ltd. softw are  /  in ternet / IT / 

com puters
All W ater System s O ther SAP Services Support softw are  /  internet /  IT / 

com puters
ATC Logistics o ther Saturn C D  R om  D ivision softw are /  in ternet /  IT / 

com puters
A ventis Pharm a C hem ica ls  /  pharm a /  health  care Saturn F u lfilm ent Services Softw are /in te rne t /IT  / 

com puters
B iovail T echnologies (Irel.) 
Ltd.

C hem ica ls  /  pharm a /  health  care SM C  P neum atics (Irl) Ltd. O ther

B uild-online Softw are  / in te rne t /  IT / 
com puters

Snap Prin ting prin ting

C olgate Palm olive Ireland support serv ices Spectrum  Prin t M anagem ent 
Ltd.

O ther

Control Equipm ent C om m unications /hardw are Spicers Ireland W holesalers
Cross A tlantic C apture 
Partners

financial services T.D .K . E lectron ic  Ireland Ltd. R & D

C rucible financial services Transition  Ireland R ecruitm ent
E ircom  H osting Services softw are  /  in ternet / I f  / 

com puters
V iking  C om ponen ts Europe electron ics

E ircom  Network 
M anagem ent

te lecom m s /  com m unications V odaphone telecom m s /  com m unications

Esat /  BT telecom m s /  com m unications V W R  International chem icals/pharm a /health  
care

Executive Edge R ecruitm ent R ecru itm ent W alsh A utom ation  Europe 
Ltd.

T echnology

Fahy Fitzpatrick E ngineering W ard C onsu lting
FK-M G roup C onstruction X ilinx electronics
GEA  T uchenhagen Ireland 
Ltd.

E ng ineering YK.K (U K ) Irel. o ther

Independent 
Com m unications Ltd.

A dvertis ing Y ork A R C  Ltd. o ther

Independent N ew spapers pic M edia MJ Flood O ther
Interactive Enterprises softw are  /  in ternet /  IT / 

com puters
M ulti M edia In ternational 
C onsulting

softw are /  in ternet /  IT / 
com puters

Internet Ireland Ltd. so ftw are  /  in ternet /  IT / 
com puters

N estle o ther

Iom ega softw are  /  in ternet /  IT / 
com puters

Nortel N etw orks (D ublin ) Ltd. te lecom m s /  com m unications

Irish T im es Ltd. M edia N ova Science m edical R & D
JD  Edw ards softw are  /  in ternet /  IT / 

com puters
O ce Ireland Ltd. equ ipm ent repair

Jones Environm ental p ro p erty  /  construction O denberg  E ng ineering  Ltd. E ngineering
K erridge C om puters Ltd. so ftw are  /  in ternet /  IT / 

com puters
O nline.ie softw are  /  in te rne t /  IT /  

com puters
M erck Eurolab Ltd. o ther M eteor M obile 

C om m unications
te lecom m s /  com m unications

M etrom edia te lecom m s /  com m unications

(Source: CURS, TCD Office Database, Take-up 1995 -  2000; Kompass Ireland (2000); Survey o f Office
Occupiers, see Appendix 4; company websites)
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The strength o f end-user demand at Citywest was further highlighted by the extension 

of the scheme with the development of the National Digital Park (Figure. 6.60, Figure. 

6.61). However, this phase of the development was accompanied by a Euro 12 million 

investment from the Industrial Development Authority (IDA). Given the strength of 

user-demand and the success which office development at this location had taken place 

in the absence of state subsidies, this outlay of public finances is highly questionable.

i.

Figure. 6.56 Citywest

Figure. 6.57 Citywest

284



SmXrt
telecom

Figure. 6.58 Citywest

p.

Figure. 6.59 Citywest
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Figure. 6.60 Citywest: National Digital Park

Figure. 6.61 Citywest: National Digital Park
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Chapter 7 

Evaluating Entrepreneurial Planning

Introduction

The shift o f  office development to new suburban sites after 1995 has been significantly 

influenced by the indirect result o f  central-govemment strategies to reduce public 

expenditure as a means o f  addressing its increasing fiscal difficulties (see Chapter 6). 

Local authorities have thus been compelled to adopt office planning policies which have 

overwhelmingly favoured private development interests over w ider planning concerns. 

Central government has prompted this by the curtailment o f funding for local authorities 

which, in the context o f administrative fragmentation, has fostered a rates-income 

driven approach to office planning policy (see Chapter 4 and Chapter 6, section 6.1). In 

addition to the introduction o f  central-govemment controlled tax incenfives (see Chapter 

4 and Chapter 6, section 6.2), these have severely undermined the potential o f 

metropolitan-scale planning policy to ensure a more efficient pattern o f office 

development, namely one which might be viably served by public transport. This may 

potentially be achieved by concentrating office development into a more limited number 

o f established suburban nodes and within the central area. Such a model for Dublin was 

suggested by MacLaran and Killen (2002) and focused on the city centre and existing 

suburban nodes such as Blanchardstown and Dun Laoghaire, while not incorporating 

sites such as Citywest and Parkwest which pose considerable obstacles to the effective 

provision o f public transport (see Appendix 9).

As planning depends (largely) on private development interests to implement its 

policies (see Chapter 4), the potential o f  planning to influence development outcomes 

may be potentially greatest during boom periods when many development proposals are 

forthcoming (although the capacity o f  planning departments to deal with a sudden flood 

in development applications may be exceeded). During the latter part o f  the 1990s when 

planning could potentially have had a greater influence on more sustainable office 

development outcomes, planning was, however, harnessed by the local authorities 

themselves in the pursuit o f  maximising local-authority commercial rates income.
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The Transport Implications of Post-1995 Office Development

The viable provision o f public transport relies on the existence o f  a critical mass o f 

users. However, the complex inter-suburban commuting patterns which have been 

generated as a result o f suburban office development from the mid-1990s, have 

rendered the provision o f public transport largely unfeasible. This was recognised by 

several planners (Interviews P 1, P 3, P 6, P 8). A senior planner with the Dublin 

Transportation Office likened the surge o f  office development in the western suburbs 

after 1995 to a “Los Angeles-type scenario”, characterised by dispersed, low-density 

development and stressed the considerable problems which this posed for effective 

public transportation provision (Interview P 3). Highlighting the problematic pattern o f 

office development in Dublin and the highly dispersed nature o f  trips generated, the 

Technical Director o f  the Strategic Planning Guidelines exclaimed "At present, the 

spatial structure o f  the city would require people to get around in taxis!"  (Interview P 

8). A former C hief Planning Officer for Dublin City and County also highlighted these 

problematic transport implications and explained:

“the closest w e ’re getting now  [to a node] are the junctions on the motorway, 

where we didn 7 actually need these things [office developments] because they 

shoidd he in the Tallaght Town Centre or Blanchardstown Town Centre rather 

than on the edge where your sustainability relates more to the fa c t that y o u ’ve 

got shops, offices, education, cinemas, and that buses can go to these areas. ... 

People become aware o f  the fa c t that there’s a ‘there ’ there. I f  there are enough 

people traveling on public transport it makes it worthwhile to pu t it in ” 

(Interview P I ) .

A former Planning Officer with Fingal County Council and former Deputy Dublin 

Planning Officer with Dublin Corporation highlighted the immense difficulty in 

attempting adequately to service the pattern o f post-1995 suburban office development. 

He drew attention to the basis o f the problem, namely the difficulty o f  servicing a 

multiplicity o f  travel destinations from a multiplicity o f residential origins, resulting in a 

heavy reliance on the private car. He explained:

“But the sheer traffic generation ... public transport ca n ’t, well maybe it [public 

transport] could serve it [office development] i f  they went a different way about
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it. But, with the present bus system, they cannot handle traffic — the traffic is 

coming from all over the place! — and they [office developments] are very 

spread out. I  mean they are all over the place so i t ’s very hard to service them 

... But i f  you have them [office developments] everywhere you can’t cater fo r  

that growth because you d on ’t have the mass transit to serve it. Therefore i t ’s 

[office development] going to be served by car and I  remember in the 1970s ... 

a fierce row with Matthew Macken [a former Chief Planning Officer for Dublin 

City and County] ... /  was coming up with this concentration o f  offices in the 

city centre and he wanted them spread around the city" (Interview P 6).

The severe traffic congestion resulting from the intensity o f office development at 

Sandyford /Leopardstown has reinforced the implementation of a policy for the creation 

of very costly transport infrastructure (e.g. Luas, Metro). A former Planning Officer 

with Fingal County Council and former Deputy Dublin Planning Officer with Dublin 

Corporation, cited earlier, alluded to the very limited effect which the planned public 

transportation infrastructure would be likely to have in addressing the accessibility 

problems resulting from unfettered suburban development. In relation to the light rail 

Luas project he contended that

"Congestion, it is the biggest problem and not enough money is being spent on it 

and it is being spent on the wrong direction. I  think that Luas [light rail system] 

is a joke. It is a total joke. I  was involved with the DTI [Dublin Transportation 

Initiative] and there was no statistical justification fo r  Luas. Luas was basically 

a wish that people would use public transportation. There was no international 

evidence that people had switched from cars. They might have switched from  

buses to Luas but whether people were switching from  cars was a very open 

question... I  mean i t ’s not going to do m uch” (Interview P 6).

The viability o f infrastructure projects such as the light rail Luas project to service the 

large-scale office development is highly questionable /doubtful as it will serve only a 

narrow corridor. The Luas will not be capable o f dealing with the increasing levels of 

inter-suburban commuting resulting from the multiplicity o f travel origins and 

destinations arising from the failure o f planning to coordinate (office) development on a 

city-wide scale (see Chapter 4). While the Euro 146.4 million (1999 estimate) Luas line
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B will connect Sandyford with the city centre (i.e. St. Stephen’s Green) (DTO, 1999), 

its linear pattern will only cater for a small catchment-area of potential users 

(Figure. 7.1). However, this failed to be acknowledged even by the LRT Project 

Director (Interview P 11). A Deputy Planning Officer with Dublin Corporation also did 

not appear to recognise that the increasing levels of inter-suburban trip-making resulting 

from unfettered suburban office development militated against the viable provision of 

public transport. He stated

“So I  think that the pattern [of office development] tha t’s emerging is 

reasonably healthy and sustainable i f  the office locations were better served [by 

public transport]. Take Sandyford fo r  instance, that is not well served by public 

transport. It probably will be better served when Luas [light rail] comes out 

there. But at the moment the bus services do not match the scale o f  employment 

growth that has happened in Leopardstown and Sandyford” (Interview P 4).

With respect to the proposed metro system, a senior planner with the Strategic Planning 

Guidelines Unit emphasised that this infrastructure would not be effective in serving a 

wide area, with locations such as Blanchardstown remaining largely inaccessible by 

public transport (Interview P 10). The poor public transport provision and the lack of 

significant alterations to the infrastructure at Sandyford /Leopardstown, East Point, Park 

West, Citywest and Tallaght is shown in Table 7.1 and is indicative of the problems 

which the dispersal of office development has posed for public transport viability.
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Figure. 7.1
Luas Line B: Sandyford to St. Stephen’s Green

(Source: Second Report o f  the Light Rail Advisory /action group, 2000)

Table 7.1
Public transport provision at selected suburban office developments

L ocation Number of 
Routes

Number of Buses 
per day

Percentage on 
Routes
To /From City 
Centre

Other Public 
Transport

East Point 1 49 100 None

Park West 1 71 100 Suburban Rail

Sandyford
/Leopardstown

2 105 36 None

Citywest 3 106 100 Bus Eireann*

Tallaght 9 682 83 Bus Eireann*

(Source: MacLaran and Kilien, 2002)

* Regional bus /coach service
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Large-scale office development at Sandyford /Leopardstown clearly illustrates how pro

development planning policies, implemented in order to alleviate the financial 

difficulties o f  the local authority resulting from insufficient state funding, served further 

to exacerbate its fiscal crisis. The surge o f office development has had detrimental 

consequences for the pattern o f travel-demand generated. Development has largely 

taken place with little or no regard to accessibility-related issues, particularly public 

transportation. The conversion o f many industrial sites to office functions greatly 

increased the intensity o f  use to which many sites have been put. Compared to industrial 

properties which generally comprise single-storey buildings with few employees per 

square metre o f  space, especially in the case o f  warehousing, offices are multi-story 

developments which are associated with a higher worker to floor-space ratio 

(MacLaran, 2003). However, this crucial issue failed to be recognised by most planners. 

This generates a far greater employment density per site and in the context o f  poor 

public transport infrastructure, large-scale office development has led to unprecedented 

levels o f  commuting to new office sites which has exacerbated congestion problems.

A senior planner with the Dublin Transportation Office anticipated the employment 

figure for Sandyford to have reached 20,000 to 25,000 by late 2000 (Interview P 3) 

while, according to Hughes, an estimated 31,000 persons were employed at this 

location, with a further 8,000 predicted to be engaged at the Central Park scheme 

(McDonald, 2000). The existing and planned transportation infrastructure has proved 

unable to keep up with the pressures placed on it. A senior planning consultant with 

Brady Shipman Martin, referring to the accessibility problems resulting from the scale 

o f office development permitted at Sandyford and questioning the logic o f having 

allowed this, contended that "Dun Laoghaire [Dun Laoghaire -  Rathdown County 

Council] /  suppose in a sense broke every rule by allowing it [Sandyford] to be 

redeveloped at very high densities and to be extended at very high densities. It has been 

very successful from  every point o f  view except traffic and fo r  people to get into it, but it 

doesn’t strike me as the most logically located! ” (Interview P 7). A senior planner with 

Dun Laoghaire -  Rathdown County Council alluded to the predicament confi'onting 

planners in coordinating land-use and transportation. Referring to Sandyford, he stated 

that the difficulties were partly due to the time-lag involved, yet this was severely 

compounded by the financial pressure which Dun Laoghaire -R athdow n County 

Council was under to allow office development within their jurisdiction, resulting in
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inter local-authority competition for commercial rates income. With respect to 

Sandyford he argued that

“what we 're doing is we 're granting stu ff now knowing that there’s going to be 

a time-lag between that and Luas [light rail system] coming and the metro. But 

part o f  the thing is that you have to have the workers there to make Luas viable 

and to encourage the metro... So yes, w e ’re a bit ahead o f  ourselves but should 

we have left everything fo r  the next number o f  years or not? We could argue it 

either way but whatever we didn’t grant would have gone o ff somewhere else 

and you know our residents would have been commuting probably by car to get 

there ” (Interview P 2).

The way in which many office development permissions had been granted without due 

consideration o f the transportation implications and in the absence of necessary 

infrastructure being in place, was pointed out by several developers (Interviews D l l ,

D 13, D 16). Recognising that inter local-authority competition for commercial rates 

had led to much re-zoning for office development and referring specifically to 

Sandyford, one of them stated that "they [Dun Laoghaire -  Rathdown County Council] 

have zoned too much too quickly and thus a bottle-neck has been created. They were not 

mindful o f  the infrastructural consequences ... the planners are putting the cart before 

the horse!” (Interview D 11). Another developer and former Chief Valuer for Dublin 

County Council who had been involved at Sandyford asserted that “Dun Laoghaire -  

Rathdown [County Council] ju st let office development take place untrammeled, with 

chaos being the result!” (Interview D 13), while yet another developer commented that 

“it has now turned fu ll circle on them [planners] with the traffic problems ... i t ’s 

strangling itself now!” (Interview D 16). A number of estate agents (Interviews EA 1, 

EA 2, EA 3) also highlighted the problematic traffic situation prevailing at Sandyford. 

One of them pointed out that “The amount o f  staffing that is going to go into there 

[Sandyford] in the next year or two - 1 don’t think the infrastructure can actually put up 

with i t” (Interview EA 2), while another agent noted:

“I  think that in Sandyford there is a lot o f  concern now that it takes a lot o f  time 

to get in and out o f  Sandyford and the roads are over-worked. And with the 

amount o f  office space ... there will be a huge concentration o f  office workers
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going in there and this is before the Ring Road is opened and the Luas [light 

rail] is put in place .. .a t  the moment the options are very restricted. So there is 

going to be a problem in Sandyford in the short-term and God knows about the 

longer-term ”

(Interview EA 1).

Yet another agent highlighted the problematic infrastructural consequences of 

unfettered office development and the limited potential o f the Luas light rail in 

alleviating the accessibility crisis at Sandyford, contending that

“Sandyford is probably not a bad example o f  a place that a lot o f  people don’t 

want to go to ... mainly that there’s a major traffic congestion problem at the 

moment which is going to get relieved to some degree when the new roads 

structure is in place but not totally because effectively, probably the level - I  

have to be careful what I ’m saying here - i t ’s conceivable that the level o f  

development that might potentially be taking place in Sandyford will exceed the 

capacity o f  the infrastructure. Now the Luas [light rail] is going in as well but 

the Luas, you know the Luas doesn’t take a lot o f  people, you know, it's quite 

slow. So anyway, there are a lot o f  issues there” (Interview EA 3).

By exerting fiscal pressure on Dun Laoghaire -  Rathdown County Council, thereby 

undermining its ability to promote a more efficient pattern of office development in the 

longer term, central government actually exacerbated its own financial crisis by 

necessitating the development o f very costly transportation infrastructure to service the 

highly inefficient and ultimately unviable pattern o f development which it had 

encouraged. A senior planner with the Strategic Planning Guidelines Unit succinctly 

summed up the problematic and undoubtedly paradoxical situation:

“Worker-intensive industries should not be located on the motorways. This is 

conflicting with the recommended policy [of the Strategic Planning Guidelines] 

... Sandyford is the worst o f  all. It has now developed into a type o f  new centre 

and because o f  this it is requiring all this transportation to be built now to 

service the office development that has gone into Sandyford ... the proposed 

Luas [light rail system] and the Metro running out to Sandyford to service this
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area where this scale o f  development should never have been allowed in the first 

place -  it is absolute nonsense! ” (Interview P 10).

While the availability o f tax incentives proved effective in securing office development 

at Tallaght, East Point and Park West (see section 6.2) this created further fiscal 

pressures for the local authorities (and for central government). The change to office 

functions at these locations prompted by the availability o f incentives, resulted in more 

intensive land-use at these sites. For example, by 2000, 5,500 persons were employed at 

East Point (Healey, 2001), a Deputy Planning Officer with Dublin Corporation pointing 

out that “The employment content [at East Point] is the highest that we know o f  per 

acre” (Interview P 4). The development o f these tax-driven office schemes at locations 

poorly served by public transport and with little prospect of its effective provision in the 

future, will necessitate large public expenditure on road-building programmes. It is 

crucial to note that, as pointed out in Chapter 6 (section 6.2), it was non-traditional 

planning policy in the form of tax incentives which underwrote development at these 

sites. It was significant that several planners were highly sceptical of the incentives that 

had been made available at East Point and Park West and referred to the critical issue of 

tying the incentives in with viable public transport, which had clearly not been the case 

(Interviews P 1, P 6, P 7). A senior planning consultant with Brady Shipman Martin 

indicated that public transport issues at East Point had not been considered at all 

seriously and contended “East Point isn ’t near enough to public transport to be as 

efficient as it should be, you know i t ’s ju s t that bit too fa r  away, but that was almost a 

detail in terms o f  detailed siting” (Interview P 7). The problematic location o f the 

incentive-driven Park West development in terms of access, was highlighted and 

criticised by a senior planner with the Strategic Planning Guidelines Unit who 

exclaimed: “this [Park West] was a major mistake... It is not accessible. There is no 

labour force living in the immediate area. Park West is absolute nonsense!” (Interview 

P 10).

These detrimental consequences confirm the incompatibility o f planning’s increasingly 

entrepreneurial role since the 1990s in ensuring an environment conducive to attracting 

large-scale office development and its function in controlling individual development 

outcomes in order to ensure the efficiency o f the metropolitan area as a whole. Through 

its introduction o f tax incentives and by compelling local authorities to engage in
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commercial rates competition with one another, central government has severely 

undermined the potential ability o f local authorities to ensure a more efficient pattern of 

office development. This has proved to be highly counterproductive in terms of 

stemming the fiscal difficulties of the local authorities (and that o f central government). 

Planning is firmly entrenched within the capitalist state and is thus ultimately required 

to serve private development interests (see Chapter 4). Planning in Dublin in the post- 

1995 period has not only been rendered largely powerless in stemming the problems 

arising from the unfettered development decisions of individual developers but has in 

fact been compelled to adopt the ostensibly self-defeating role o f actively promoting 

precisely these interests. The apparent paradox concerning planning as the principal 

contributor to the infrastructural (and thus fiscal) crisis, ceases to be such.

The development - transportation ‘spiral’

As a result o f the interconnectivity o f processes /elements in the urban environment, 

intervention in one sphere /location will have potentially problematic wider 

repercussions. No simple ‘formula’ will be effective in stemming the problems arising 

from the capitalist property development process as was highlighted by MacLaran and 

Killen (2002, 33) who argued that “There exists no simple transport fix  because the 

'problem ’ is not one o f  congestion. Rather it concerns the nexus between development, 

land-uses and the circulation between them A former Planning Officer with Fingal 

County Council and former Deputy Dublin Planning Officer with Dublin Corporation 

was among the few who recognised this dilemma and conceded that “Wellfirstly, there 

are no solutions. You deal with problems and you create other ones! You can have all 

the visions you like but you have to deal with what y o u ’ve got. And there are no 

solutions that are improvements. There’s never a solution because by doing one thing 

you are creating another problem, and y o u ’re in business to try and facilitate the 

easement o f  problem s” (Interview P 6). The manner in which isolated interventions in 

the urban environment create the potential for problematic repercussions, is clearly 

evident with respect to transport /accessibility issues. As development intensifies, 

transportation improvements are required in order to alleviate congestion and increase 

accessibility. This in turn creates pressures for further rounds o f development, which 

eventually surpasses the capacity o f existing transportation infrastructure, negating the 

original infrastructural improvements (see Scott, 1980).
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The Hmitations of planning in intervening in this upward ‘spiral’ result from its very 

restricted capacity to infringe on private development rights (see Chapter 1 and Chapter 

4), hindering the degree to which planners can impose a cap on the intensity of 

development. This is particularly problematic in the context o f improved transportation 

infrastructure, which encourages planners to permit increased levels o f development. 

Promoting development at transportation nodes may be sustainable in the context of 

public transport but, in its absence, it inevitably leads to a high dependence on private 

transport, thus resulting in further congestion. The problem of increased intensity of 

development following transportation improvements resulting in further overloading of 

the transportation infrastructure was noted by a former Chief Planning Officer for 

Dublin City and County who referred to two European examples. He stated that “we 

don’t know what the answers were ... the classic one is Munich. When Munich had the 

Olympic Games ... [it] developed a huge new public transport system, the underground, 

the S-Bahn. It was a great success. It was such a great success that i t ’s now over-loaded 

... the same applied in Sweden’’ (Interview P 1). With regard to a number of Swedish 

cities, he went on to point out that "they [infrastructures] again are now totally 

overloaded and huge numbers o f  people are now going in and out with the roads 

choking up. I  don V know what the answer is to providing sufficient transport fo r  

people’s needs. And that one was very much oriented towards integrated transport with 

land-use activities ... there’s still that problem. Its own success has almost killed i t” 

(Interview P 1). Although, not referring specifically to office development, he alluded to 

the upward ‘spiral’ of development and enhanced accessibility and the powerlessness of 

local authority planners to intervene by restraining development in the face of strong 

objections from local-authority councillors:

“I  believe there is a huge gap between the willingness to control development in 

relation to its traffic generation. The attraction o f  the motorway ring has been 

allowed to ruin in many ways the overall structure and plan o f  the region /sub- 

region. There’s fa r  too many things allowed cluster beside junctions and I  think 

that the motorway ring is going to be overloaded very much more quickly than it 

should have been. I  think the Liffey Valley shopping centre is a classic example 

o f ignoring the zoning that was out there fo r  Lucan /Clondalkin and in going 

away from  where the town centre should have been, up to a location which was 

basically determined by one individual - pressure from  the bank - so that all the
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reasons behind that location f ly  in the face  o f  planning, zoning and road  

planning and it was disasterous! We in the County Council as planners were not 

able to convince the councillors that this was the wrong thing to d o ” (Interview 

P I ) .

The degree to which the development-transportation ‘spiral’ predicament may be 

addressed is further amplified by inter local-authority competition for commercial rates 

income. Imposing a cap on development would not be in the interest o f  the local 

authorities whose rates base increases with the quantity o f  office development 

permitted. The limited context in which planning in Dublin has taken place has strongly 

contributed to the local authorities’ disregard o f  the transport consequences o f  excessive 

development, particularly in relation to areas beyond the individual local authority 

jurisdiction. Thus, not only is planning very limited in the degree to which it can 

intervene in the development-transportation ‘spiral’, it has, moreover, served to 

compound this problem. With regard to the problematic nature o f haphazard peripheral 

office development stimulated by the M50 motorway, a senior planner with Brady 

Shipman Martin, the consultants responsible for the Strategic Planning Guidelines 

contended that

“A ll the ones [office developments] around the M 50 should have been more 

carefully thought about I  think because the M 50 effectively is ju s t an urban road 

linking it all together. A very small percentage o f  traffic on the M 50 is actually 

through-traffic going from  one end o f  the M 50 to the other or seeking access 

onto the main radial routes. So, certainly the current shape o f  the city and many 

o f  its problems have been developed because o f  the location o f  these kinds o f  

things ” (Interview P 7).

Worryingly, the transport-development ‘spiral’ predicament failed to be recognised 

even by numerous planners and key individuals involved in the planning o f transport 

infrastructure. The Light Rail Transit (LRT) Project Director asserted that ‘‘‘'This spiral 

has not been created yet. A t the moment Dublin has an infrastructure deficit! It would  

be nice to be worried about thatF' (Interview P 11). A Deputy Planning Officer with 

Dublin Corporation appeared to reveal a rather limited recognifion o f  the problem, 

failing to acknowledge the way in which infrastructural improvements lead to further
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increases in development and hence to congestion, exacerbating the problem that was to 

be addressed. With regard to the justification that could be afforded to using transport 

infrastructure investment to guide development as a sensible use o f resources (in terms 

of funding) he exclaimed “Absolutely, because otherwise you pay congestion costs, 

which w e’re paying already” (Interview P 4). In contrast, a senior planner with the 

Strategic Planning Guidelines Unit held a rather different view o f the problematic 

relationship between transport improvements and increased development pressures. 

With regard to the growth in commuter towns merging with the Greater Dublin Area he 

recommended that “we should leave the poor old sods in Kildare, otherwise 

development will go out and ou t” (Interview P 10). He argued that these outlying areas 

should not be subject to increasing transportation improvements which would merely 

encourage further sprawl o f development into these locations, which it would then, not 

be possible adequately to service (Interview P 10).

The problems which capitalist development pressures pose for sustainable patterns of 

land-use and transportation and the limited prospects for effective planning intervention 

was incisively referred to by a senior planning consultant with Brady Shipman Martin, 

the planning consultants responsible for the Strategic Planning Guidelines. He 

explained:

“Long-term sustainability? I  could be cynical and say ‘is Western society 

‘sustainable’ in the longer term?’ The simple answer is — definitely not! But in 

terms o f what has come to mean ‘sustainability ’ we haven’t begun to grasp the 

idea o f  sustainability. Some o f  these places, I  would come back and say i f  they 

are well-served by public transport we could make them more sustainable, tha t’s 

probably the best way you can put it. At least you have the ‘monster’ [‘spiral’ 

problem] under control to some extent. What’s the alternative? The alternative 

is not to provide land fo r  business activities and then destroy the economic basis 

o f the country, so you do that and there’s a danger that that would happen. 

There are other dangers o f  course that could happen as well; a further recession 

in America, problems in Europe in general, these things could change the 

demand fo r  office space. But the government here seems to have taken a view 

that the Irish economy, the Dublin economy, should continue to develop even 

though we have reached the stage, I  mean ten years ago it would have benefited
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unemployment, nowadays there’s no unemployment in Dublin. So, I  mean you 

could say that the other option is to cap it, and say keep the numbers at that. 

Then we 11 have few er people to deal with. I t ’s going to be easier to provide the 

services that are required fo r  these people. But they’ve taken the decision to 

grow it. Whether tha t’s sustainable is the question. It certainly is an issue. I  

would say that in terms o f  survival in the western world, you have to do that at 

the present time; there isn ’t really a choice. No country, even Switzerland, seems 

to have quite settled down and said w e’ll be cosy enough. You just get left 

behind. You either grow or die I  suppose ” (Interview P 7).

Attempts to deal with the transportation crisis

The domain o f transportation represents an area in which planning may have 

considerable potential to influence a more efficient pattern o f office development. 

However, the failure o f many planners to recognise the complexity of the capitalist 

urban development-transportation nexus, referred to earlier, has contributed to the 

implementation of futile and indeed damaging strategies. The fragmented and 

competitive administrative context in which planning has operated has not only fostered 

/promoted a piecemeal approach to transportation issues, but has also rendered more 

coordinated and comprehensive attempts largely impossible. The superficial and 

piecemeal measures resorted to by the local authorities more recently in attempting to 

address the accessibility crisis resulting from large-scale suburban office development, 

are indicative of the failure to acknowledge its underlying causes. In order to alleviate 

escalating traffic congestion associated with office development, local authorities have 

endeavoured to control the level of trip-making, particularly the proportion of car-based 

journeys. To this end, the phasing o f development and limiting the availability o f car- 

parking spaces in line with the coming on-stream of public transport capacity has in 

some cases been imposed. For example, in relation to the Central Park scheme at 

Sandyford (see section 6.4.1), for which planning permission for 170,000 sq m of space 

had been secured, the developers were required to adhere to the phasing o f development 

in line with the completion of the light rail Luas project and the proposed metro 

(Interview D 6). However, the ability o f planning to ensure the phasing of this scheme 

may have been more attributed to the conditions o f latent over-supply in the office 

market and the developer’s reservations with respect to committing to a scheme o f this 

magnitude, rather than the power o f planning to limit the intensity of development.
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Restricting the level o f  car parking permitted in relation to proposed office 

developments may jeopardise prospective development viability. In the context o f  inter 

local-authority competition for commercial rates income, this policy is likely have little 

effect in reducing car-parking ratios. In some cases, developers have been required by 

the local authority to prepare mobility management plans. This approach originated in 

Los Angeles in the 1970s and was intended as a means o f  facilitating the reduction o f  

car-dependence (Interview P 3). Developers may be required by the local authority to 

outline the modal-split o f trips pertaining to a proposed development. For example, the 

developers o f Cherrywood, the new suburban office park at Loughlinstown, as well as 

developers at Leopardstown were required by Dun Laoghaire -  Rathdown County 

Council to produce such a strategy (Interview P 4). Initially, specific modal-split targets 

were requested, but this has failed to be achieved in practice, as was noted by a senior 

planner with the Dublin Transportation Office (Interview P 3). In the absence o f 

adequate public transportation provision associated with new suburban office sites (see 

Table 7.1), employees will have little choice but to rely on private transport. However, 

this failed to be recognised by a Deputy Planning Officer with Dublin Corporation who 

contended that

"mobility management plans . . . a s  fa r  as I  know Dun Laoghaire did the same 

fo r  the Legionaries o f  Christ development at Leopardstown. That is how to 

handle that. You say what your modal split is going to be and then you relate 

that primarily o f  course with the provision o f  public transport. That is why the 

Legionaries o f  Christ development, which I  think is L 6  M f t  sq [149,000 sq m], 

is phased conditional on the Luas [light rail] coming out to Sandyford. So that 

even i f  it was physically possible to develop it a ll at one go, you couldn't do it 

until it was matched with public transport and similarly, the corollary o f  that is 

o f  course that you have to limit the amount o f  on-site parking because that 

generates car tra ve l’’

(Interview P 4).

The funding o f  infrastructure by private developers was referred to in the Dublin City 

Draft Development Plan, 1987, which stated that the planning authority may require 

financial contributions to be made by developers in the light o f the high capital 

expenditure often necessitated in order to facilitate development. Under the Planning
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Act o f 2000, as a means o f  addressing the accessibility implications o f office 

development, local authorities have in certain cases been assigned the power to compel 

private developers to contribute to the costs o f providing transportation infrastructure 

associated with proposed development (see also Irish Times, Commercial Property 

Supplement, IQ'*’ June 2002 and 20'*’ June 2002). This is indicative o f the pressure with 

which planning is confronted to allow development at locations at which adequate 

transport infrastructure is clearly absent. In relation to the new suburban office 

development at Citywest, the developers contributed Euro 8.4 million (£7 million) to 

road infrastructure (at 1990 prices) as well as funding the construction o f a bridge over 

the nearby Naas Road (Interview D 1). Similarly, the developers o f  East Point were said 

to have contributed a “six-figure sum” towards transportation infrastructure (e.g. Dart 

station at Clontarf) to service this new inner-suburban office scheme (Interview D 16), 

while in Sandyford and Cherrywood a proportion (50 per cent o f  capital costs) o f  the 

Luas line was apparently to be funded by private developers (Interview P 11).

The fact that planning has increasingly abdicated the responsibility for accessibility 

issues onto developers by requiring them to part-fmance the increasing transportation 

infrastructure needed to service large-scale office development highlights the crisis 

resulting from forcing local authorities to adopt an increasingly entrepreneurial 

approach in the formulation o f office planning policy. The funding o f transportation 

infrastructure by developers ultimately exacerbates congestion problems. While local 

accessibility in relation to a proposed scheme may be temporarily improved, the inter

connectivity o f  elements within the urban environment results in negative spill-over 

effects, as was referred to earlier. The reduction o f  transportation planning policy to a 

narrow concern with levering private funds for transport infrastructure to service 

inefficient patterns o f  development, has further hindered any strategic longer-term 

considerations. The encroachment o f  private development interests into the domain o f 

infrastructure funding and provision further undermines the lack o f coordination o f 

land-use and transportation planning at the metropolitan and regional level. However, 

this failed to be recognised even by a senior planner with one o f  the suburban local 

authorities. He believed that requiring developers to make financial contributions was a 

perfectly suitable and logical way to address accessibility-related issues. The fact that 

the higher densities demanded by developers would in turn contribute to negating even
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local accessibility which the new infrastructure was to improve, appeared to be lost on 

this planner. He stated that

‘‘The one thing we can’t do at the moment [late 2000], and I  think we can do with the 

new [2000] Planning Act, is to have developers pay fo r  the public transportation system 

that enables them to get higher density ... It will happen more in Cherrywood 

[Loughlinstown] where the developers see the advantages o f  getting Luas [light rail] /  

metro out there as fa s t as possible and it looks like they’re prepared to offer very 

considerable sums o f  money to go into partnership with the government. That seems 

only reasonable to me ” (Interview P 2).

Placing the onus for transport infrastructure on private development interests has in fact 

incurred further costs to the public sector. Developers part-financing transportation 

infrastructure are entitled to avail o f lower development levies, thus reducing the funds 

transferred to the public sector (Irish Times, Commercial Property supplement, 

September 25'*’ 2002). The net costs are thus not absorbed by developers but are passed 

on to the public sector. Furthermore, in return for reduced development levies, 

developers are in some cases lending funds to County Councils for the development of 

infrastructure at clearly unsustainable /inefficient locations in an attempt to increase the 

potential viability of office schemes, as has been noted in the Irish Times (13'*’ August 

2002). This is the rather disheartening and paradoxical context in which more recent 

attempts to increase the effectiveness of planning in encouraging more sustainable 

office development patterns must be examined.

Future Prospects

The majority o f new employment opportunities will be office-based and ensuring a 

more efficient pattern o f office development in the future is thus a key component of 

promoting the overall sustainability of the Dublin Metropolitan Area. Planning is meant 

to ensure that the short-term profit goals o f individual private development interests do 

not take precedence over longer-term objectives regarding the efficiency /sustainability 

of the wider urban environment. However, as has been shown, the administrative and 

fiscal context in which office planning policy has been formulated has strongly 

undermined this. Planning in Dublin has failed to ensure a basic element o f a 

sustainable urban environment, namely the location o f office employment in relation to
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residences. This may be potentially achieved when it is no longer more profitable for 

office developers to engage at new suburban sites rather than at central and established 

suburban locations. Instead planning itself has constituted a key obstacle to more 

efficient development patterns. Thus, given the critical role which planning has played 

in generating the problematic location o f office development during the last office 

boom, it is imperative to reflect on its prospects for promofing a more sustainable 

pattern in the future.

As was shown in Chapter 6, planning policy has represented the principal barrier to the 

shaping of a profitability surface attracting office developers to these potentially more 

sustainable locations. If planning continues to be forced to operate within the current 

competitive administrative /fiscal environment, it will remain largely powerless to adopt 

policies directing office development into a limited number o f nodes. A transformation 

of the administrative /fiscal context in which planning policy is devised is thus essential.

Escalating central-area congestion and mounting suburban gridlock have been 

recognised as posing a substantial threat to the ability o f Dublin to maintain its 

economic competitiveness. Despite the fact that planning has actually been a key 

contributor to this crisis, it is, ironically, increasingly called upon to alleviate the crisis. 

This does not bode well for an optimistic assessment o f the manner in which planning is 

likely to contribute positively to a more sustainable pattern o f office development. 

Indeed, a former Chief Planning Officer for Dublin City and County held a pessimistic 

view of planning’s potential to impact positively on future sustainability and declared 

“terrible thing to say but I  think we 're [planners] ju s t hanging on to the tail o f  the dog 

... planning is standing on the burning deck" (Interview P I ) .  The limited influence of 

planning and the many pressures facing it in adhering to its policies, was taken up by a 

former Planning Officer with Fingal County Council and former Deputy Dublin 

Planning Officer with Dublin Corporation who explained that “Well, all planning can 

do is keep to the policies no matter how unpopular they are until such time as 

transportation catches up because there are no alternatives, there are literally no 

alternatives. I f  you go fo r  a dispersed pattern you ’re going to a car-based system " 

(Interview P 6). The difficulty o f restricting development, however, does not simply 

emanate from pressures exerted by private development interests, but rather from the 

administrative and fiscal context within which planning operates (see Chapter 6). The
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Technical Director of the Strategic Planning Guidelines conceded that "‘We have always 

p ile d  to provide infrastructure ahead o f  development" (Interview P 5). A senior 

planner in one o f the suburban local authorities revealed the pressures on planning to 

attract development, pointedly stating that ‘‘The purpose o f planning is not to restrict 

development!” (Interview P 9). With regard to the potential power o f planning in 

addressing the problems that have arisen out o f the separation o f residential and 

employment functions (which is a cause o f transportation problems) in Dublin, a senior 

consultant planner with Brady Shipman Martin contended that “I  think that the most 

planning can do is offer them [people] the choice o f  living near where they work or 

within easy distance o f  it. And secondly, it can provide them with access between the 

two i f  they can’t co-locate them ” (Interview P 7). However, even this appears over- 

optimistic within the current administrative /fiscal context.

Recent attempts to increase the effectiveness of planning

From the mid-1990s planning in Dublin has largely failed to produce an efficient spatial 

distribution o f office development. However, attempts have been made more recently to 

address this issue. As was referred to in Chapter 4, the absence of effective national, 

regional and metropolitan-wide planning frameworks at the height of the fourth office 

development boom in the late 1990s has culminated in a largely unsustainable pattern of 

office development, which the proposals and strategies that have subsequently emerged, 

are required to remedy. The Strategic Planning Guidelines (1999), the New Institutional 

Arrangements for Land Use and Transportation in the Greater Dublin Area (2001) 

(referred to in Chapter 4) as well as the National Spatial Strategy (2002) have largely 

postdated the peak of the most recent office boom. However, even if the recent 

emergence of these planning strategies /documents is taken into account, they have, thus 

far, not been brought to bear on the increasingly unsustainable pattern o f office 

development. Their potential future impact will be considered here.

The Strategic Planning Guidelines (SPGs)

The latest attempt o f devising a planning framework for the entire built-up area of 

Dublin and surrounding hinterland (see Figure. 7.3) has taken the form of the Strategic 

Planning Guidelines (SPGs) for the Greater Dublin Area (Brady Shipman Martin et al.) 

which were published in 1999. These Guidelines were prepared on behalf o f the seven 

local authorities o f the Greater Dublin Area (including the four Dublin authorities of
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Dublin Corporation, Fingal, South Dublin and Dun Laoghaire - Rathdown County 

Council) as well as for the Department o f  the Environment and Local Government in 

conjunction with the Dublin Regional and the M id-East Regional Authorities. The SPGs 

were to provide a coherent strategic planning framework for the local authority 

development plans and for the provision o f  major infrastructure. The SPGs set out the 

preferred direction for land-use and transportation in the Dublin and M id-East Regions 

for the twelve-year period up to 2011 (Brady Shipman Martin et al., 1999) and represent 

the first attempt at a formal recognition o f  the importance o f  considering land-use and 

transportation planning simultaneously.

The SPGs propose eight strategic models for the Greater Dublin Area. Underlying these 

are three strategic options, namely, ‘Containm ent’, ‘Dublin and the N orth-East’ and 

‘Western Satellite Tow ns’ (see Appendices 7a, 7b, 7c). The Containment option seeks 

to confine the larger proportion o f future development relatively close to the existing 

built-up area, extending from Balbriggan in the north, through Maynooth -  Kilcock in 

the west, to Greystones in the south, broadly corresponding to the Metropolitan Area, 

with an extension north as far as Balbriggan (Brady Shipman Martin et al., 1999). This 

model contains some elements o f the ‘Compact C ity’ model, as well as incorporating 

much of the continuation o f  existing trends as it applies to the eastern part o f the Greater 

Dublin Area. As part o f  the ‘Containment’ model, Dublin city centre would continue to 

be the largest employment centre. The Swords /Dublin Airport area, Blanchardstown, 

Mulhuddart, Lucan /Clondalkin and Leixlip /M aynooth would serve as alternative 

employment centres. Other established and proposed industrial estates in the suburbs, 

such as in Sandyford and Bray, would also be developed as major centres o f 

employment.

A disadvantage o f the ‘Containment’ option is that development would be concentrated 

in Dublin, resulting in limited benefit in spreading development throughout the Greater 

Dublin Area. It is pointed out that this option would result in an overall reduction in the 

need to travel due to the concentration o f activity. However, transportation difficulties 

would remain unless there were a significant increase in public transport investment and 

usage (Brady Shipman M artin et al., 1999).

The strategic option known as ‘Dublin and the N orth-East’ recognises both the 

economic attractions o f the north-eastern part o f  the Greater Dublin Area (e.g. Dublin
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Airport) and the relative availability of suitable land for development and builds on the 

developing Dublin-Belfast economic corridor. Within this north-eastern part of Dublin, 

future development is to be concentrated in specific ‘poles’. This strategic option builds 

on the Transportation Corridors -  Satellite Town model. However, it also incorporates 

the further development of the three western towns o f Tallaght, Lucan /Clondalkin and 

Blanchardstown, with some further concentration of population into the Dublin City 

area. A number of advantages are associated with this option, namely, that it coincides 

with existing major economic infrastructure in areas with a high attractiveness for 

employment-generating activities, it utilises existing transportation corridors and has the 

potential to reduce the need to travel, with economic activities being spread away from 

the built-up area of Dublin.
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The SPGs: barriers to implementation

The recommendations o f the SPGs were clearly unable to prevent the inefficient pattern 

of suburban office development associated with the fourth office boom. Their future 

potential to influence the location of office development will be considered here. The 

SPGs assert that the strategy for the Greater Dublin Area is to be guided by principles of 

sustainable development. This is taken (from the Brundtland Report) to mean 

"development that meets the needs o f  the present without compromising the ability o f  

future generations to meet their own needs” (Brady Shipman Martin et al., 1999, 42). 

Therefore, the preferred strategy must reduce the growth in demand for transport, 

particularly private transport. However, the prospects for achieving this appear to be 

rather bleak. While the importance of considering land-use and transportation in tandem 

is recognised by the SPGs, they appear to have a very limited influence with regard to 

local authority decision-making regarding the location o f office development. This is 

related to the weak statutory position of the SPGs, with no real powers to enforce its 

policies, thus ultimately allowing councillors and Managers to ignore its 

recommendations. A senior planner with the Strategic Planning Guidelines Unit noted 

that although the Minister of the Environment has the power to command the local 

authority to comply with the SPGs, this facility had only ever been availed o f on a 

single occasion (Interview P 10).

The various strategic options proposed have different consequences for each of the local 

authorities in terms of their compatibility with the local authority development plans 

and the degree to which the interests of each local authority may be served. This will no 

doubt pose a considerable barrier to the implementation o f any of the models put 

forward. The ‘Containment’ option would appear to be the most favourable in the 

context of Dublin City Council’s policy of strengthening and consolidating the city 

centre and South Dublin County Council’s aims of promoting Tallaght (and Lucan 

/Clondalkin) as development locations. This option would appear also to coincide with 

the proposals for Blanchardstown as stated in Fingal County Council’s Development 

Plan and, in addition, would include the area under the jurisdiction of Dun Laoghaire -  

Rcthdown. The option ‘Dublin and the North-East’ would facilitate, to a degree, the 

concentration o f activity in Dublin City and the three western towns, with Swords 

/Dublin Airport being designated as a ‘Development Pole’. Thus, it appears that this 

option would, to a degree, coincide with the development plans o f Dublin City Council,
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South County Dubhn, while favouring the area under the jurisdiction of Fingal County 

Council. However, this option would militate against the interests o f Dun Laoghaire - 

Rathdown by virtually excluding it from its spatial development strategy. The option 

‘Western Satellite Towns’ fails to encompass the area under the jurisdiction of all four 

Dublin local authorities by virtue of its by-passing the entire Metropolitan Area and 

focusing future development into the hinterland area. The considerable barrier which 

administrative fragmentation poses for the designation of a limited number of 

development nodes is thus clear. The SPGs point out that these three models could 

reasonably accommodate future growth, stating that ‘‘‘'Any one o f  the options outlined 

can accommodate the scale o f  expected growth in the future and there is merit in each 

o f them” (Brady Shipman Martin et al., 1999, 77). However, in the absence of 

substantial reform of the administrative structure in which planning policy is devised, 

the degree of success o f any strategy is likely to be minimal.

The problems which the structure of urban governance poses for a regional planning 

approach and in terms o f local authority coordination and accountability, was 

highlighted by a senior planner with the Strategic Planning Guidelines Unit. With 

regard to the lack of real power which the SPGs have in influencing local-authority 

planning decisions he affirmed that

"The Strategic Planning Guidelines are not enforced. The SPGs people are not 

the enforcers o f  the SPGs policies; in effect, county councils have to police 

themselves. The SPGs are run by Managers o f  the local authorities and they are 

not keen to create any waves regarding the implementation. What is required is 

a separate entity to oversee the implementation o f  the SPGs. The current 

situation is not enforcing the SPGs ” (Interview P 10).

A recommended change in the legal framework governing planning in the Dublin 

Metropolitan Area would undoubtedly be met with strong opposition from local 

authority councillors, whose positions in relation to planning decisions, would be placed 

in jeopardy as a result. Thus, the prospects for the establishment o f this type o f 

organisation do not appear to be promising, the same planner asserting that he could not 

see the establishment o f a separate entity o f this nature actually taking place. He went 

on to point out that the councillors are very powerful and would stop the creation of
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such an overseeing body to which the local authorities would have to be accountable 

and believed that the Regional Authority “is essentially a Managers ’ c luh” (Interview P 

10). He stated that “What will happen is that which is going on now in terms o f  each 

County Council doing their thing and nobody is being held accountable, with much 

pow er in the hands o f  the Councillors, this situation will become institutionalised. What 

is going on now will be institutionalised” (Interview P 10). The very limited degree to 

which a regional strategy in the form o f the Strategic Planning Guidelines can address 

the problems resulting from the current round o f development and infrastructural 

pressures was also referred to by a former Planning Officer with Fingal County Council 

and former Deputy Dublin Planning Officer with Dublin Corporation. Highlighting the 

considerable problems for the SPGs’ effectiveness posed by the administrative 

arrangements and the present strong incentive for each local authority to consider 

merely its own jurisdiction in terms o f planning decisions, he declared that

“The Strategic Planning Guidelines -  I  don ’t know what pow er they have at the 

moment or i f  they ’re being listened to because the coordination function is left to 

the Managers. I t ’s stupid, I  mean these are the very guys who are looking to 

make individual profits themselves! It basically needs a regional authority, with 

somebody in charge o f  it and to tell them what to do. They ’re not going to like 

that, nor is the government because it would be a very powerful entity and the 

government is very wary o f  th a t” (Interview P 6).

In the absence o f any reform o f the present administrative structure, the incentive for 

councillors to override planning recommendations will continue to militate against the 

adoption o f sustainable office planning policies. The way in which the implementation 

o f the SPGs’ policies is hindered by administrative fragmentation was also pointed out 

by the Technical Director o f the Strategic Planning Guidelines who cited the absence o f 

an independent monitoring group to act as a so-called ‘stick’ as well as the long time- 

lag and the large number o f  interests to be considered as the reasons (Interview P 8). 

With regard to the barriers to implementing the SPGs, this informant went on to state 

that it was the lack o f  support from the councillors and the power o f local politicians in 

the M id-East region in restricting development, as well as the absence o f a regional 

plan, that were the principal causes (Interview P 8). With respect to the degree to which 

the implementation o f the SPGs is hindered by administrative fragmentation, a senior
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consultant planner with Brady Shipman Martin, the consultants responsible for drawing 

up the SPGs, asserted that

"The answer is, they are [hindered], because each o f  the local authorities have 

their own view as to how it should develop. For example, there has been 

resistance to developing a strategic plan that would identify the nodes I  spoke 

about earlier and pu t them together. But it cou ldn’t be done on a county-by- 

county basis. It would have to be done on an all-Dublin basis. There’s a kind o f  

reluctance that this is interfering with the responsibilities o f  each local 

authority. There is, however, now a recognition that larger-scale authorities are 

required fo r  the Dublin area; exactly what role they will have remains to be 

seen ” (Interview P 7).

With respect to the need for such an overall authority, this informant went on to note 

“But there is a recognition by the Managers o f  the local authorities that there is a need  

fo r  such a body, and they cannot continue to do everything simply by sitting around the 

table . . . So  that is coming, but at the moment it does hinder the administration o f  the 

Dublin Area ” (Interview P 7). The low level o f support which the SPGs receive from 

the local authorities and the barrier which this presents to effective implementation, was 

also alluded to by this informant who believed that "Two or three things I  suppose 

could affect it. There’s a very strong central-government commitment to the SPGs but 

that central- government support is not entirely matched by all the local authorities. 

Even though the local authorities commissioned the SPGs - i t ’s their study in a sense - 

many o f  them still want to be able to have their cake and eat it, they want to be able to 

run with the horse and the hare (sic). They want to keep their political options open ” 

(Interview P 7). The rather powerless position o f the SPGs in influencing the location o f 

development was also noted by a senior planner in the Dublin Transportation Office. He 

refered to the way in which the SPGs’ recommendation o f  establishing self-sustaining 

growth centres in the hinterland area had been overridden by market forces, at least in 

the siort-term (Interview P 3).

In attempting to assess the impact which the SPGs may have on a more sustainable 

pattern o f office development in the future, the focus must be on the political 

/adrrinistrative structures that have compelled planning to adopt highly problematic
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office planning policies. It is argued that the SPGs will be very limited in their potential 

to effect a more efficient pattern of office development in the future as the present 

administrative /organisational structures which have assigned a highly entrepreneurial 

role to planning will not be compatible with this aim /objective. Thus, irrespective o f 

which precise strategy is adopted, the current unsustainable pattern o f office 

development cannot begin to be addressed in the absence o f reform of the 

administrative arrangements within which planning decisions are made. The report 

entitled New Institutional Arrangements for Land Use and Transport in the Greater 

Dublin Area, published in 2001, highlights the problems for effective planning which 

the multiplicity o f institutions and bodies relating to land-use and transportation 

planning entails. It proposes the establishment o f a strategic land-use and transportation 

body which, among other functions, is to prepare and regularly review an integrated 

long-term land-use transportation strategy for the Greater Dublin Area (see Appendices 

8a and 8b). However, this document appears to be a proposal merely for the re

organisation of the various bodies involved in land-use and transportation-related issues 

in Dublin rather than any attempt to reform seriously the fiscal and political 

environment which has strongly contributed to detrimental planning decisions.

The National Spatial Strategy (NSS): aims and obstacles

As was referred to in Chapter 4, the National Spatial Strategy represents the first 

attempt at nationwide planning-coordination in Ireland. The NSS highlights a number of 

interrelated issues which are critical for a more sustainable pattern o f office 

development in the future. It advocates that the pattern o f future development must be 

facilitative of the viable provision o f public transport underwritten by the coordination 

of land-use and transportation planning, a closer matching of employment and 

residential functions as well as minimising the consumption o f agricultural (i.e. green

field) land (National Spatial Strategy, 2002). The Strategy states that

"Ireland needs to renew, consolidate and develop its existing cities, towns and 

villages -  i.e. keeping them as physically compact and public transport friendly  

as possible and minimizing urban sprawl ... Urban land needs to be used 

carefully, sensitively and efficiently ... Policies based on an unstructured, 

scattered approach to public investment and the promotion o f  economic activity 

would not be consistent with the NSS ” (National Spatial Strategy, 2002, 11).
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The severe problems which the current pattern o f development (including offices) has 

posed for the viable provision o f transportation infrastructure is highlighted by the NSS 

which acknowledges that

“Current trends in spatial development are likely to adversely affect more and 

more people’s quality o f  life, the quality o f  the physical environment and overall 

national economic competitiveness ... the manner in which some major urban 

areas, particularly Dublin, are tending to develop is making the provision o f  

necessary infrastructure such as public transport expensive and difficult" 

(National Spatial Strategy, 2002, 24).

The Strategy goes on to state that "Decisions on land use and development must take 

account o f the existing public transport networks or support the emergence and 

development o f  new or augmented networks ” (National Spatial Strategy, 2002, 59). 

While these objectives represent a positive move towards the promotion o f increasingly 

sustainable development patterns, it is nevertheless accepted that the potential of the 

NSS to impact on the increasingly inefficient pattern of suburban office development in 

Dublin is likely to be limited. The problematic administrative and fiscal environment 

within which planning operates is not fully recognised, let alone addressed. As was 

shown earlier in this Chapter (see also Chapter 6), it was central-government induced 

strategies and policies, in the form of administrative fragmentation, fiscal mercantilism 

and the Designated Area policy, which undermined the ability of planning to direct 

office development into more sustainable locations. These elements constitute the 

greatest barriers for the degree to which the NSS may positively influence a move 

towards a more sustainable pattern of office development. However, the NSS clearly 

fails to recognise the severe constraints under which planning at the local-authority level 

operates in attempting to advocate more sustainable office development patterns, as well 

as the powerlessness o f the Regional Authority to effect change (see Chapter 4 and 

Chapter 6). It argues that "the key to its [National Spatial Strategy] implementation lies 

in the actions o f  regional and local authorities. Successful local implementation will 

depend on the putting in place by these authorities o f  the necessary planning guidelines, 

development plans and local p lans” (National Spatial Strategy, 2002, 121). The 

prospect of achieving a coordinated and consensual approach to planning as advocated
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by the NSS does not appear to be promising. The Strategy appears to partially recognise 

the difficulties associated with its implementation, maintaining that, if  necessary, legal 

provisions will be made to ensure this. It assures that

“The NSS will be given any statutory support it requires. The minister fo r  the 

Environment and Local Government will, therefore, consider the need fo r  

legislative provisions to support the NSS itself to require consistency between 

the NSS and other relevant plans and programmes, and to supplement current 

provisions in planning legislation. As a first step, the provisions o f  the Planning 

and Development Act 2000 will require that this Strategy be integrated with 

regional planning guidelines and county and city development plans. Regional 

and local authorities will be required to implement the NSS, especially through 

regional planning guidelines and local development plans and strategies, which 

will have to be consistent with the NSS and will be required to demonstrate such 

consistency" (National Spatial Strategy, 2002, 119 - 120).

However, the real barriers to its implementation have not been addressed and this 

appears unlikely within present administrative /fiscal structures. Bringing local- 

authority planning policy into line with the NSS will undoubtedly prove to be a difficult 

task politically in the context of the local basis o f planning and the power o f local 

authority councillors and the managers in relation to decision-making with respect to 

planning policy (see Chapter 4). Within the context of administrative fragmentation and 

fiscal mercantilism, the likelihood o f any changes which potentially threaten the 

existing power balance o f this decision-making, will undoubtedly be met by strong 

opposition.

The completion of a National Spatial Strategy in the aftermath of the economic 

/property boom, highlights the manner in which planning within capitalism is called 

upon when the overall sustainability (or profitability) o f the system is threatened. The 

purpose of planning is meant to be the amelioration of crises in the built environment, 

yet it is only when the continuation of the overall status quo is threatened that 

govemment and other interests become increasingly concerned with its effectiveness. 

With respect to the Greater Dublin Area, the NSS argues that “The physical 

consolidation o f Dublin, supported by effective land use policies fo r  the urban area
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itself, is an essential requirement fo r  a competitive Dublin. Consolidation is also 

required fo r  the public transport system to function effectively. In turn, investment in 

public transport will assist in promoting a more efficient and competitive Greater 

Dublin Area ” (National Spatial Strategy, 2002, 42, emphasis added). The government’s 

increasing concern with issues relating to sustainability, o f  which the pattern o f land-use 

and transportation constitutes a key component, has come about largely as a result o f  the 

escalating difficulty o f  ensuring continued economic growth. The National Spatial 

Strategy (2002, 78, emphasis added) asserts that “Enhancing the competitiveness o f  the 

Greater Dublin Area (GDA), so that is continues to perform at the international level as 

a driver o f  national development, means physically consolidating the growth o f  the 

metropolitan area i.e. Dublin City and suburbs”. Thus, the justification for the NSS is, 

ultimately, to ensure /sustain Ireland’s competitiveness, in particular that o f  Dublin.

During the boom o f the late 1990s planning was manipulated by short-sighted economic 

imperatives and consequently became the main instigator o f  inefficient development 

outcomes (see Chapter 4 and Chapter 6). However, now that a crisis point has been 

reached and the economic /property boom has gone into decline, planning is called upon 

to deliver ‘solutions’ to the so-called ‘sustainability’ (i.e. economic efficiency) crisis 

which has arisen. The paradox o f  a central-govemment led planning strategy in the form 

o f the NSS in the aftermath o f  the economic /property boom (i.e. when development 

pressures have lessened) to alleviate /address the problems to which central-govemment 

policy has strongly contributed, once again highlights the contradictory demands placed 

upon planning within capitalism. In addition this situation exemplifies the manner in 

which planning is ultimately confined to what Scott and Roweis (1977, 1107) believed 

to be “an after-the-fact search fo r  feasible ’ remedies to the negative outcomes o f  this 

contradictory process o f  urban land development ”. A  public consultation paper for the 

NSS stated that “Trends and forces underlying economic activity - where jo b s  are 

being established and why -  represent one o f  the more profound influences on spatial 

patterns'’’ (The National Spatial Strategy: Indications for the W ay Ahead, 2001, 22). It 

thus fails to recognise that planning itself has been a profound influence. Furthermore, 

the lack o f  acknowledgement o f the detrimental role which planning has been obliged to 

adopt, does not instill confidence in the ability o f  the NSS to impact positively on future 

patterns o f office development. This may well be revealed in the upcoming review o f 

the local-authority development plans, due for completion in 2004. Apart from the
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serious political /administrative obstacles, the potential effectiveness o f  the NSS and 

SPGs will undoubtedly be curtailed by the problematic land-use patterns that have 

already emerged and which have given rise to the highly questionable transportation 

‘strategies’ referred to earlier.
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Chapter 8

Conclusion

This study has explored the underlying forces driving the stark geographical shift o f 

office development to new' suburban sites during Dublin’s most recent office 

development boom (1995 -  2001). As was shown in Chapter 1 (section 1.1), developers 

represent the cornerstone with respect to property development and are responsible for 

putting forward development proposals. Developers will engage in development at 

those sites where their overall profitability criteria are best met. The key to 

understanding the emergence o f  new suburban sites as major office development 

locations has thus lain in the underlying factors contributing to the increased viability 

(i.e. profitability) o f these sites for office developers and the simultaneous decrease in 

that o f  the city centre (see Chapter 6). While supply-side interests, user-demand and 

planning policy have all impacted on developers’ decisions to undertake large-scale 

office development at new suburban sites, their influence has not been o f  equal 

significance.

The funding and investment institutions have had only an indirect impact on the relative 

viability o f  new suburban sites as office development locations (see Chapter 5). Their 

significance in controlling the overall quantity o f  office space developed cannot be 

doubted. However, their role in the large-scale suhurbanisation o f this development has 

been far less decisive. Although much suburban development would not have taken 

place in the absence o f their involvement, their preference remained for city-centre 

schemes. Investors in particular, favoured the central area as their profits related entirely 

to the long-term success o f  a scheme. In addition, construction costs were not cited as a 

notable factor in diverting office development to the suburbs (see Chapter 5). The role 

o f the institutions and construction interests is instead overshadowed by the impact 

which planning policy and to a lesser extent, end-user demand, have had (see Chapter 

6).
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The office occupier survey results suggested that user-demand had been an active factor 

in the large-scale suburbanisation o f office development, with new suburban sites often 

associated with occupiers who evidently preferred a suburban location. As was shown 

in Chapter 6, the survey revealed that space take-up at new suburban sites was not 

primarily as a consequence o f the lack o f alternatives in the city centre, but instead was 

largely due to respondents’ preference for the suburbs. The survey indicated that a large 

majority o f  respondents at new suburban sites favoured an alternative location in the 

suburbs rather than one within the central area (see Chapter 6). Furthermore, 60 per cent 

o f these respondents indicated a preference for suburban space as their future choice o f 

location, while less than one-fifth indicated a preference for the central area. In addition, 

suburban demand appeared to be largely unrelated to city-centre space shortages (see 

Chapter 6).

Nevertheless, the survey findings also cast some doubt on end-users’ role in the 

emergence o f  new suburban sites as major office locations. Although almost all 

respondents at these sites preferred the suburbs, for half o f them their current location 

did not coincide with their location o f  choice (see Chapter 6, Figure. 6.1). Indeed, the 

manner in which new suburban sites failed to meet end-user demand for suburban space 

was reflected in the appraisal which these occupiers made in relation to their current 

location. New suburban sites had met user-requirements to a considerably lower degree 

compared to both central (including IFSC) and established suburban locations (see 

Chapter 6, Figure. 6.5).

From the mid-1990s, offices in Dublin served a changing and increasingly diverse 

market, with a greater emphasis on international companies associated with new types 

o f office requirement. However, as was shown in Chapter 3, while this may have been 

the case for user-demand more generally (i.e. across location samples), take-up at new 

suburban sites specifically could not be feasibly explained in these terms. Moreover, the 

high level o f  office take-up at these sites did not appear to be associated with end-users’ 

changing locational criteria. As was shown in Chapter 3, generally, no clear difference 

was apparent between locations, with geographical factors dominating the response 

across the locational samples. These findings would suggest that while user-demand 

contributed to the viability for developers undertaking suburban office schemes, end-
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users were not a driving factor in the emergence o f  new suburban sites specifically, as 

major office locations (see Chapter 6).

The role o f user-demand in shaping developers’ perceptions o f  profitability in favour o f  

new suburban sites may also be questionable given that, despite substantial user-demand 

for suburban office space, city centre demand nevertheless remained high, with prime 

city- centre office rents in the region o f €480 per sq m, compared to rents o f  €273 per sq 

m for prime suburban space (Lisney Property Review 2000 -  2001). The decreased 

viability o f central area offices for developers could thus not be attributable to reduced 

end-user demand for central area space.

Notwithstanding the noteworthy role o f  end-user demand, planning policy has been the 

driving force in the post-1995 geographical shift o f  office development to new suburban 

sites. As was shown in Chapter 4, the strong pro-development environment instigated 

by suburban planning policy lay in sharp contrast to the highly restrictive development 

context underwritten by the city-centre planning environment.

The suburban local authorities, by means o f land-use zoning and development control 

(e.g. densities), made the periphery increasingly attractive for office development as 

was revealed in Chapter 4 and Chapter 6. This stemmed largely from the pressure on 

local authorities to compete for commercial rates income from (office) development. 

Consequently, traditional planning instruments were frequently used in a highly 

entrepreneurial manner as a means o f  attracting large-scale office development into the 

local authority jurisdiction rather than as a method for ensuring an efficient overall 

pattern o f development (see Chapter 4 and Chapter 6). Furthermore, the impact o f 

central-govemment tax incentives in attracting office developers to new suburban sites 

was a critical factor in the shaping o f  a profitability surface overwhelmingly favouring 

new suburban sites from the mid-1990s (see Chapter 4 and Chapter 6).

Planning’s underlying role has thus ultimately been the detrimental consequence o f the 

increasing pressures thrust upon it to adopt a highly entrepreneurial stance in relation to 

(office) development. The prospects for planning to escape this self-defeating role 

appear rather bleak in the current context o f administrative fragmentation and inter-local 

authority competition for commercial rates income. The likelihood o f a continuation and
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indeed an escalation o f  the unsustainable development patterns characterising post-1995 

office development appear to be strong in the absence o f an administrative and fiscal 

context in which the potential o f  planning to ensure more efficient development patterns 

may be released.

While planning has been a driving force in office suburbanisation, its impact on specific 

development outcomes has clearly not been uniform as was illustrated by the case 

studies in Chapter 6 (see also Figure. 6.54). Office development at Tallaght was 

prompted by central government tax incentives, yet the limited space developed and the 

cessation o f development activity after 2001 was indicative o f  the limitations o f even a 

decidedly favourable planning context in ensuring development. Even though the 

impact o f tax incentives in driving office development at East Point is undisputed, the 

continuation o f development on a substantial scale post-dating these incentives, 

highlights the crucial importance o f end-user demand. In contrast, incentive-driven 

suburban office development at Park West exemplified the manner in which planning 

policy may far outweigh any other factors in prompting developers to undertake major 

office schemes. The case study o f Citywest, on the other hand, illustrated the 

significance o f developers’ entrepreneurial skill in correctly predicting and responding 

to user-demand for space, in the absence o f any active promotion by planning policy. 

Thus, while the planning context will undoubtedly comprise an essential factor in 

shaping future (office) development, actual outcomes will ultimately be determined by 

its specific interaction with supply and demand-side elements.

The findings o f this thesis appear to challenge the early office location research o f the 

1970s with its predominant focus on various aspects relating to end-user demand (see 

Chapter 1). The implicit assumption contained in these early works, namely that the 

office property development process could be interpreted as a simple reflection o f end- 

user requirements, appears to be contradicted by the research findings. Instead, this 

thesis has highlighted the manner in which (office) development outcomes are 

ultimately driven by return motives, with planning policy having constituted the 

principal element in the shaping o f  a profitability surface strongly favouring new 

suburban sites during D ublin’s fourth office development boom. W hile these findings 

question the primacy attributed to user-demand in office location, the role o f  end-users 

may, nevertheless, warrant further investigation.
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An understanding o f the processes underlying the dramatic post-1995 geographical shift 

of office development to new suburban sites may be enhanced by the further 

consideration o f a number o f issues which, due to time and resource constraints, it was 

not viable to fully explore. The main area which may warrant additional consideration 

relates to the role which end-user demand has played.

In addition to the quantitative research method used (i.e. occupier questionnaire survey), 

the undertaking o f semi-structured interviews with a sample o f  office occupiers at new 

suburban sites may have further elucidated the nature o f user-demand at these locations 

and their role in the emergence o f these sites for major office development. In 

particular, it would have been interesting to further explore the extent to which the 

lesser degree o f importance attributed to city-centre accessibility and to face-to-face 

contact by respondents at new suburban sites could be attributed to their differing 

/changing communications requirements. Additionally, the potential for these 

requirements to be fulfilled adequately by telecommunications technology and the 

ability o f this technology to substitute effectively for face-to-face contact, would have 

added an interesfing dimension to the study.

Interviews with occupiers may also have elucidated further the reasons for the 

preference o f almost half o f  respondents at new suburban sites for a suburban location. 

A related area o f  interest would be the overall minor significance which respondents 

generally, even those within the central-area, accorded to factors traditionally associated 

with a city-centre location (e.g. proximity to clients and business associates, 

opportunities for informal networking). These are some o f  the main issues which may 

offer additional insight into the complex processes underlying the suburbanisation o f 

office development.
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Appendix 1

Questions for interview with senior planners in Dublin local authorities, public- 
sector agencies and Brady Shipman Martin'

>  What are the main spatial problem(s) facing Dublin at the present (e.g. 
congestion, inefficiency, inadequate transportation infrastructure)?

>  How far are these problems the consequence o f  the increasing separation 
between place o f residence and employment i.e. monofunctional zoning?

>  What can planning do to deal with problems arising out o f the separation o f 
residential and employment functions?

>  What are the reasons for the changes in Dublin Corporation planning policy with 
regard to the location o f office developments since the early 1970s?

>  The current Development Plan o f  Dublin Corporation advocates a strong policy 
o f concentration and consolidation o f the city centre. Why is this strategy 
favoured despite the problematic infrastructural implications (i.e. increased 
pressure on both public and private transport?)

>  Recent trends in the location o f office development have perpetuated 
suburbanisation and the relative decline in the importance o f Dublin 2 (i.e. 
Dublin Corporation area). Has this relative decline resulted in increased pressure 
on Dublin Corporation to make sites available for office developments in order 
to protect the economic base o f the city centre?

>  The current Development Plan designates the established district centres o f  Dun 
Laoghaire and Dundrum as the main office locations in the County. However, in 
practice, locations such as Sandyford and Loughlinstown are attracting the 
majority o f office developments in the County. What are the reasons for this?

>  Are these new office locations (e.g. Sandyford, Loughlinstown) planning-led 
(due to the introduction o f  new zoning categories e.g. office based industry) or 
market-driven (demand for large, high specification offices from investors and 
occupiers)?

>  Are the locations currently favoured by planning policy (e.g. central area: IFSC, 
Grand Canal Quay, East Point Business Park; periphery: Saggart, Nangor Road, 
Loughlinstown) contributing to a spatial evolution o f  the city which has 
problematic consequences for sustainability in the longer term?

>  Are the suburban stand-alone office developments (e.g. Gateway at Clonshaugh) 
compatible with the principles o f  sustainable development?

' As was noted in the methodology, the specific questions included in each interview schedule varied 
according to their relevance in relation to the interviewee
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> To what degree is the regional perspective (i.e. policies o f the Strategic Planning 
Guidelines) incorporated into the office location policies o f South Dublin 
County Council?

> What are the main difficulties that confront the County Council when 
considering the regional perspective (i.e. implementation o f the Strategic 
Planning Guidelines) in relation to office location policy?

y  The current Development Plan advocates a strong policy o f decentralisation 
/dispersion of office functions. Why is this strategy favoured despite the 
problematic infrastructural implications i.e. increased pressure on both public 
and private transport as a result o f increased radial as well as inter-suburban 
commuting?

> What are the reasons for allowing office development in locations that appear to 
go against the principles of sustainable development (e.g. Park West)?

> Where should office development take place in order to contribute to the 
‘sustainable’ development of the Greater Dublin Area?

> What role do space changes within the city (e.g. density considerations such as 
high rise) have in solving the problems associated with both concentration and 
decentralisation?

> (How) Does administrative fragmentation between the four local authorities in 
the Dublin Metropolitan Area hinder the achievement o f a better balance in the 
structure between land use and transportation (which lies at the core of 
sustainability)?

> What are the constraints faced by planners with regard to office location policy 
e.g. pressures for residential zoning in Dublin 4?

>- Among the reasons for An Bord Pleanala’s rejection o f the Spencer Dock 
scheme (July 2000) was the issue of the excessive number o f car-parking spaces, 
excessive traffic generation and car use which would result from the 
development thus intensifying the already serious traffic congestion. How 
should the problems of congestion resulting from concentration be addressed?

> In hindsight, is the use of financial incentives (e.g. Designated Areas status. 
Enterprise Zone status), in relation to the IFSC and the East Point Business Park 
respectively, questionable / objectionable in terms of:

(a) the infrastructural implications i.e. exacerbating the problems of 
accessibility and congestion in the central area

(b) the use o f resources (i.e. funds spent on tax incentives)

> Do you think that alternative locations would have proved more suitable (e.g. 
Sandyford, Blanchardstown, Dublin Airport) as incentive areas rather than the 
Custom House Docks and East Point?
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>  Does planning-led office location policy allow for the coordination between 
office developments and the transportation infrastructure to service these?

>  Is the increased ‘blurring’ o f zoning categories between e.g. light industrial and 
office use (Dun Laoghaire - Rathdown County Development Plan 1998) proving 
to be problematic regarding the vast increase in offices locating on industrial 
estates (e.g. Microsoft at Sandyford) in the context o f  poor public transport 
access?

>  To what extent are traffic considerations given priority in the face o f office 
development pressures?

>  Does the solution to the problems associated with concentration
(e.g. congestion, inefficiency) lie in the imposition o f  planning restrictions in 
terms o f office location (i.e. land use zoning restrictions) or in the provision o f 
infrastructure (e.g. roads, public transportation encouraging development at 
nodes)?

>  Is there a more positive way o f  integrating land use and transportation 
infrastructure in Dublin by e.g. the refocusing o f  public transportation to 
encourage nodes o f  activity (i.e. the intersection between proto-nodes and the 
bus network).

>  To what extent are current office location policies facilitating the 
im plem entation of the DTI’s change o f emphasis towards public transportation?

>  The DTI strategy calls for the restraint o f speculative speculative commercial 
development in the vicinity o f the C-Ring Motorway and restraint on 
development outside the C-Ring. How does this affect your office location 
policies?

>  What are the infrastructural developments that will be necessary to access/ 
service the current development locations (i.e. central area: IFSC, Grand Canal 
Quay, East Point Business Park; periphery: Saggart, Nangor Road, 
Loughlinstown)

>  Do you regard the use o f  transportation infrastructure investment to guide 
development as a sensible /justifiable use o f  resources (i.e. funding)?

>  As you know, if you increase the accessibility o f any location by investing in 
transportation infrastructure the effect is to enhance its utility /value, 
encouraging redevelopment /intensification o f land use -  offices replace 
industrial sites, 8-storey buildings replace low-rise. These buildings become 
occupied by businesses and generate increased commuting and increased 
congestion which creates additional demands for improved transportation.

On the other hand, at the periphery, if  we encourage edge-city development 
(e.g. Sandyford, Nangor Road, City West, Loughlinstown) we encourage very 
complex inter-suburban commuting which can only occur via the private car
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(as in U.S.A.) i.e. not public transit which results in suburban gridlock and /or 
extremely costly road expenditure.

Given these two scenarios, it appears that we have a ‘multi-headed monster’ 
which cannot easily be addressed. What is the thinking underlying the 
Strategic Planning Guidelines with respect to long-term planning for office 1 
ocation(s)?

>  Is the location of office development leading to a scenario whereby the 
transportation infrastructure is trying to keep pace with demands from new 
development locations (i.e. transportation planning is following the demands of 
land use, the latter which is encouraging an inefficient spatial structure)?

> To what degree is the take-up of office space on the periphery the result of user 
demand for suburban locations or due to low availability in the central area?

> What are the future prospects of the traditional nodes o f Dun Laoghaire and 
Blackrock as an office location (very little land zoned for offices in the latter)?

> Does the solution to the problems associated with concentration (e.g. congestion, 
inefficiency) and decentralisation (e.g. suburban gridlock, inefficiency) lie in the 
imposition of planning restrictions in terms of office location (i.e. land-use 
zoning restrictions) or in the provision of infrastructure (e.g. roads, public 
transportation encouraging development at nodes)?

> To what degree is the location of offices plannina-led, developer-led or 
occupier-driven?

> What can planning do to influence the location of office developments at a time 
when both developer-led provision and occupier-driven demand are strong?

>• Do developer-led and occupier-driven office developments make the 
coordination between land use and transportation more difficult?

> Office completion figures reveal that last year (1999) the quantity o f space 
reaching completion had by a substantial margin once again surpassed the 
demand for new space. The vast majority o f this vacant space is located on the 
periphery. Will this type of office development be viable in the longer term with 
regard both to the level of existing demand and the resulting commuting 
patterns?

>  To what degree are the current office locations mentioned above in accordance 
with the land use /development policies o f the Strategic Planning Guidelines?

>  To what degree is the regional perspective (i.e. policies o f the Strategic Planning 
Guidelines) incorporated into the office location policies o f the four local 
authorities?

>  To what extent can a regional strategy alleviate the problems resulting from the 
current round of development and infrastructural pressures?
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>  To what extent is the implementation o f  the policies o f  the Strategic Planning 
Guidelines hindered by the administrative fragmentation in the Dublin Area?

>  The Strategic Planning Guidelines advocate a policy o f concentration and /or 
consolidation. How should the problems o f  congestion resulting from 
concentration be addressed?

>  To what degree does the solution to the problems o f decentralisation (suburban 
gridlock, inefficiency) and concentration (congestion) lie in the imposition o f 
development control measures?

>  Much zoning for economic activities is found in connection with ‘proposed’ 
roads. Is the transportation infrastructure or the land use zoning determining the 
spatial structure in the first instance?

>  Is the location o f office development leading to a scenario whereby the 
transportation infrastructure is trying to keep pace with development demands 
i.e. transportation planning is following the demands o f  land use, the latter 
which is encouraging an inefficient spatial structure?

>  What can planning do to influence the location o f office developments at a time 
when both developer-led provision and occupier-driven demand are strong?

>  Do developer-led and occupier-driven office developments make the 
coordination between land use and transportation more difficult?

>  The objectives o f the Strategic Planning Guidelines are based on the principles 
o f ‘sustainability’. What, in relation to the Greater Dublin Area, constitutes a 
‘sustainable’ urban form?

>  What are the main barriers to the implementation o f the Strategic Planning 
Guidelines?

>  As part o f the objective o f reducing the need to travel, what is the potential o f 
(a) teleworking (b) zoning for mixed use developments?

>  To what extent will Luas be able to address Dublin’s transportation problems?

>  To what degree can a fixed rail system service the peripheral office 
developments around Dublin?

>  Are the increasingly high vacancy rates at certain peripheral office developments 
(e.g. Park West, Sandyford) seen to be problematic in the context o f the planned 
public transportation to service these locations?

>  Outside o f the East Point Business Park the northern suburbs accounted for only 
1.6% of the city’s total o f  office space at the end o f  2000. W hat are the reasons 
for the low level o f office development in the northern suburbs?

>  What is the future potential for office development in Fingal and what are the 
supporting / inhibiting factors?
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> What are the reasons for the dominance o f the western suburbs as an office 
location?

> In hindsight, is the use o f financial incentives (e.g. enterprise area status) in 
relation to Park West questionable / objectionable in terms of:

(a) the transportation infrastructure required to service the development (e.g. 
Luas) and exacerbating the problems o f congestion on the M50

(b) the use o f resources (i.e. funds spent on tax incentives)

>  What can planning do to influence the location of office developments at a time 
when both developer-led provision and occupier-driven demand are strong?

> Do developer-led and occupier-driven office developments make the 
coordination between land use and transportation more difficult?

> What is your ‘vision’ for the city in terms of urban form/ structure (e.g. a 
European-type model o f the high-density compact city with a strong well- 
defined core, North American low density ‘sprawling’ city model with a weakly 
defined core?)

> In light of the topics covered, are there any additional issues / problems that 
should be bome in mind?
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Appendix 2

Q uestions for interview with estate agents

>  W hat is your current reading o f  the level o f  dem and in the city  centre and on the 
periphery?

>  W hat are the main factors that have brought about the shift in developm ent location 
during the 1990s from the central area to the periphery (e.g. changes in user 
demand, planning restrictions, access to suitable sites, cost considerations)?

>  To what extent is the vast increase in user-dem and at the periphery fuelled by new 
locational criteria o f occupiers or a paucity o f suitable developm ents in the central 
area?

>  W hat is the relationship between the supply and dem and o f  office property in the 
Dublin Metropolitan Area with regard to
(a) location
(b) quantity o f  space
(c) building size / specification?

>  Mow is changing office user-demand in terms o f  building size / type / specification 
affecting locational demand?

>  W hat role does the IT /com munications sector have in shaping current user- 
demand?

W hat (if any) are the main differences in user profile o f  com panies seeking space in 
the city centre and those seeking space on the periphery?

>  W hat are the main factors contributing to the increased diversification o f the Dublin 
office market in terms o f  location, building type and specification?

^  To what degree are the locations zoned for offices com patible with preferred 
development locations?

>  Are large peripheral office developm ents viewed as potentially problem atic in the 
future with regard to the level o f  user-demand by (a) users and (b) planners?

>  W hat is your view o f  future locational demand patterns in the Dublin M etropolitan 
office market?
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Appendix 3

Questions for interview with property development interests'

>  W hat are the main factors that have brought about the shift in developm ent location 
during the 1990s from the central area to the periphery (e.g. changes in user 
demand, planning restrictions, access to suitable sites, cost considerations)?

>  How is the profitability o f office development currently affected in the traditional 
office core (i.e. Dublin 2 and 4) and in non-traditional (i.e. peripheral locations) in 
terms o f access to:

land
planning permission 
development finance (short-term) 
investment finance (long-term)

>  In choosing a location for office development how is your decision as a developer 
influenced by the following;

planning
demand
the availability o f  finance
the availability o f  financial incentives
construction costs

What are your preferred office development locations?

’>• To what degree do planning restrictions (e.g. land use zoning, height restrictions) 
and the paucity o f  suitable developm ent sites in the traditional office core (Dublin 2 
and 4) hinder development in these locations?

>  To what degree is the ‘geography o f  risk’ in the Dublin M etropolitan office market 
based on (a) current vacancy and (b) current scale o f  developm ent (i.e. predicted 
vacancy) as exemplified by Park W est and Sandyford respectively?

>  What locations are currently favoured in terms o f  (a) cost o f  developm ent and 
construction (b) cost o f finance /minim isation o f  risk?

A- With regard to current office location planning policy in the Dublin M etropolitan 
Area which elements (a) restrict and (b) facilitate office developm ent?

>  To what degree are the locations zoned for offices compatible with preferred 
development locations?

* A s w as noted in th e  m ethodo logy , the  specific  questio n s included in each in terv iew  schedu le  varied  acco rd in g  to  their 
re lev an ce  in relation  to the  in terv iew ee
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>  To what extent can developers influence general planning policy decisions e.g. 
regarding land use zoning?

>  What is your current reading o f  the level o f  dem and in the city centre and on the 
periphery?

>  Is the funding o f  office developm ent at the periphery problematic?

>  To what degree do you feel that you can shape the nature o f  end-user demand in 
terms o f location (e.g. if  large enough scheme, then ‘secondary’ locations m ay be 
viable)?

>  What is the overall ‘geography o f risk ’ that currently prevails in the Dublin 
Metropolitan office market?

>  What role have financial incentives (e.g. tax incentives) played in determining a 
development location in the past five years?

>  (How) has the planning environment, since the m id-1990s altered your perception 
o f risk and profit in the central area and on the periphery?

>  Would you now engage in office property developm ent in the following locations:
prime city centre 
off-prime city centre 
established suburban centers 
peripheral, green-field sites

What are the main reasons for this?

>  What are the main reasons for British L and’s involvem ent in the Cherrywood 
scheme?

W ith regard to the IFSC, would British Land have becom e involved in office 
development /investm ent in the absence o f  (a) tax incentives and (b) a more 
‘relaxed’ planning environment?

^  W hat factors on the demand-side have com bined to make peripheral office 
development viable?

>  Would the developm ent o f East Point Business Park have been viable in the absence 
o f tax incentives?

>  What role do financial incentives (e.g. tax incentives) play in determ ining a 
development location in the current economic environment?

>  Do you feel that occupiers have becom e increasingly flexible in terms o f  potential 
viable locations? If so, what are the m ain reasons for this?

345



>  What is your view o f future locational demand patterns in the Dublin Metropolitan 
office market?
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Appendix 4
Questionnaire survey for office occupiers:

1. Importance of factors in choosing location:

• Why did you choose this location?_____

• How important were the following factors in choosing your present location? 
(please tick appropriate box)

rank very
important

important unimportant don’t
know

> >  Staff issues (availability, access, retention)
) >  Opportunities for informal ‘networking’ 

between staff
) >  facilitation o f potential face-to-face contact 

(with clients, suppliers, business associates)
A > Attendant amenities (e.g. social, recreational)

Building cost / rent considerations
> > Building size / specification

>  Flexibility in terms of physical expansion
i Flexibility regarding lease terms
) Availability o f telecommunications 

infrastructure
5 >  Availability o f financial incentives 

(if applicable)
) >■ Prestige / Status / Image / Tradition / 

‘visibility’ considerations
5 y Adequacy o f parking provision

Accessibility o f location: 
>  for staff

)> >  to business associates (suppliers, competitors)
) >  for clients
5 y for senior management
> >  to informal business networks
> y to support services

> y to city centre
> y to airport
) y to C-Ring motorway

>  with / to public transport
5 >  Other (please specify)

• Please rank the three m ost important factors in the left-hand column above.
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•  Has the im portance o f  any o f  the locational elem ents changed since you took up prem ises 
(e.g. accessib ility  for staff, congestion , s ta ff facilities)? (please tick)

□  YES
□  N O

• If  you have answ ered ‘Y E S ’ to the above question, please specify w hich locational criteria have 
becom e m ore/ less im portant and w hy th is is the case?

• W hat degree o f  cho ice did you have at the tim e o f  choosing your current prem ises? 
(please tick appropriate box)

□  very good
□  good
□  adequate
□  lim ited
□  very lim ited

Please e lab o ra te :_________________________________________________________________________

• W hat w ere the main constraints on your locational decision-m aking?

2̂  Evaluation of existing location:
•  How  w ould you rate your satisfaction w ith your current location in term s o f  the follow ing? (Please 

tick appropriate box)

very
satisfied

satisfied indifferent dissatisfied very
dissatisfied

>  S ta ff issues (availability , access, 
retention)

>  A dequacy o f  parking provision
>  Prestige / S tatus /  Im age / T radition / 

‘v is ib ility ’ considerations

>  A ttendant am enities (e.g. social, 
recreational)

>  O pportunities for inform al 
‘netw ork ing ’ betw een staff
A ccessib ility  o f  location: 

>  for s ta ff
>  to business associates (suppliers, 

com petitors)
>  fo r clients
>  fo r sen ior m anagem ent
>  to inform al business netw orks
>  to support services
>  to  city  centre
>  to airport
>  to C -R ine  motorway
>  with /  to Dublic transport
>  O ther (please specify)

•  H ow  w ould you rate your overall satisfaction  w ith your cu rren t location? (p lease tick)
o  very satisfied
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o  satisfied  
o  indifferent 
o  d issatisfied  
O very d issatisfied

•  W hat other location(s) did you consider w hen  choosing your presen t location? 
(please specify) _____________________________________________________________

• All things being equal, w ould you m ost p refer to  be located; (please tick)
( if  m ore than one location is preferred, p lease rank your choices, 1= m ost preferab le)

□ W here you are now
□ O ffice Core (D. 2 /  4)
□ Inner Fringe (D. 1, 7, 8)
□ IF S C /D o ck lan d s
□ East Point Business Park
□ Inner suburban office park (e.g. C lonskeagh)
□ Peripheral office park (e.g. C ity W est, Park W est, C herryw ood, Sandyford)
□ Suburban centre (e.g. B lackrock, D unLaoghaire, Tallaght)
□ O ther (please specify)

P lease state briefly the reasons for your above choice(s).

•  If your present location does not correspond to your preferred location, w hat are the main reasons for 
this (e.g. cost considerations, availability  o f  suitable prem ises, staff-related  issues)?

3. Previous location;

Previous location o f  firm in D ublin ( i f  applicable)?

If this office has m oved to these p rem ises from  another location in D ublin, how  im portant w ere the follow ing 
factors in m otivating the m ove? (please tick appropriate box) _________________________________ __________

Very important important unimportant don’t know not
app licab le

E xpiry  o f ie a se  (on form er p rem ises)

D ifficu lty  o f  recru iting  sta ff  (at o ld location)

F orm er location inconvenient fo r c lien ts o r custom ers

R ent o f  form er p rem ises too high
Inaccessib ility  to  pub lic  transport routes

Insufficien t car park ing

N eed o f  a  be tte r environm ent

C hange in the  location  or type o f  m arket

O ther reasons (p lease  specify)

4. Potential future re-location:
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•  W ill you be considering a re-location within Dublin in the near future (next five years)? (p lease tick)
□  YES
□ NO

• I f  you answered ‘yes’ to the above question, w hat w ould the m ain reasons for a fu ture relocation be?

•  W hat are the factors likely to  p rove influential in future decisions regarding the selection o f  new  
office locations?

•  If  applicable, what w ould be your preferred location within D ublin in a future re-location? (p lease
tick) ( if  more than one location is preferred, please rank your choices, l= m o st preferable)

□  O ffice Core (D. 2 / 4 )
□  Inner Fringe (D. 1, 7, 8)
□  IFSC / Docklands
□  East Point Business Park
□  Inner suburban office park (e.g. C lonskeagh)
□  Peripheral office park (e.g. C ity W est, Park W est, C herryw ood, Sandyford)
□  Suburban centre (e.g. Blackrock, D unLaoghaire, Tallaght)
□  O ther (please specify) _______________________________________

Please state brieily the reasons for your above choice(s).

•  W hat w ould you consider to be the main constraints in a future re-location?

^  Firm profile:

•  C om pany Nationality: (please tick)
□  Irish
□  Foreign

• N um ber o f  em ployees ___________________

• B usiness sector affiliation: (p lease tick)
□ Industrial design
□ M anagem ent consulting
□  Contract research & developm ent
□  Production engineering
□ A dvertising
□ M arket research
□ Software consulting
□ Equipm ent repair
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□  P roduct testing
□  D ata processing
□  Financial services (e.g. banking, insurance)
□  Professional services (e.g. architecture, accountancy, legal . . .)
□  P roperty  &  C onstruction
□  Public Sector
□  O ther (p lease specify) ______________________________

• G rade o f  office /  organisational status: (please tick)
□  head office
□  branch office
□  independent firm  / so le  establishm ent
□  o ther

•  P rofile  o f  f irm s’ em ployees: Percentage o f  em ployees that com prise
>  m anagem ent  %
>  professional  %
>  clerical  %
>  o ther (please specify) __________________________   %

• D o the m ajority  o f  the firm ’s ‘linkages’ /  ‘operational h in terland’ (in term s o f  custom ers, suppliers, 
business associates) pertain to : (p lease tick)

□  the Dublin Region - city  centre
- suburban locations

□  the national scale
□  the international scale?

B u ild in g -re la te d :

•  Length o f  occupancy o f  current address _____________________________

• Tenure: (please tick)
□  ow ner occupation
□  leasing o f  space

• E xten t o f  floorspace currently  occupied (sq ft /m ) _____________________________

Thank you very much fo r  taking the time and interest to complete this survey.
Any questions or comments regarding this survey would be greatly welcomed.
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Appendix 5
O ffice occupiers included in postal questionnaire survey

Blackrock________________________________________________________________________
2nd Shift Recruitment, Brookfield House, Carysfort Avenue, Blackrock, Co. Dublin___________________
Agilent Technologies (Ire.) Ltd., Stradbrook Road, Blackrock, Co. Dublin_____________________________
Canada Life, Temple Road, Blackrock, Co. Dublin__________________________________________________
Carr Communications Ltd., The Communications Centre, 169 Boot Avenue, Blackrock, Co. Dublin_____
Centurion Card Services Ltd., Tem ple House, Temple Road, Blackrock, Co. Dublin____________________
Citis Ltd., 2 Rosemount Terrace, Blackrock, Co. Dublin_____________________________________________
Client Technologies, 10 Carysfort Avenue, Blacrock, Co. Dublin_____________________________________
Complete Business Solutions, Unit 5, Courtyard Business Centre, Orchard Lane, Blackrock, Co. Dublin
Computer Resources Ltd., Quantum House, Temple Road, Blackrock, Co. Dublin______________________
DLG Software Services, 1st Floor, 9 /1 1 Rockhill, Blackrock, Co. Dublin_____________________________
Eagle Star European Life Assurance Co., Eagle Star House, Frascati Road, Blackrock, Co. Dublin_______
e-Host Europe Ltd., Stradbrook House, Stradbrook Road, Blackrock, Co. Dublin_______________________
Exact Notley Cahill, 2nd Floor Tem ple House, Temple Road, Blackrock, Co. Dublin___________________
GSM MoU Association, Block 2, Deansgrange Industrial Park, Co. Dublin____________________________
H J Heinz Co. (Ire.) Ltd., Stradbrook House, Stradbrook Road, Blackrock, Co. Dublin__________________
Hansard Europe Ltd., PO Box 43, Enterprise House, Frascati Road, Blackrock, Co. Dublin_____________
Healy Kelly & Paitners, Duncaim House, 14 Carysfort Avenue, Blackrock, Co. Dublin_________________
Hewlett Packard Ireland Ltd., Hewlett Packard House, Stradbrook Road, Blackrock, Co. Dublin_________
Jetform Corporation, Block 8 /9, Blackrock Business Park, Carysfort Avenue, Blackrock, Co. Dublin 
Jetform Services Europe, Block 8 /9, Blackrock Business Park, Carysfort Avenue, Blackrock, Co. Dublin
Kerridge Computing Co. (Ire.) Ltd., Anglesea House, Carysfort Avenue, Blackrock, Co. Dublin_________
Lionbridge Technologies, Grattan House, Temple Road, Blackrock, Co. Dublin________________________
MRBI / Taylor Nelson (Ire.), Temple House, Temple Road, Blackrock, Co. Dublin_____________________
Orbis Information Systems Ltd., Avondale Business Park, Carysfort Avenue, Blackrock, Co. Dublin
Orygen, Avoca Court, Temple Road, Blackrock, Co. Dublin__________________________________________
Shanahan Engineering Ltd., Beauparc, 68 Monkstown Road, Blackrock, Co Dublin____________________
Systems Solutions Ltd., 89 Booterstown Avenue, Blackrock, Co. Dublin______________________________
Taylor Nelson Sofres Pic., Tem ple House, Temple Road, Blackrock, Co. Dublin_______________________

Dun Laoghaire____________________________________________________________________
3M Ireland, 3M House, Adelphi Centre, Dun Laoghaire, Co. Dublin___________________________________
Affinity Insurance Brokers, Ardeen House, Marine Terrace, Dun Laoghaire, Co. Dublin_________________
Bates Butler & Co., Kingston House, 64 Patrick Street, Dun Laoghaire, Co. Dublin
Berlitz, Block 3,W estpier Business Campus, Dun Laoghaire, Co. Dublin_______________________________
Boyd & Creed, Angsley Building, Upr. Georges Street, Dun Laoghaire, Co. Dublin_____________________
Broker Focus Ltd., Communications House, 94 Upr. Georges Street, Dun Laoghaire, Co. Dublin_________
Buick Consultants Ltd.,12 Northumberland Avenue, Dun Laoghaire___________________________________
Capricorn Logix Ltd., 4 A Park Lane, Dun Laoghaire, Co. Dublin______________________________________
Card BASE Technologies, BIM House, CroftonRoad, Dun Laoghaire, Co. Dublin_______________________
Carew Associates, 5 Clarinda Park North, Dun Laoghaire, Co. Dublin__________________________________
Cellular 3, Communications House, 15-16 Georges Place, Dun Laoghaire, Co. Dublin___________________
Commercial Publications Ltd., M ellifont House, 24 Mellifont Avenue, Dun Laoghaire, Co. Dublin_______
Computer Publications Group Ltd., CPG House, Glenageary Office Park, Co. Dublin____________________
FORE Systems, Century House, 100 Upr. Georges Street, Dun Laoghaire, Co. Dublin ________ ______
Hamill Spence O ’Connell Financial Services, 90 Upr. Georges Street, Dun Laoghaire, Co. Dublin________
Homan O ’Brien Associates, 5 M arine Terrace, Dun Laoghaire, Co. Dublin_____________________________
IMEC Technologies Ltd., 19/20 York Road, Dun Laoghaire, Co. Dublin_______________________________
International Technology Exchange,2 Haigh Terrace,Georges Street, DunLaoghaire,Co. Dublin__________
Irish Computer, CPG House, G lenageary Office Park, Dun Laoghaire, Co. Dublin_______________________
O ’Beime, Moloney O ’Beime & Partners, Northumberland Hall, Northumberland Avenue, Dun Laoghaire,
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Co. D ublin
P. Boland & C om pany, Landan H ouse, 59 Upr. Georges Street, D un L aoghaire, Co. Dublin___________
Patrick B rock & Sons, Po ttery  R oad, Dun L aoghaire, Co. D ublin_____________________________________
Priority  Data System s Ltd., Priority H ouse, 63 Patrick Street, D un Laoghaire, Co. Dublin_____________
Purchasing Solutions Ltd., 1 U pr. G eorges S treet, Dun L aoghaire, C o. Dublin_________________________
Ryan C asey & Co. C hartered  A ccountants, 10 M ellifont A venue, Dun Laoghaire, Co. D ublin__________
Seam us M onahan & Partners Ireland, Park H ouse, 66 G eorges S treet U pr., D un Laoghaire, Co. D ublin

Clonskeagh_______________________________________________________________________
Brian Phelan & C o., O rchard  H ouse, C lonskeagh Square, C lonskeagh, D ublin 14________________________
C Fl Ltd., C Fl H ouse, C lonskeagh Square, C lonskeagh, D ublin 14_______________________________________
C om paq EM EA  T echnical C ustom er Support C entre, B ellfield O ffice  Park, C lonskeagh R oad, D ublin 14
D rury  C om m unications, B lock I, R ichview  O ffice Park, C lonskeagh, D ublin 14________________________
Eircell, U nit 9, R ichview  O ffice Park, C lonskeagh Road, D ublin 14_____________________________________
Ericsson Business C om m unications Ltd., Beech Hill O ffice C am pus, Beech Hill Road, Dublin 4_________
G E W orld -  T ransw are, 2 B C lonskeagh Square, C lonskeagh, D ublin 14________________________________
ICO R ecruitm ent & Selection C onsultants, B lock 7, Richview  O ffice Park, C lonskeagh, D ublin 14______
Jerem iah C. M cC arthy &  C o., 1 C lonskeagh Square, C lonskeagh, D ublin 14____________________________
John C. Scannell, 5 R ichview  V illas, C lonskeagh Road, C lonskeagh , D ublin 14_________________________
M alone O ’R egan, 2 B R ichview  O ffice Park, C lonskeagh, D ublin 14
M cD onald ’s R estaurants o f  Ireland Ltd., B lock 7, R ichview  O ffice  Park, C lonskeagh, D ublin 14_________
M ER C  Partners G lobal E xecutive Search , 12 R ichview  O ffice Park, C lonskeagh , D ublin 14_____________
M ER C  Partners, 14 R ichview  O ffice Park, C lonskeagh, Dublin 14______________________________________
Radisson H ospitality  W orldw ide, European Reservations C entre, 4 R ichview  O ffice Park, C lonskeagh,
D ublin 14_____________________________________________________________________________________________
Sm art Force, 7 -8  B elfield O ffice Park, C lonskeagh, Dublin 14__________________________________________
U nidare Pic., U nidare H ouse, R ichview  O ffice Park, C lonskeagh, D ublin 14____________________________

Tallaght_______________________________________________________________________
A deptech, U nit B 5, C ookstow n B usiness C entre, Dublin 24________________________________________
All Jobs. C om , 9 G lencarrig  D rive, F irhouse, Dublin 24_____________________________________________
A m dex System s Ltd., U nit 26, IDA B usiness Centre, Tallaght B usiness Park, W hitestow n, D ublin 24 
D iacom  C om puter T elephony Ltd., Coral House, A irton Road, T allagh t, D ublin 24
N oel R ecruitm ent C ity  W est Ltd., St. Johns House, Tallaght, D ublin 24_____________________________
Platinum  Security  Services, P latinum  H ouse, High S treet, T allaght, Dublin 24
Project M anagem ent Ltd., K ilakee H ouse, B elgard Square, T allaght, D ublin 24______________________
T elebusiness O n-site  P rofessional Services (TO PS), U nit 28, T allagh t E nterprise  C entre, D ublin 24 
UPS, B lock 5, T allaght Retail C entre, Tallaght, Dublin 24__________________________________________

East Point___________________________________________________________
A ccuris Ltd., East Point B usiness Park, Dublin3_______________________________________
A O L, G ilde H ouse, E ast Point B usiness Park, Dublin 3_________________________________
B ertelsm an F inancial Services L td., Freem an H ouse, East Point B usiness Park, D ublin 3
C eltech Softw are International L td., E ast Point B usiness Park, D ublin 3________________
C isco System s Ltd., B lock F 3, D unluce H ouse, East Point B usiness Park, D ublin 3
C onduit Europe, E urope H ouse, E ast Po in t B usiness Park, D ublin 3____________________
C onduit Softw are, East Point B usiness Park, D ublin 3__________________________________
E ircom  Enterprises In ternational, U nit B, East Point B usiness Park, D ublin 3___________
E ircom  E nterprises N et, East Point B usiness Park, D ublin 3____________________________
Filenet, B lock W , E ast Point B usiness Park, D ublin 3__________________________________
Fusion B usiness Solutions, B lock U , E ast Point B usiness Park, D ublin3________________
H orizon Technical Services Ltd., B lock U, East Point B usiness Park, D ublin 3__________
Indigo Services Ltd., U nit B 2, E ast Point B usiness Park, D ublin 3_____________________
Innovex Ireland, Q uin tiles B uilding, E ast Point B usiness Park, D ublin  3________________
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L ufthansa G lobal T elesa les, B lock T , East Point Business Park, D ublin 3 ______
O racle  D irect M arketing  D ivision, E ast Point Business Park, D ublin 3__________________
Q uin tiles (Ire.) Ltd., E ast Point B usiness Park, Dublin 3_______________________________
R ondom ondo, B lock B, E ast Point B usiness Park, Dublin 3____________________________
SA P Services & Support C entre (Ire.) Ltd., East Point Business Park, D ublin 3_________
Sun M icrosystem s, East Point B usiness Park, Dublin 3________________________________
Sw itchtran Ltd., D unluce H ouse, East Point Business Park, Dublin 3___________________
Transaction  N etw ork  Services L td., D unluce House, East Point B usiness Park, D ublin 3 
U nited A irlines Inc., B lock D, E ast Point Business Park, Dublin 3______________________

Sandyford /Leopardstown____________________________________________________
2020 Softw are Ltd., ID  T hree R ock Road, Sandyford Industrial Estate, D ublin 18_________________________
A B ISC O M , 3 Sandyford  O ffice Park, B lackthorn Avenue, D ublin 18_____________________________________
A dvent Softw are Ltd., 7 Leopardstow n O ffice Park, Sandyford Industrial E state, D ublin 18_______________
A IB C om m ercial S ervices L td., U nit lA , Sandyford Industrial Estate, B urtonhall Road, D ublin 18_________
A IB Finance and L easing, Sandyford  B usiness Centre, Sandyford Industrial E state, D ublin 18_____________
A llfinanz Inc., A llfinanz H ouse, Leopardstow n Office Park, Foxrock, D ublin 18__________________________
A M T  /Sybex (Irel) Ltd., Elm H ouse, Leopardstow n Office Park, Foxrock, D ublin 18______________________
A ssurance A dvisors Ireland Ltd., 22 Sandyford O ffice Park, Dublin 18____________________________________
Atron E lectronics L td., 18 Sandyford O ffice Park, Dublin 18_____________________________________________
Biovail T echnologies (Irel.) Ltd., U nits 1-2,70 Heather Road, Sandyford  Industrial Estate, D ublin 18______
BM C Softw are, Sandyford  B usiness C entre, Burton Hall Road Foxrock, D ublin 18
B M C  Softw are, Sandyford  B usiness C entre, Burtonhall Road, Foxrock, D ublin 18________________________
B oehringer Ingelheim  Ltd., 31 Sandyford  O ffice Park, Blackthorn A venue, Sandyford, Dublin 18_________
B ootstrap, C lonard  H ouse, Sandyford  Road, Dublin 16___________________________________________________
B rooklyn E ngineering Services D ublin Ltd., Unit 8, 78 Fui-ze Road, Sandyford  Industrial Estate, D ublin 1 8
B usiness E xhibitions L td., Exhibition House, 6 Sandyford O ffice Park, D ublin 18_________________________
C laym on L aboratories L td., T hree R ock Road, Sandyford Industrial Estate, Foxrock, D ublin 18___________
C M V  Hotel R eservations, I Sandyford  O ffice Park, Sandyford Industrial E state, Foxrock, D ublin 18
C om m ology International Ltd., U nit 1F, Three Rock Road, Sandyford Industrial Estate, Dublin 18_________
Conlan C rotty  M urray  & Co. Ltd., Elm H ouse, Leopardstown O ffice Park, D ublin 18
D es M uldoon & A ssociates, 20 Sandyford  O ffice Park, Dublin 18________________________________________
Eircom  Phonew atch Ltd., U nit 4 , Sandyford Industrial Estate, B urtonhall Road, D ublin 18________________
Eirlink International, 30 Sandyford O ffice  Park, Sandyford Industrial E state, D ublin 18
E nergy & Process Instrum entation , U nit A l,  Three Rock Road, Sandyford, D ublin 18_____________________
E ntropy  Ltd., U nit 4 A , Sandyford  B usiness C entre, Sandyford, Dublin 18
E xpo E xhibitions L td., 8 /9 Sandyford  O ffice Park, Sandyford, D ublin 18_________________________________
F lextim e Ltd., T im e H ouse, 56 Sandyford Industrial Estate, Sandyford, D ublin 18_________________________
Foss Ireland Ltd., Sandyford Industrial Estate, Corrig Road, Dublin 18____________________________________
G eac E nterprise Solutions (Irel.) Ltd., Geac H ouse, 6 Sandyford Business C entre, Sandyford, D ublin 18
G rafton Financial Services Ltd., H eron H ouse, Corrig Road, Sandyford Industrial Estate, Dublin 18_______
G rafton G roup Pic., H eron H ouse, C orrig  Road, Sandyford IndustriaEstate, D ublin 18_____________________
G rasshopper G raphics, Sandyford  Industrial Estate, Dublin 18____________________________________________
H am ann International (Irel.) Ltd., H eather Road, Sandyford Industrial E state, D ublin 18___________________
H am ilton E.F. Ltd., 14 S andyford  O ffice Park, Dublin 18_________________________________________________
H ivar E ngineering, U nit 64B , H eather Road, Sandyford Industrial E state, D ublin 18_______________________
H ydrochem  L td., 67E  H eather R oad, Sandyford Industrial Estate, D ublin 18______________________________
ICL Sorbus, U nit 1,77 Furze R oad, Sandyford Industrial Estate, Dublin 18________________________________
IDS D irect M arketing, 3 Sandyford O ffice Park, Blackthorn Avenue, D ublin 18___________________________
International B iochem icals Ltd., T hree Rock Road, Sandyford Industrial Estate, D ublin 18________________
ITG  G roup  P ic., ITG  H ouse, 4 H eather Road, Sandyford Industrial Estate, D ublin 18______________________
ITSM C  Ltd., E lm  H ouse, L eopardstow n O ffice Park, Dublin 18__________________________________________
John H inde In ternational L td., 71-73 H eather Road, Sandyford Industrial E state, D ublin 18________________
Joyce B ros. L td., U nit 2, 52 B racken Road, Sandyford Industrial Estate, D ublin 18________________________
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Kevin T. Cullen & Co. Ltd., Bracken Business Park, Bracken Road, Sandyford Industrial Estate, Dublin 18
M. N. Maiden & Co. Ltd., 29 Sandyford Office Park, Dublin 18________________________________________
Macro Marketing, Unit 1, Bracken Business Park, Sandyford, Dublin 18________________________________
Marketing Initiatives, 3B Corrig Road, Sandyford Industrial Estate, Dublin 18___________________________
Martin & Co., 10 Sandyford Office Park, Dublin 18___________________________________________________
Memorex Telex Ireland Ltd., 88-89 Furze Road, Sandyford Industrial Estate, Dublin 18__________________
Mercury Holdings Pic., Mercury House, Sandyford Industrial Estate, Dublin 18_________________________
Microsoft Ireland, European Operations Centre, Blackthorn Road, Sandyford Industrial Estate, Dublin 18
Peter Cunningham & Co., 15 Sandyford Office Park, Foxrock, Dublin 18_______________________________
Sanderson (Irel.) Ltd., Sabre House, 28 Corrig Road, Sandyford Industrial Park, Dublin 18_______________
Sandyford Office Solutions Ltd., St. Kierans Enterprise Centre, Furze Road, Dublin 18___________________
Software Resources Ltd., Heron House, Corrig Road, Sandyford Business Park, Dublin 18_______________
SSI Computers Ltd., Unit 62A, Heather Road, Sandyford Industrial Estate, Dublin 18____________________
Step Enterprises, 30 Carmanhall Road, Sandyford Industrial Estate, Dublin 18___________________________
T. J. O ’Connor & Associates, Corrig House, Corrig Road, Sandyford Industrial Estate, Dublin 18_________
Thorntons Adjusters, Unit 9, Leopardstown Office Park, Dublin 18_____________________________________
Unitech Systems Ltd., Bracken Business Park, Bracken Road, Sandyford, Dublin 18_____________________
Webb Insurances Ltd., Sandyford Centre, Furze Road, Sandyford Industrial Estate. Dublin 18____________

Park West______________________________________________________________________
ABX Kersten Hunik (Ire.) Ltd., Unit 42, Park West Business Park, Nangor Road, Dublin 22______________
All Homes Packaging & Distribution, Unit 8, Enterprise Centre, Park West Industrial Estate, Nangor Road, 
Dublin 22._________
CompuPharma Ltd., 20 Beckett Way, Building 20B, 2"“* Floor, Park West Business Park, Nangor Road,
Dublin 22_________________________________________________________________________________________
Cubic -  Modulsystem A/S, Unit 64 /65, Park West Enterprise Centre, Nangor Road, Dublin 22___________
Deisce Homeoffice Concepts, Unit 44, Park West Enterprise Centre, Nangor Road, Dublin 22____________
Doras Distributors Ltd., Unit 7, Park West Business Park, Nangor Road, Dublin 22______________________
E*Trade Europe Securities Ltd., Unit 20C, Park West Business Park, Nangor Road, Dublin 22____________
ETCI, Unit 43, Park West Business Park, Nangor Road, Dublin 22_____________________________________
Future International Forwarding Ltd., 34 B, Park West Business Park, Nangor Road, Dublin 22___________
KWK Products Ltd., Unit 33, Park West Enterprise Centre, Park West Industrial Estate, Nangor Road,
Dublin 22_________________________________________________________________________________________
L & D Services, Unit 26, Park West Enterprise Centre, Park W est Industrial Estate, Nangor Road, Dublin
22________________________________________________________________________________________________
Lynx Express, 34 B, Park West Business Park, Nangor Road, Dublin 22_______________________ ________
Matrix Networking, Unit 2, Park West Enterprise Park, Nangor Road, Dublin 22________________________
Sitel TMS Ireland Ltd., Sitel House, Building 8, Park West Business Park, Nangor Road, Dublin 22_______

Citywest______________________________________________________________________
A.O.L. Technologies (Ire.) Ltd., Unit 3030, Lakedrive, Citywest Business Campus, Dublin 24__________
A.O.L. Technologies Ireland Ltd., 3030 Lake Drive, Citywest Business Campus, Naas Road, Dublin 24
ACT Manufacturing Europe, Unit 2008, Citywest Business Campus, Naas Road, Dublin 24_____________
All Water Systems, Unit 2018, City West Industrial Park, Naas Road, Dublin 24_______________________
Avatar Works Ltd., 315 Lake Drive, Citywest Business Campus, Naas Road, Dublin 24________________
Aventis Pharma, Unit 3004, Citywest Business Campus, Naas Road, Dublin 24________________________
Build-online, 3010 Lake Drive, National Digital Park, Citywest Business Campus, Naas Road, Dublin 24 
Colgate Palmolive Ireland, Lake Drive, Unit 3054, Citywest Business Campus, Naas Road, Dublin 24
Eicon Technology Manufacturing, Unit 4034, Citywest Business Campus, Naas Road, Dublin 24_______
EuroCommerce Internet Solutions Ltd., 3015 Lake Drive, National Digital Park, Citywest Business
Campus, Naas Road, Dublin 24____________________________________________________________________
Fahy Fitzpatrick, Unit 2057, Citywest Business Campus, Naas Road, Dublin 24________________________
GEA Tuchenhagen Ireland Ltd., GEA PT Ireland House, Unit 3300, Citywest Business Campus, Naas
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Road, D ublin 24_________________________________________________________________________________________
H itechniques Ltd., U nit 2053, Citywest B usiness C am pus, Dublin 24______________________________________
Independent C om m unications Ltd., U nit 3050, Lakedrive, C ityw est B usiness C am pus, D ublin 24__________
Interactive Enterprises, U nit 3098, Lake D rive, C ityw est B usiness C am pus, N aas Road, Dublin 24_________
Internet Ireland Ltd., 3050 Lake Drive, C ityw est B usiness C am pus, N aas Road, D ublin 24_________________
Iom ega, U nit 3008, C ityw est Business C am pus, N aas Road, D ublin 24
Irish Pneum atic Services Ltd., U nit 2014, C ityw est B usiness C am pus, N aas Road, Dublin 24________ ______
IT N ew s & M edia Ltd., U nit 2051, C ityw est B usiness C am pus, N aas Road, Dublin 24_____________________
Jones E nvironm ental, K ingsw ood Drive, C ityw est B usiness C am pus, N aas Road, D ublin 24_______________
M erck L td., U nit 2004, C ityw est Business C am pus, N aas Road, D ublin 24________________________________
M eteor M obile  C om m unications, Unit 4030, C ityw est B usiness C am pus, N aas Road, D ublin 24___________
M illennecom  Ltd., Lake D rive, Unit 3010, C ityw est B usiness C am pus, N aas Road, D ublin 24_____________
M illenn ium  Solutions Ltd., U nit 3010, Lake Drive, C ityw est B usiness C am pus, D ublin 24_________________
M J Flood, B ianconi A venue, Unit 2024, C ityw est B usiness C am pus, N aas R oad, Dublin 24________________
M ulti M edia International Consulting, 3015 Lake D rive, C ityw est B usiness Cam pus, N aas Road, D ublin 24
N ortel N etw orks (D ublin) Ltd., Unit 3002, C itywest Business C am pus, N aas Road, D ublin 24_____________
O ce Ireland Ltd., U nit 3006, C itywest B usiness Cam pus, N aas Road, D ublin 24___________________________
O denberg  E ngineering  L td., 2005 O rchard A venue, C ityw est B usiness C am pus, N aas Road, D ublin 24
O nline.ie. U nit 2013, C ityw est Business C am pus, N aas Road, D ublin 24__________________________________
Peregrine, U nit 3094, N ational Digital Park, Citywest. D ublin 24__________________________________________
Puffin Investm ents Ltd., Unit 2017, C ityw est B usiness C am pus, D ublin 24________________________________
Rits Infonnation  Security  C entre, N ational Digital Park, C ityw est B usiness C am pus, N aas Road, D ublin 24
Sage Ireland Ltd., U nit 3093, Lakedrive, C ityw est B usiness C am pus, N aas Road, Dublin 24_______________
SA P Services Support, U nit 1012/1014, C ityw est B usiness C am pus, D ublin 24___________________________
S atum  Fulfilm ent Services, Unit 2010, C ityw est B usiness C am pus, N aas Road, Dublin 24_________________
SM C Pneum atics (Irl) Ltd., Unit 2002, C ityw est B usiness C am pus, N aas Road, Dublin 24_________________
Spectrum  Print M anagem ent Ltd., Unit 4044, C ityw est B usiness C am pus, N aas R oad, D ublin 24___________
T .D .K . E lectronic Ireland Ltd., Unit 3022, C ityw est Business Cam pus, N aas Road, Dublin 24______________
T im e & D ata System s, U nit 2060, C itywest B usiness C am pus, N aas R oad, Dublin 24
V ik ing  C om ponents Europe, Lake Drive, U nit 3200, C ityw est B usiness C am pus, N aas Road, Dublin 24
W alsh A utom ation  Europe Ltd., O rchard A ve., U nit 2004, C ityw est B usiness C am pus, N aas Road, D ublin
24_______________________________________________________________________________________________________
W ard C onsulting , U nit 2054, C itywest B usiness C am pus, N aas Road, Dublin 24___________________________
X ilinx, U nit 2020, C ityw est Business C am pus, N aas Road, Dublin 24_____________________________________
Y ork A CR  Ltd., U nit 2004, C itywest B usiness C am pus, N aas Road, D ublin 24____________________________

IFSC____________________________________________________________________________________________________
A B B  C redit A S D ublin B ranch, P.O. Box 3147, AIB International C entre, IFSC, D ublin 1__________________
A berdeen  Prolific International M anagem ent, 13 Exchange Place, IFSC , D ublin I__________________________
A .C. Financial S ervices D ublin, 5‘ Floor, Plaza 2, C ustom  H ouse Plaza, D ublin I__________________________
A .C .E . European M arkets, G round Floor, G uild House, IFSC, D ublin 1____________________________________
A IB  /B N Y  Fund M anagem ent (Ireland) Ltd., G uild  House, G uild Street, IFSC, D ublin 1____________________
A IB International F inancial Services Ltd., P.O. Box 2751, AIB International Centre, IFSC, D ublin 1________
A IG  G lobal Investm ent T rust Services Ltd., AIG C entre, N orth W all Q uay, D ublin 1_______________________
A IM  A ssociated  Insurance M anagem ent (Irel.), International H ouse, 3 H arbourm aster Place, IFSC, D ublin 1 
A irbus F inance C om pany  Ltd., 2"“ Floor, G eorges D ock House, IFSC, D ublin 1
A M B  Ireland G roup, Intem ational House, 5 H arbourm aster Place, IFSC , D ublin 1__________________________
A rtesia  Ireland, International House, 3 H arbourm aster Place, IFSC, D ublin  I_______________________________
B anca C om m erciale  Italiana (Ire.) Pic., AIB Intem ational C entre, IFSC, D ublin 1__________________________
B ank o f  Ireland T reasury , LaTouche H ouse, IFSC, D ublin 1_______________________________________________
Bank o f  Ireland Intem ational Finance Ltd., La Touche H ouse, IFSC, D ublin 1______________________________
Bank o f  Ireland Intem ational Services Ltd., 4 Custom  H ouse Plaza, H arbourm aster Place, IFSC, D ublin I
Bank o f  Ireland Securities Services Ltd., N ew C entury H ouse, IFSC, M ayor S treet Lwr., D ublin 1__________
B ankgesellschaft Berlin (Ire.) Pic., 5 G eorges Dock, IFSC, D ublin 1_______________________________________
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B arings (Ireland) Ltd., IFSC H ouse, IFSC, D ublin 1______________________________________________________
Black & D ecker International H oldings BV, F loor 5, C ustom  H ouse Plaza, H arbourm aster Place, IFSC, 
D ublin I
BNP Banque N ationale De Paris Paribas, 5 G eorges D ock, IFSC, D ublin 1_______________________________
BV Financial (Ireland) Ltd., International H ouse, 3 H arbourm aster Place, IFSC, D ublin 1_________________
BW Bank Ireland Pic., 6 G eorges Dock, IFSC, D ublin 1__________________________________________________
C eltex Futures L td., Dublin Exchange Facility, IFSC, D ublin 1___________________________________________
Centre Insurance International Com pany, IFSC H ouse, Custom  H ouse Q uay, IFSC, D ublin 1______________
Chase M anhattan Bank (Ireland) Pic., C hase M anhattan H ouse, IFSC, D ublin 1___________________________
C itco Bank N ederland (D ublin Branch), C ustom  H ouse Plaza, B lock 6, IFSC, Dublin 1___________________
C itibank T rustees (Ireland) L td., IFSC H ouse, C ustom  H ouse Q uay, IFSC, D ublin 1______________________
C ologne R einsurance C om pany (D ublin) Ltd., I G eorges D ock, IFSC, D ublin 1__________________________
Conti lux Finance Ireland, KDC House, P.O . Box 4946, IFSC, D ublin I_______________ ___________________
V olksfuersorge R einsurance Co. Ltd., International H ouse, IFSC, D ublin I_______________________________
D eutsche International (Ire.) Ltd., G eorges D ock H ouse, IFSC, D ublin 1__________________________________
D ePfa-B ank Europe Pic., International H ouse, 3 H arbourm aster P lace, IFSC, D ublin 1____________________
D ortm und R einsurance Ireland Ltd., International H ouse, IFSC, D ublin 1_________________________________
D resdner Bank (Ire.) Pic., La T ouche H ouse, IFSC, D ublin 1_____________________________________________
ERC M anagem ent Services Ltd., International H ouse, IFSC, D ublin 1____________________________________
Azijn, Eurco Ltd., International House, 3 H arbourm aster Place, IFSC, D ublin 1___________________________
Europlus Research M anagem ent Ltd., Custom  H ouse, P laza 3, IFSC, Dublin I____________________________
FTI Finance, International H ouse, 3 H arbourm aster Place, IFSC, D ublin 1________________________________
Gandon Capital M arkets Pic., I H arbourm aster Place, IFSC, Dublin 1____________________________________
GAM  Fund M anagem ent Ltd., 1 G eorges Dock, IFSC, D ublin I__________________________________________
G PSF Fund M anagem ent (Ire.) Ltd., c/o C itibank NA, I N orth W all Q uay, D ublin I______________________
GFF, Finex Europe, IFSC, D ublin 1_____________________________________________________________________
H annover Reinsurance (Ire.) Ltd., 2 Custom  House, IFSC, D ublin 1______________________________________
FBD International Services Ltd. Dublin, 2 /3 Exchange Place, IFSC, Dublin 1____________________________
H elaba Dublin Landesbank, 3 G eorges D ock, IFSC, D ublin 1____________________________________________
HP Financial Services, 4 H arbourm aster Place, C ustom  H ouse D ocks, IFSC, D ublin I_____________________
Hypo V ereinsbank Ireland, International H ouse, 3 H arbourm aster Place, IFSC, D ublin 1
IBM International T reasury Services C om pany, La T ouche H ouse, C ustom  H ouse Docks, IFSC, D ublin 1
International Fund M anagers (Ire.) Ltd., IFSC H ouse, IFSC, D ublin I____________________________________
International Investm ent & U nderw riting, IFSC H ouse, C ustom  H ouse Q uay, IFSC, D ublin I_____________
International M utual R einsurance C om pany, International H ouse, IFSC, D ublin I_________________________
Interpolis Ireland Ltd., G eorges Dock H ouse, IFSC, D ublin 1
Irish European R einsurance C om pany, International H ouse, IFSC H ouse, International B uild ing, IFSC,
D ublin 1________________________________________________________________________________________________
Irish Perm anent T reasury Pic., G roup Treasury, C ustom  H ouse P laza 4, IFSC , D ublin 1___________________
KBC Finance Ireland, KBC H ouse, IFSC, D ublin I______________________________________________________
KB Luxem bourg Finance D ublin, KBC H ouse, IFSC, D ublin 1___________________________________________
KLM Financial Services B.V. Irish Branch, G eorges D ock H ouse, IFSC, D ublin 1________________________
London Life & G eneral Life Strategies Ltd., IFSC H ouse, C ustom  H ouse Quay, D ublin 1_________________
M itsubishi A ircraft (Europe) Ltd., 2"“ Floor, La T ouche H ouse, IFSC , D ublin 1
M itsubishi T rust F inance (Ire.) Pic., Level 5, 4 C ustom  H ouse Plaza, H arbourm aster Place, IFSC, D ublin 1
M K W  Futures, D ublin Exchange Facility , IFSC, D ublin  1________________________________________________
Novi R einsurance C om pany Ltd., IFSC H ouse, C ustom  H ouse Q uay, IFSC, Dublin 1_____________________
O ppenheim  International Finance, International H ouse, 3 H arbourm aster Place, IFSC, D ublin 1___________
ORC RE L im ited, l^‘ Floor, 1 2 /13  Exchange Place, IFSC, D ublin 1______________________________________
Orix Ireland Ltd., 3*̂ Floor, A IG  Centre, N orth W all Q uay, D ublin 1_____________________________________
Pfizer International Bank Europe, La T ouche H ouse, IFSC, D ublin I_____________________________________
Porsche Financial M anagem ent Services Ltd., I E xchange Place, IFSC, D ublin 1_________________________
R abobank Ireland Pic., G eorges Dock H ouse, IFSC, D ublin 1____________________________________________
R heinhyp Bank Europe Pic., C om m erzbank H ouse, G uild  S treet, IFSC, D ublin I____________ __ __________
Sanpaolo Bank Ireland Pic., A IB  Trade C entre, IFSC, D ublin I___________________________________________
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Scotiabank (Ire.) Ltd., IFSC H ouse, C ustom  H ouse Q uay, D ublin 1___________________________
Securitas T reasury (Ire.) Ltd., 1 H arbourm aster S treet, IFSC , C ustom  H ouse D ocks, D ublin 1,
S G Z -  Bank (Ire.) Pic., T rade C entre, P.O . Box 4720, IFSC, D ublin 1
SINSER (Ire.) L td., 3''“ Floor, 1 2 - 1 3  E xchange Place, IFSC , D ublin 1
Sum itom o Finance (D ublin) Ltd., La T ouche H ouse, IFSC, C ustom  H ouse D ocks, D ublin 1
Trinity  Fund A dm inistration Ltd., D ublin Exchange Facility, IFSC, D ublin I__________________
U lster Bank G roup, P.O. Box 3255, IFSC H ouse, Custom  H ouse Q uay, D ublin I______________
V ICO Insurances Ltd., La Touche H ouse, IFSC, C ustom  H ouse Q uay, D ublin 1_______________
V olksfuersorge R einsurance C om pany Ltd., International H ouse, IFSC, Dublin 1_____________
W estdeutsche L andesbank (Ire.) Pic., 2 H arbourm aster Place, IFSC, D ublin 1_________________
W estfalische Provinzial R einsurance C om pany, In ternational H ouse, IFSC, D ublin 1__________
B iedinger, W G Z -  Bank Ireland Pic., W est B lock B uilding, P.O . Box 5054, IFSC, D ublin 1 
W uerttem bergische Portfolio  M anagem ent C om pany, 2 H arbourm aster Place, IFSC, D ublin I
X.L. Europe Ltd., La T ouche H ouse, IFSC , D ublin I_________________________________________
Z urich International Services (Ire.) Ltd., IFSC H ouse, C ustom  H ouse Q uay, D ublin 1_________
Bank o f  Ireland Securities Services Ltd., N ew  C entury  H ouse, IFSC, M ayor St. Lwr., D ublin 1

Central Area________________________________________________________
A m erican A irlines, 54 M ount St. Lwr., D ublin 2_______________________________________
A m erican Express International Inc., 62 -6 4  South W illiam  St., Dublin 2_______________
A nglo Irish Bank, 1 8 -2 1  S tephen C ourt, St. S tephen’s G reen, D ublin 2________________
A pex, Block 3, H arcourt C entre, H arcourt St, D ublin 2_________________________________
A rea Life International Insurance, 20 W indsor Place, D ublin 2__________________________
Baltim ore T echnologies, 39 - 4 1  Parkgate Street, Parkgate B usiness C entre, D ublin 8 
Bank o f  Ireland C om m ercial Finance Ltd., C olm  House, 91 Pem broke Road, D ublin 4 
Bank o f  Ireland, A rthur Cox B uilding, Earlsfort C entre, Earlsfort T errace, D ublin 2
Bank o f  M ontreal (Irl.) Pic., Seagrave H o u se l9  -  20, E arlsfort T errace, Dublin 2________
Barlo G roup, Block 3, Sw eepstakes, B allsbridge Park, B allsbridge A venue, D ublin 4
B ear S tem s Bank, 4 ' F loor H arcourt C entre, H arcourt S treet, D ublin 2_________________
B erm uda Trust (D ublin) Ltd., Europa H ouse, H arcourt C entre, H arcourt St., D ublin 2 
Bisys Fund Services (Irl.) Ltd., F loor 3, B lock C, B allsbridge C entre, Shelboum e Road,
C anada Life, St. M artins H ouse, W aterloo Road, D ublin 4______________________________
C apital C orporate R egistrars, M anor Street B usiness Park, M anor S treet, D ublin 7______
CFI O nline Ltd., C astle R iver H ouse, Parliam ent Street, D ublin 2
CHL C onsulting  G roup, 21 N orthum berland R oad, Dublin 4___________________________
C om m unicorp G roup Ltd., 6 Floor, M alt House, 1 G rand Canal Q uay, D ublin 2_______
C om paq C om puter Ireland Ltd., Park H ouse, 195 N orth C ircu lar Road, D ublin 7________
C orel, Block 2, Europa H ouse, H arcourt St., Dublin 2__________________________________
D olmen B utler Briscoe, D olm en H ouse, 4 Earlsfort T errace, Dublin 2__________________
ED & F Man Investm ents Products, 79 -8 1  Leeson St. Lwr., D ublin 2
Eircom  C orporate Head O ffice, St. S tephen’s G reen W est, D ublin 2____________________
Equity Bank Ltd., 65 St. S tephen ’s G reen, D ublin 2____________________________________
Esat, 1 G rand Canal Quay, D ublin 2___________________________________________________
F -  HS Events, 15 Fitzw illiam  Quay, D ublin 4_________________________________________
Fairheads International Ireland Ltd., M erchants Court, 24 M erchant’s Quay, D ublin 8 
Falcon Holidays, 3'̂ ‘‘ Floor, B lock 5, W estland Square, Pearse Street, Dublin 2
Fidelity Investm ents, Block E 4 E arlsfort Centre, Earlsfort Terrace, Dublin 2____________
Fitzgerald & Co A ccountants, 2 W estland Square, Pearse Street, D ublin 2____________ __
G ibney C om m unications, N ew m ount H ouse, 22 - 2 4  M ount Street Lwr., D ublin 2_______
Global C rossing, B lock 3, Sw eepstakes, B allsbridge Park, B allsbridge A venue, D ublin 4
G oodbody Stockbrockers, Ballsbridge Park, D ublin 4__________________________________
Hayes & Sons, Lavery H ouse, Earlsfort Terrace, D ublin 2______________________________
IBM Ireland Ltd., O ld Brook H ouse, 24 -  32 Pem broke Road, D ublin 4_________________
IIB G roup Lim ited, H um e Street, Dublin 2______________________________________ __
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Independent Insurance, Styne H ouse, H atch Street U pper, D ublin 2__________________________________
Inform ation M osaic, Clifton Hall, Low er F itzw illiam  St., Dublin 2___________________________________
Interroute Ireland Ltd., The Spirit Centre, Flem ing Place, D ublin 4___________________________________
Iona T echnologies Pic., The Iona Building, Shelboum e Road, D ublin 4______________________________
Irish Progressive Services International, 9 6 - 1 0 2  M ount St. Lwr., D ublin 2__________________________
KEB (Irl.) C ustodial Services Ireland, 1 '̂ Floor, R ussell House, Stokes Place, D ublin 2_______________
K entz G roup, 2" Floor, M errion C entre, M errion Road, Dublin 4
L ’O real G eneral, 88 Leeson St. Lwr., D ublin 2______________________________________________________
Larkin C orporate C onsultants Ltd., 20 C lanw illiam  Terrace, D ublin 2________________________________
Lucent Technologies, 121 St S tephen’s G reen, D ublin 2_____________________________________________
M alcom son Law, Iceland House, A rran C ourt, Sm ithfield , D ublin 7_________________________________
M BNA Ireland, 46 St. S tephen’s G reen, D ublin 2___________________________________________________
M ercer, St. Jam es H ouse, Adelaide Road, D ublin 2__________________ _______________________________
M errill Lynch C apital M arkets Bank L td., T reasury  B uilding, L ow er G rand C anal S treet, D ublin 2
M iller Farrell G roup Ltd., N utley B uilding, M errion Centre, N utley  Lane, D ublin 4__________________
N ew  Ireland A ssurance Co. Pic., 1 1 - 1 2  D aw son St., Dublin 2______________________________________
N ielson A .C., K nockm aun H ouse, 42 /47 M ount St. Lwr., D ublin 2__________________________________
N orcontel (Ire.) Ltd., 4 W estland Square, Pearse Street, Dublin 2____________________________________
N ovell Ireland Softw are, 2"** Floor, T reasury  B uilding, G rand C anal Street Low er, D ublin 2
NS Financial Services Com pany, 10 M ount St. Lwr., Dublin 2_______________________________________
O ’D onnell Sw eeney, B lock B, Earlsfort C entre, Earlsfort T errace, D ublin 2__________________________
O ’D onovan Solicitors, 6 Inns ct., W inetavem  Street, Dublin 8_______________________________________
0 ’H ara,GTS Ireland, G TS House, Barrow  Street, D ublin 4
P.H.H. V ehicle M anagem ent Services Ltd., 3"̂  Floor, C ollege Park H ouse, 20 N assau Street, D ublin 2
Penna HR C onsulting, 9 H anover S treet East, D ublin 2______________________________________________
PFPC International, Irish Life C entre, A bbey St. Lwr., Dublin 1______________________________________
Phoenix T echnology G roup, 32 -  34 C astle Street, Dublin 2_________________________________________
Pioneer M anagem ent (Irl.) Ltd., 2 - 4  E ly Place, Dublin 2___________________________________________
PKS Q uantity Surveyors, 24 Hatch St. Low er, D ublin 2_____________________________________________
Point Inform ation System s Ltd., E m bassy H ouse, B allsbridge T errace, Dublin 4______________________
Price W aterhouse C oopers, G eorge’s Q uay, D ublin 2________________________________________________
Q BE Insurance & R einsurance (E urope) Ltd., St. S tephen’s G reen H ouse, E arlsfort T errace, Dublin 2
Q M P Darcys M ediavest, 16 Sir John R ogerson’s Q uay, D ublin 2____________________________________
Regus, Regus H ouse, Block 4 H arcourt C entre, H arcourt St., D ublin 2_______________________________
R othschild J European A ssurance, P ' Floor, H ardw icke House, H atch St. U pper, D ublin 2____________
SEI Investm ents G lobal Fund Services Ltd., C onnaught House, 30 Herbert St, Dublin 2______________
Setanta Sport (Ire.) Ltd., The M alt H ouse, G rand C anal Quay, D ublin 2______________________________
St Paul International Insurance Co. Ltd., B lock I H arcourt C entre, H arcourt St., Dublin 2____________
Standard Life90 St. S tephens G reenD ublin 2________________________________________________________
Sunday B usiness Post, 80 H arcourt S treet, D ublin 2_________________________________________________
System  D ynam ics, 14 Fitzw illiam  Q uay, D ublin 4___________________________________________________
The B rom ley G roup, 2 M erchant’s H ouse, M erchan t’s Q uay, D ublin 8_______________________________
Trygg Fund M anagers (Irl.) Ltd., Russell C ourt, St. S tephen’s G reen, Dublin 2_______________________
W atson W yatt Partners, 65 -  66 M ount St. Lwr., D ublin 2___________________________________________
W BT System s, 2"“ Floor, Block 2, H arcourt Centre, H arcourt St., Dublin 2
W hirlpool SSC Ltd., T reasury Building, Dublin 2___________________________________________________
Zenith M edia Ireland Ltd., M olyneux H ouse, 68 B ride Street, D ublin 8______________________________
Zurich C apital M arkets Co., Europa H ouse, H arcourt C entre, H arcourt St., D ublin 2__________________
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Appendix 6a

Cover letter pertaining to office-occupier postal questionnaire survey for suburban 
occupiers

Sunnhild Bertz 
Ph. 608 2355 
e-m ai 1 :bertzs@ tcd. i e 
Dept, o f  G eography,
M useum  B uilding,
Trin ity  College,
D ublin 2.

23. 08. 01

Dear Sir / M adam,

I am a postgraduate student in the Departm ent o f  G eography at T rin ity  C ollege Dublin, currently 
conducting research for a Ph.D. exam ining the changing geography o f  office developm ent in 
Dublin.

My research involves an exam ination o f  the interaction between urban planners, office developers 
and office users in determ ining the changing pattern o f  office developm ent, m arked in recent years 
by rapid suburbanisation. This has im portant implications for transportation, m ost notably for 
journeys to work. This research is sponsored by the Governm ent o f  Ireland H um anities Research 
Fund and has m ajor relevance to a num ber o f  critical issues (e.g. inadequate and uncoordinated 
public transportation, traffic congestion and suburban gridlock).

M y precise interest is to evaluate the significance o f the user in that suburbanisation process and 
ascertain the degree to which user requirem ents have been m et by the developers o f  office 
properties.

I would greatly appreciate it i f  you would be w illing to com plete the enclosed b rie f questionnaire 
survey. This involves an evaluation o f  your current office location, the factors deem ed im portant in 
your locational decision-m aking and the degree to which your locational requirem ents have been 
met by your present location.

The num ber on the front o f  the survey is m erely to keep a record o f  the com panies who have 
returned the survey. All inform ation w ill be treated as strictly confidential.

This elem ent o f  the research is absolutely crucial to the entire study and your participation would be 
valued enormously.

Yours sincerely,

Sunnhild Bertz
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Appendix 6 b

Cover letter pertaining to office-occupier postal questionnaire survey for the central 
area and the IFSC

Sunnhild Bertz 
Ph. 608 2355 
e-mail:bertzs@tcd.ie 
Dept, o f  Geography,
Museum Building,
Trinity College,
Dublin 2.

23. 08. 01

Dear Sir / Madam,

1 am a postgraduate student in the Department o f Geography at Trinity College Dublin, currently 
conducting research for a Ph.D. examining the changing geography o f office development in 
Dublin.

My research involves an examination o f the interaction between urban planners, office developers 
and office users in determining the changing pattern o f office development. This has important 
implications for transportation, most notably for joumeys to work. This research is sponsored by the 
Government o f Ireland Humanities Research Fund and has major relevance to a number of critical 
issues (e.g. inadequate and uncoordinated public transportation, traffic congestion and suburban 
gridlock).

My precise interest is to evaluate the significance of the user in bringing about the changing 
geography o f office development and to ascertain the degree to which user requirements have been 
met by the developers o f office properties.

I would greatly appreciate it if  you would be willing to take part in a brief questionnaire survey.
This involves an evaluation o f your current office location, the factors deemed important in your 
locational decision-making and the degree to which your locational requirements have been met by 
your present location.

The number on the front o f the survey is merely to keep a record o f the companies who have 
returned the survey. All information will be treated as strictly confidential.

This element o f the research is absolutely crucial to the entire study and your participation would be 
valued enormously.

I look forward to hearing from you.
Yours sincerely.

Sunnhild Bertz
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Appendix 7a
Proposed overall strategy of the Strategic Planning Guidelines 
Option 1; Containment
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Appendix 7b
Proposed overall strategy of the Strategic Planning Guidelines 
Option 2: Dublin and the North-East
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Appendix 7c
Proposed overall strategy of the Strategic Planning Guidelines 
Option 3: Western Satellite Towns
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Appendix 8a
Proposed Institutional Arrangem ents for the G reater Dublin Area

Policy
M inister for the 

Environment and Local 
Government

M inister for Public 
Enterprise

M inister for Justice 
Equality & Law Reform

Strategy / NRA Strategic Land

Co-ordination / (1) Use and Transport

Regulation Body

Garda
Siochana

Appendix 8b
Existing Institutional Arrangem ents for the G reater Dublin Area

Execution /
Service
Delivery

Local
Authorities

Public
Transport
Providers

Railway
Infrastructure
Procurement

Agency

Policy

Strategy / 
Co-ordination / 
Regulation

Execution /
Serv'ice
Delivery

SPGNRA DTO CIE

BEBAC Garda
Siochana

ex')

Local
Authorities

M inister for Public 
Enterprise

M inister for the 
Environment and Local 

Government

M inister for Justice 
Equality & Law Reform

(1) National Roads Authority (5) lam rod Eireann (Irish Rail)
(2) Strategic Planning Guidelines Steering Group (6) Bus Atha Cliath (Dublin Bus)
(3) Dublin Transportation Office (7) Bus Eireann (regional bus/coach service)
(4) Coras lom pair Eireann (Irish Transport Authority) (8) Police force

(Adopted from: N ew  Institutional Arrangements for Land U se and Transport in the Greater Dublin Area, 
Consultation Paper, Department o f  the Environment and Local Government, Department o f  Public Enterprise, 
2001 )
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Appendix 9 
A model for public transport and office nodes 

(MacLaran and Killen, 2002)
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