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Submission to the OECD review of the Public Service in Ireland by the Urban Forum

1.0 Introduction.

The Urban Forum represents the five principal professional institutes in Ireland concerned with physical planning and development: 
the Royal Institute of Architects of Ireland (RIAI), 
Engineers Ireland, 
the Irish Planning Institute (I.P.I.), 
the Irish Landscape Institute (I.L.I.), and
the Society of Chartered Surveyors (S.C.S.)
The Urban Forum published a manifesto on planning and development prior to the General Election, and discussed the issues raised with key representatives of the main political parties. Many of the proposals received their support.  A copy of the manifesto is included with this submission.  

The Planning System is crucial, given the prescribed focus of the present OECD review on “connectivity between different sectors, including between the central level and the wider sectoral areas”.

Social Partnership is at the core of public policy formation in Ireland, but does not include local government or professional institutes in its stakeholders. Despite more than 60% of the population now living in urban areas, the Social Partnership includes the rural sector, but not the urban sector.

However, in the NESC’s 2004 Report Housing in Ireland: Performance and Policy, the social partners have published a key work of policy research which asserts the centrality of better physical planning to the future well-being of cities, neighbourhoods and regions; and to future competitiveness and sustainable development of the country as a whole. Part of the NESC’s abstract of the Report on its website reads as follows:

Two general findings inform these recommendations. First, the instruments that can address the core challenges are to be found more in the areas of planning, urban design, infrastructural investment, land management and public service delivery, rather than in manipulating tax instruments to alter the supply or demand for land or housing. Second, increased housing quantity and better quality neighbourhoods can be complementary and, indeed, mutually reinforcing. This requires a clear vision of the kind of high-quality, integrated, sustainable neighbourhoods that are worth building.

The magnitude and significance of the challenge of sustainable neighbourhoods and social balance needs to be recognised. It bears comparison with two other great challenges that Ireland faced and met in the past half century—the opening of the economy in the early 1960s and the creation of a new economy through partnership in the mid-1980s. It is similar in three ways. First, it is essential to the social and economic future of Irish society. Second, it requires a widely shared understanding and consistent action by numerous organisations, both public and private. Third, it challenges not only established behaviour but also the self-perception that underpins that behaviour. Achievement of the new principles of urban development and social 
integration seem to be blocked, more than anything else, by the belief that Ireland is so attached to dispersed development and so divided between different social groups and interests, that we cannot make quality, sustainable, socially-cohesive cities and towns. Since earlier self-perceptions were confounded by the emergence of a prosperous society and a world centre of engineering and information technology, there is no reason why we cannot prove ourselves wrong again.

This submission relates mainly to planning and implementation processes under the Planning and Development Act 2000. It stems from experiences in the construction industry; in the planning and delivery of infrastructure; and in the planning and delivery of urban places. These processes interact with so many areas of the public service that the comments herein relate to the entire of that public service. The recommendations need further debate.
The document is set out under headings as follows:
2.0 
Planning Horizon;
3.0 
Governance and stakeholders;

4.0 
Measurement of outcomes and benefits against those  

     
Projected inadvance 

5.0 
Implementation Strategies.

6.0 
Structures for Coherent Planning and Delivery of    

     
Infrastructure .

7.0 
Resourcing of Authorities

8.0 
Recommendations.

9.0  
Reference documents.

2.0 Planning Horizon.

The design life of strategic infrastructure is generally of the order of 120 years (roads, bridges etc.). The expected life of other strategic developments, such as schools, hospitals etc., can be expected to exceed one hundred years. 

The strategic planning horizon should therefore be at least fifty years, extending to perhaps one hundred years in some cases such as ports, for example. 

The horizon for tactical plans, which is what National Development Plans (NDPs) are, should be extended from six to twenty years.

To illustrate this point, the study being undertaken by the Dublin Institute of Technology for the Urban Forum, on the future of the National Spatial Strategy (NSS) gateway cities, is based on a conservative projection of a national population of 6 million. It estimates that each gateway needs to double its population in order to hold Dublin to 40% of the total 6 million. Even then Dublin would see a population growth of 700,000.

Such growth needs urgent regional planning. Dublin itself needs to expand by 500,000, and a further 200,000 people are needed in order to double the population of the region’s other towns.  Even with ambitious targets of 150,000 within the inner city and docks involving the moving of Dublin Port, and 90,000 in suburban infill, the urban fringe and Swords need to 
expand by 260,000, which equates to 10 Adamstowns.  Adamstown will take at least 25 years from initial planning to completion, so it is clear that plans should already be underway for the 
equivalent of another nine. Some large-scale town and neighbourhood plans are underway, but nowhere near enough.  More resources are needed to plan the full complement.

Doubling the size of the gateway cities and the regional towns is an even more daunting challenge.  If that fails to meet targets, the Dublin Region’s problems of unsustainable sprawl will be even greater.

If the planning horizons were to be extended as suggested, then different planning methods would have to be employed. Scenario based planning would need to be introduced in order to cope with the wide range of possible outcomes within the planning horizon.

3.0 Governance and Stakeholders.

Planning processes within various arms of central and local government appear to take place with little reference to each other.  The current debate regarding the location and size of a national children’s hospital is a prime example. The Department of Health should ascertain the most probable population distribution and demographic over the life of the hospital; should assess ease of access, and should be consulting with other agencies such as the National Roads Authority, Central Statistics Office, etc., before a location or building type is chosen. 

Strategic infrastructure should be planned and designed with the beneficiaries in mind. If infrastructure is to benefit our society, the beneficiaries as well as other stakeholders must be included at planning stage. This suggests that a much more holistic approach should be taken to long term planning.  It also requires a new tiered approach to governance as set down at 7.0 below.  

A recent special report on cities in London’s Economist newspaper shows how pervasive around the world the problems of governance are.  It says: “Not all happy cities resemble each other, but each unhappy city is at least partly unhappy for a single reason: misgovernment.”  While no Irish city is mentioned, it concludes about Mumbai (Bombay), whose problems of infrastructure and sprawl seem like Dublin’s writ large, that “it needs a completely different form of government, one that would ideally be led by a mayor [elected like that of Chicago or Curitiba] who could give his authority to all the endeavours that the city requires and be held responsible for both their successes and their shortcomings.”
  

4.0 Measurement of outcomes and benefits against those projected in advance
The Urban Forum acknowledges the commitment in the NDP to carry out a cost benefit analysis for all projects with a capital value in excess of €30 million. Notwithstanding this we consider that the current methods of measuring project value are almost exclusively financial. Financial measures are excellent for apportioning costs, but not for measuring the value to society of any particular project.  Since net value is benefit minus cost, the social benefits of projects must be measured and evaluated in order to inform decision making regarding projects competing for scarce resources. 

This measure of societal value can include "soft" costs as well as benefits, e.g. the social cost of disruption and congestion: to industry and to other stakeholders during implementation of a project. What, for example, is the social cost of disruption during the current upgrading of the M50? Would the original M50 project have had different phasing if this social cost were considered in the original design?

The concept of social value can be extended to post implementation project evaluation. Have the benefits to society been achieved by the project? If not, why not? What can be learned? This post implementation evaluation provides needed feedback to inform decision making for further projects.

The idea of social value can be extended to all areas of the public service, perhaps including areas such as finance, stakeholder relationships, metrics relating to activities and processes and measures of how well a particular organisation is preparing for the future needs of its stakeholders. This "balanced scorecard" then becomes a method of measuring how well any particular organisation creates social value or capital.

The methods of measuring social value need not be precise but they must be transparent so that the methods are understood and widely agreed.
5.0 Implementation Strategies.
Because of the wide range of possible outcomes in the extended planning horizons recommended above, implementation strategies will need to accommodate a wide range of scenarios.
A range of contingencies must be catered for. A large degree of versatility will need to be incorporated into strategic plans. Phasing and reversibility will become key issues. Social cost of delays during implementation will need to be incorporated into the project evaluation process.
6.0 Structures for Coherent Planning and Delivery of Infrastructure.
The current structures for planning and delivery of infrastructure and settlement are less than optimal, some would say dysfunctional.  These problems stem, on the one hand, from over-emphasis at national level on micromanagement of infrastructure and public projects, even those of local significance, and on the other hand by an apparent lack of responsibility and accountability at local level for working towards national priorities and policies. For example, local social infrastructure, such as schools and social housing, are controlled at central level, and local infrastructure such as sewerage treatment goes through successive steps of approval at central level.  At the same time, national settlement priorities, such as the Gateway designations set out in the NSS, are ignored in the zoning decisions by local county councillors, resulting in a mis-match between national policy and local delivery, the consequences of which are already apparent in the 2006 Census Results.  Regional Planning Guidelines are merely advisory, and are often ignored at local level (as confirmed in a High Court case, Smith & McEvoy - v - Meath County Council), to the detriment of logical and evidence based planning.

What is a required is a strengthened Regional Tier, to which power and responsibility for non-national infrastructure and planning should be devolved from central level.  Such a regional Tier should in turn set binding, rather than advisory, policy directions for the county/local level.  Such a hierarchy of decision making and planning is a common feature of most developed European Countries, but is sadly lacking in the Irish context.
An example of current ineffective regional policy is the role of Dublin City as the water authority for the former county of Dublin, which no longer relates to the whole Dublin region and has resulted in a major shortfall in water supply for the region, which cannot be remedied in some areas for more than a decade.

The Urban Forum proposes a system as follows:-

National Level:-

· Preparation of national development planning, settlement and infrastructure policy (Government, and Government Departments), which would be binding at regional level. National strategic planning should be based on the considerations set out above.

· Approvals for national strategic infrastructure (An Bord Pleanala, under the 2006 Planning and Development (Strategic Infrastructure) Act).  

· Funding of national infrastructure (Dept of Finance and other Government Departments).

Regional Level:-

The reconstruction of the existing Regional Authorities into Regional Planning and Infrastructural Authorities.  These would be composed of directly-elected Regional Senators, and headed by a directly elected Regional Mayor, both with five-year terms.  A corps of administrative and professional staff would be provided, on a full-time basis, to staff such authorities. Staff and elected members would work directly for, and govern, the regional authorities, and would not be swayed by their county council employers/memberships, as currently is the case.  The functions of the regional authorities would include:-

· Adoption of regional infrastructural and settlement plans, which would be binding on the local authorities at county and sub-county level subject to periodic review/updating.  These plans would define the location and scale of all settlement expansion/new settlements, county by county.  Short and medium term forecasts and allocations would be provided, to cover non-national roads, rail transport at sub-national level (e g. suburban rail and bus services), and all water and sewerage infrastructure.  

· Approval for all non-national strategic infrastructural projects (i.e. devolution of this function for non-national infrastructure in 2006 Act from An Bord Pleanala to regional authorities).  Provision for appeal to An Bord Pleanala.

· Funding of all non-national infrastructure, except any infrastructure “called-in” at national level.  This means a general devolution of funding allocation from central government by means of a general (non-itemised) block grant, to be spent at the discretion of the regional authority based on its regional plan, subject to overall compliance with national policy set out in NSS/NDP.  

· Fire certification and building control inspectorate. This means regionalisation of these functions away from local authorities, which are too poorly resourced in most cases to fulfil them. This work is better done at regional level, since the criteria are generally not locally distinctive, but are more technical in nature.

· Preparation of landscape characterisation and protection policies, subject to confirmation by An Bord Pleanala. Such plans are appropriately made at regional level, intermediate between county and national levels.

The boundaries of the Regional Authorities should be those of the present planning regions, with boundary alterations to reflect the hinterlands of Gateways.

An Bord Pleanala should be required to vet all regional settlement and infrastructural plans, to confirm compliance with national plans and policies, so that coherence within the national planning hierarchy shall be maintained.

Local Authorities

Councils should continue to carry out development control/development management of planning applications, with appeal in the normal way to An Bord Pleanala (first and third party), except for those classes of strategic national or regional infrastructure development that are reserved for the national and regional levels.  Decisions on applications should be an executive function only.  The current S.140 provision allowing elected members to direct the County Manager should be removed, but there should be a statutory right for an elected member to appeal a decision of the Manager to An Bord Pleanala.

County Development Plans should also continue to be prepared by county councils, but should now have to conform to the settlement locations and allocations of scale to be defined at regional level. Adoption of Plans should remain the function of the elected members, as at present, but An Bord Pleanala should vet Plans for compliance with national and regional plans and policies so as to maintain coherence within the planning hierarchy. The Board should have the power to amend the plans, or to remit them back to the councils for amendment.  The key issue is that local councils should not be able to propose development areas, or infrastructure, that does not conform to the regional allocations and settlement locations.

Social infrastructure and physical infrastructure at a local level should be planned and funded by county councils.  Consideration should be given to the replacement, if necessary on a phased basis, of the current stamp duty and rating systems by a land value tax (LVT), with the valuations and rates assessed and collected centrally, but with all of the revenue going to the county to which the tax was ascribed.

Local Area Plans (LAPs) should be prepared by County Councils as at present.  However, the option should be given to the Councils to prepare them in the form of Strategic Development Zones (SDZs), without the current necessity for Central Government designation.  If prepared as SDZs and confirmed by An Bord Pleanala subject to an oral hearing, then the current rules for SDZs, which prohibit appeal on individual projects to the Board, should apply.  (The Adamstown SDZ oral hearing illustrated the benefit to all stakeholders of key objectives, particularly for phasing of physical and social infrastructure, being discussed in making the Plan, instead of being retrofitted in an ad hoc manner through conditions of planning
permission.) If prepared as conventional LAP’s, then the current planning legislation and other arrangements, would continue to apply. 
Preparation of LAP’s for all urban areas and villages must be a priority.

7.0 Resourcing of Authorities

Adequate staffing consisting of professional planners, with appropriate architectural, landscape architectural and engineering input, would be necessary for all county councils and regional authorities, in order for them to meet these new responsibilities.  Hence the “blunt instrument” of the public service recruitment ban / controls should not apply to professional staffing in local authorities, and staffing levels should relate to population growth and to the level of new development required.

In addition, inconsistencies in applying those resources need to be addressed: 

· The DEHLG has prepared Development Management Guidelines which have not yet been issued in final form.  The standards of best practice set out in these guidelines need to become the norm for all Local Authorities, and the DEHLG needs actively to ensure these standards are adhered to.

· An example of best practice is validation by the local authority of planning applications ‘across the desk’ as they are being submitted by the applicant.  A small number of Local Authorities provide this service which results in a dramatic drop in invalidations, and so maintains public trust and confidence in the local planning system. It also saves the Local Authority (as well as the applicants and their agents) the cost of dealing with resubmission of invalidated applications.

· A further example, highlighted in the brief for the OECD review is “The utilisation and impact of Information and Communication Technology having regard to its potential to improve quality customer service and to achieve productivity gains.”  The progress made by some authorities in this field needs to be rolled out across all authorities.

The incoherence of resourcing, communication policy and administration arrangements, across all planning levels, sectors and bodies is reflected in the constant day-to-day frustrations and inconsistencies met by the members of the institutions represented by the Urban Forum and by their clients, i.e. by public bodies, private developers and the public at large.
We would welcome an opportunity to discuss these issues further with the review body.

8.0 Recommendations.
The following summary of recommendations is based on the above discussion: 

1.
Ireland’s Strategic planning horizon should be extended to at least fifty years, 

2.
Tactical horizons such as in the NDP should be extended at least to twenty years,

3.
Planning methods should include scenario planning as well as extrapolation of historical data, 
4.
The planning process should incorporate improved governance and stakeholder analysis, 

5.
A method or methods of measuring the value to society of particular plans or projects should be developed in order to provide a holistic measure of social value or capital, and routine assessment of outcomes against plans and projections.

6.
Measuring social value should be extended to measuring the performance of public services. 

7.
National development planning should be binding at regional level.

8.
Restructured regional authorities should have directly elected mayors and senators, and appropriate staffing.

9.
Regional Authorities should make plans for strategic land use and regional infrastructure, which should be complied with by local authorities’ Development Plans.

10.
Local Authorities to continue their current roles, but An Bord Pleanala would vet development and local area plans for compliance with national and regional plans; with new powers to amend them or remit them back to Councils for amendment.

11.
Local Area Plans to be adopted for all urban areas and villages, with the option of converting them in SDZs without referral to the DEHLG, subject to the current An Bord Pleanala approval procedure.

12.
All planning authorities should have appropriate staffing across all disciplines, to a level set by the DEHLG proportionate to their population and planning needs.

9.0  Reference documents.

In support of these recommendations, a number of reports are referred to below:

The City and County Architects Association is in the process of finalising a report and recommendations on the role of architects in Local Authorities.

The Irish Planning Institute is preparing a detailed census of the planning profession in Ireland, in all sectors (public, private and education), and this includes recommendations on the appropriate levels and composition of staffing for Central Government and Local Government, and the need for independent planning research to support policy-making.
The I.L.I. has prepared a manifesto on landscape issues, a copy of which is included with this submission.  

Policies are constantly being developed by all the Institutes, and the Urban Forum has a programme of colloquia on key issues with representatives of key stakeholders from the public and private sectors.

Within the short time available since announcement of the OECD review, it has not been possible to arrange such a colloquium on the planning and development system as a whole before making this submission. However, such a colloquium is now planned for June 18th 2007, and it is proposed to forward the results of this colloquium to the review body for its assistance.
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� National Economic and Social Council, Report 112, December 2004 Housing in Ireland: Performance and Policy.  Quotation from website www.nesc.ie.


� The Economist Vol. 383 Number 8527.  London, May 5th 2007.
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Submission to the Commission on Taxation by the Urban Forum


1. Introduction


The Urban Forum represents the five principal professional institutes in Ireland concerned with physical planning and development: 

the Royal Institute of Architects of Ireland (RIAI), 

Engineers Ireland, 

the Irish Planning Institute (I.P.I.), 

the Irish Landscape Institute (I.L.I.), and

the Society of Chartered Surveyors (S.C.S.)

Last year the Urban Forum made a submission to the OECD review of the Public Service in Ireland, a copy of which is enclosed. Among a number of issues, the introduction of Land Value Tax (LVT), as the most appropriate method of taxation for Local Authority funding was raised.


The All Party Oireachtas Committee on the constitution in its study on Private Property, received many submissions which recommended the introduction of Land Value Taxation, and its final report recommended the study of L.V.T. as an alternative to its main proposal to introduce measures in line with the Kenny Report, to recover the value given to land by re-zoning.


The most comprehensive submission on L.V.T. to the Oireachtas was that prepared by the School of Philosophy and Economic Science. A copy is enclosed.


Following these submissions the Urban Forum is supporting a post doctoral study in the D.I.T, Bolton Street Faculty of the Built Environment which will examine L.V.T. in relation to the Irish Tax System an make recommendations on how it could be introduced.  It is intended to complete this study within a year from now.

The Urban Forum consider that this study could be of assistance to the Commission. The Forum with its broad base in the Construction Industry has held several colloquia on key issues including the Review of the Public Service, last year which was attended by a number of key people in the Public Service, Politics and the Construction Industry. The Forum would be very willing to set up a colloquium on Local Authority funding and taxation, as part of the Commissions public consultation programme.


Document in B3 - Urban Forum.doc 19/5/08
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THE ALL-PArTY OIREACHTAS COMMITTEE ON THE CONSTITUTION

7 CONCLUSIONS

The RIAI believes the work of the All Party Committee
(APCOQ) is of considerable importance. Since its terms
of reference pertain mainly to the Constitution, we
recommend that a parallel expert group on property law
be set up in order to report within a set time on the wider
and more complex land-related issues raised above,

In summary we recomumend that the following

issues should be investigated either through the worl
of the All Party Committee or the above expert group:
i) Re-examination of the contents and recommend-
ations of the Kenny Report and the 1985 Joint
Oireachtas Committee Report in order to update
their recommendations in relation to subsequent
experience and the current market.
i) Possible alterations to the Constitution necessary or
desirable so as to address the issues raised above.
These need to be formulated so as to reflect the
primacy of the common good where this conflicts
with the rights of private ownership in regard to
land, and also to recognise issues of sustainability,
area planning etc.

iy A co-ordinated alternative treatment through the
raxation system of stamp duty, capital gains
taxation, annual land tax, carbon tax (including its
relationship to Kyoto and EU obligations), rented
tenure etc. The timescale for introduction of alter-
native measures should be considered so as to
prevent any sudden or disruptive changes in
property values.

How monies raised by such taxes are best used
for the common good, including for example
devolution to local authority level, participatory
democracy particulatly in planning and initiatives
for improved local services.

iv)

v) The role of local authorities in the development
land market generally; what land local authorities
hold or have held for utban expansion and other-
wise; the extent to which, and the basis on which,
this land has been sold off and/or developed; and
the extent to which local authorities’ decisions to
buy and sell land are/were influenced by strategic
planning and estate management considerations,
by clear objectives and proposals for high quality
urban design, and/or by fiscal stringency.

vi) A co-ordinated approach to promoting social inte-
gration in housing through a concerted challenge
to existing or assumed prejudices, through existing
or amended mechanisms under Part V of the 2000
Planning Act including DoE/H/LG processing of
capital allocations, through possible establishment
of a non-profit company (possibly modelled on the
French HLM system) for rental housing under
Part V, through housing management measures
generally, and through DoE/H/LG guidelines for
implementation of the National Spatial Strategy.
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vii) What legislation: is needed (o assist progress in
above areas, within the lifetime of the current Dgj

SCHOOL OF PHILOSOPHY AND ECONOMIC SCIENCE

INTRODUCTION

The Schoot of Philosophy and Economic Science,'
registered charity, has through the work of js
economics department, taken a keen interest in th
specific topics you wish to address. Part of the work of.
the school is to come to an understanding of the
natural laws at work in society, including the realms o
law and economics. The school aims to base this sub-
mission squarely on the principles of justice and the
common good. In 1991 the School made a submissio
to the Commission on Taxation. After a number o
meetings the commission commended our submission
for not representing any parsticular vested interést
group. We hope to continue that tradition. i

This submission attempts to reflect the fine senti
ments of the final paragraph to the Preamble in the®
Constitution in ..

--.5¢eking to promote the common good, with du
observance of Prudence, Justice and Charity, so that the
dignity and freedom of the individual may be assured,'
true social order attained, the unity of our count_ry‘
restored, and concord established with other nations.,

This paper endeavours to offer a practical proposal
which reflects these qualities thus contributing to-a:
more harmonious, sustainable and progressive society.
It is our understanding where true principle is no
acknowledged in crafting our cconomic and legak
systerns the result is a greater tendency and regular;
recurrence towards political corruption, social injustic
and difficuls economic problems. We hope to, for
example, demonstrate that the lengthy and costly tri=
bunals, calied to investigate the manipulation of the:
legal and econcmic systems, happened because, as @
society, we fail to acknowledge the authentic relation:
ship between three factors. The first factor is land as 2
natural resource, the space and material on which and
with which we work. The next two factors are th
work done by each individual and of the communi
as a whole.

In preparing this paper we have had recourse 0
number of helpful texts we wish to acknowledge.

Bumreacht na bEireann — The Constitution of Irélar '

Kelly on the Constitution, — 3vd edition. A fucid an
comprehensive commentary on the Constitation.

The ‘Kenny Report’ — The Commniittee on the Price of
Building Land Report to the Minister for Local
Government, March 1973. Tt is a comprehensive, yet.
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simple analysis of many of the issues raised by this
review. We use this report as a source of common
reference and authority and quote extracts o illus-
trate issues.

The ‘Bacon Keports' on the housing market, in par-
ticular the initial April 1998 report with its helpful
‘delphi’ survey highlighting the role of land in the
housing market.

Land Value Taxation- includes essays by Wiiliam
Vickery, Nobel lavreate for Economics 1996 and
Professor of Economics, Columbia University,
The first section of this submission attempts to set out
our understanding of the fundamental principle
governing the wipartite relationship between —
the land, as a pre-existing, natural resource;

the individual citizer, who has an absolute need for
land on which o work and who is acknowledged
as the essential cause of all wealth creation rather
than cost; and,

the added value 10 land arising from the work and
need of the commumity in general.

The second section looks at how best 1o give practical
application, in the realm of law and economics, to this
principle in the form of property and taxation faw.
The advantages o the individual and society are
considered. The next section considers some transition
difficulties which can emerge when change from a
problematic to improved systen is taking place.

The final section addresses the issue of the
Constitution and how it may need o be changed in
order to avoid restrictions, and indeed, to positively
encourage moves which ailow this fundamental princi-
ple function more fully for the common good in our
legal and economic systems.

THE FUNDAMENTAL PRINCIPLE

This section sets out our understanding of the funda-
mental principle governing the tripartite relationship
between-

the land, as a pre-existing, natural resource;

the individual citizen, who has an absolute need for
land on which to work

the added value to land arising from the work of
society at large.

The aim is to remain tue to a principled approach .

when forming legal and economic structures in the
state. This in itself should contribute to the develop-
ment of sustainable social justice in the community,
Basic economics (ells us two essential elements are
needed to create wealth and well-being - land and
labour,
: Land is all the natural resources which pre-exist
_people. It inchudes the earth, water, air, light and space.
All these basic elements are essential for each person
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1o live. In most cases the elements are commonly held
for the common good so that no individual holds a
monopoly at cost to the common good. Land also
includes the many patwral combinations of these
elements that give us the resources which at this time
are especially valuable to our lifestyle, e.g. oil and
coal. However in this constitutional review we are
particularly concerned with land as it is commonly
understood; the basic, yet absolutely essential, space

-on which we live and worlk,

Labour, in basic economic terms, is all human effort
which provides services and products. The only item
absolutely required for labour to work is and, It is the
essential base on which work, quite literally, takes
place and which labour employs to provide goods and
services,

Once these two essentials, land and labour, com-
bine to produce something of use to society we get
added value, A eritical question then needs to be
answered: what is the basis for an individual's and the
community’s fust entitlement o a fair share of added
value? What guideline can we use to shape the
property and taxation laws that direct our legal and
economic systems. What precept will have universal
acceptance, be fair o individuals and vet serve the
common good? Simply put, justice consists in render-
ing to cach and everyone their due. In economic lerms
this principle emerges as two principles:

That al! people have equal rights 1o the use and
enjoyment of the elements provided by nawre

That all have a right 1o the use and enjoyment of
what is earned or produced by one’s own effort

In order to honour this principle and approach to
social justice in the Constitution, a guiding principle of
property rights is required. A general guiding principle
is suggested — each individual or group to share in
wealth (added value} commensurate o the value of
worle done. Indivicuals and groups acquire a just
entitlement 10 a commodity o the extent they have
worked to earn it. To the extent they have made some
contribution or sacrifice to the product or service so
they share in this added valuel. In general terms, nett
income accounts for the proportion of the added value
going to all who have expended effort, Taxation goes
to government/community through PAYE/PRSI, VAT,
Stamip Duties, efc. to cover government services and
infrastructure, Other contributors receive interest and
profit for their respective contibutions. The question
artses, who contributes to the increasing value of land
and therefore has fair entitlement to that increased value?

The Kenny Report has useful analysis to iliustrate
this critical issue. Chapter Two ‘The Causes of the
Increases in the Price of Land’, presents a helpful
averview on the ever increasing price of fand, includ-
ing land for house building;

-..since the amount of land available, is for all practical
purposes, fixed, the influences on prices must stem
precominately from the demand side. One demand
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factor of importance is populalion. An increase in pop-
ulation will require more land both to supply an
increase of the amount of food and raw materials and
10 cater for extra housing and other needs (5 12

...itis the combination of an increasing population and
rising income that provides the basic mechanism for
the continuing upward wend for the price of land for
development purposes. Other factors can opefale o
accelerale or slow-down the pace of such a price
increase bur it is unlikely that they can awvest it
completely (8 15)

These universal factors are as relevant today as when
written thirty years ago. They will still be applicable in
one hundred and thirty years time. This analysis serves to
emphasise the unique and indispensable nature of land
to each individual and to the community as a whole.
Kenny, having identified the indispensable and
therefore unique role of tand as space on which to
develop the means to live and work, proceeds o
further consider the factors contributing to land price
increases under an  analysis of the concept of
‘betterment’,
.. ‘betterment’, an ambigucus tenms hecause it is some-
times wsed to describe the increase in the price caused
by works, sometimes to describe the price- brought
about by all economic and social forces including plan-
ning schemes and sometimes o describe the part of the
increase which ought to be recoverable from the
owner. {$ 27)
Here Kenny indirectly helps idenify three factors
which increase land prices and which therefore should
share accordingly in the increased vatue of land,

{1) Here ‘works’ — are described as ...

cowhen a local authority camries out schemes for
sanitary services or builds a road or does other
improvements. The land which benefits fron: these will
get a higher price when sold.

This is work external to the land or site. Sanitary
services and roads are specifically noted. However
all community infrastructural  development and
locatiseel community services will have the same
positive impact on land prices in the locality,
whether or not they are vacant sites or aiready
build upon. Luas, Dart, schools, libraries, roads,
swimming pools, policing, post, universities,
hospitals etc.; all are provided by the community.
All have the effect of enhancing the prices of sites
situated in the locality.

(2) ‘ecomomic and social forces including planning
schemes’ -

Kenny specifically identifies ‘planning schemes’
and permissions, given by the lecal authority or
central planning agencies as distinct factors con-
tributing directly to land price increase, Essentially
they release the real value of land which the
community has created as described at (1) above,
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{3) The increase in the price of land ‘recoverable _b)',':
the owner is distinet from the first two factors
They clearly relate to work done by the communie
at large, On the other hand, examples of work
done by the landholder which increases value of @
the land would be drainage works or the feniising
of the soil on the site itself. These are capital
investments which should earn a fair retusn in prof.
it based on competitive rates of profitability. ALl -
other increases in land value are genenally due to -
community contribution. S =%

Clear distinction is needed between value of 1'116' L
land and the value of the development on the land, -
A well located ‘derelict site’, with planning permis. i
sion, will continue 1o increase in value by virtue of
the on-going efforts of the surrounding communi- -
ty. Nothing need be done directly to the site. ...
Indeed any buildings thereon, not for renovalion, - :
are a diminishment 1o the value. B

In reality the owner of the site can do very litie
o improve the value of the site per se. Clearing up
the dereliction, putting in drainage ete., will save
building development cost and be rewarded
accordingly, The remainder is attributable to the
development of the community. :

Kenny considers two other factors causing land prices
o increase. :
...speculators will be attracted to land as an apprecial-
ing asset which can be acquired and held at linde risk -
and cost. (S 16) :

The absolutely indispensable and unique aspect of
land as distinct from any other factor in our economic
system points 1o inevitable financial speculagon n .-
wading this singular commodity. The interaction
between the naturally limited supply of land and the
naturaily ever increasing need for the community o
use this natural resource drives and maintains the
price. tnlike all other commodities this essential com-
modity cannot be reproduced.

Kenny cites the following ebservation

Even Jand for which drainage is not available at pres-
ent has been purchased in the belief that when
drainage becomes available the price of land will
remain sufficiently high 10 ensure a profit to the spec-
ulator who believes that he will eventually obtain at
public expense free main drainage and water facilities. .
These speculators feel that once they have bought the -
land at any price that that must be the minimum price
they will get for it. The result has been that the price of
underdeveloped land has heen inflated entirely out of
its real value and the local authorities have had w pay
exosbitant prices, even for land for the housing of -
working classes.... We think that this was and stili is 8
correct assessment of the situation (P 23)
In addition to the speculative factor driving prices the
fact that land can be beld ai Fittle risk and cost’ out of
use and idle, yet still appreciate, is another indicator of
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the uniqueness of land as an economic factor as distinet
from nearly all man made assets. By simply denying the
use of this unique natural resource it absorbs the value
of all the surrcunding work of the community.

Kenny goes on to state (and note this was said over
thirty years ago);

We believe thar many of the causes which produced
the upward trend of the past decade will continue. ..
the price of building land will continue o move in an
upward direction. (8 24)

THE APPLICATION OF PRINCIPLE

The practical application of justice in our legal and
economic systems is best served by the simplicity of
adhering 1o true principle in day-to-day practical
situations. This might be appreciated as the practice of
prudence so eloquently commended to us in the pre-
amble to Bunreacht na hEireann. In prudence we acr
in a practical way while maintaining care and charity
for all concerned. Prudence is not prudence # tmuth
or justice are ignored to give unfair advantage to one
individual or group of individuals.

The combined creative skill of good and practical
politicians and legistators is needed to craft and carry
property ancl taxation laws that are based on justice
and have the backing of the community. The effect of
the law in the realm of economics should be to give all
their fair share. The system should encourage
productive creative work, utilising all the resources of
the community to provide for the individuai and com-
munity needs. It should be open and transparent. It
should be efficient and elfective,

In attemipting to change anything, even when done
with the best of intentions, human nature presents
difficuities. Old habit and vested interest, fear and
greed, can cloud good judgement and influence action.
Clarity and courage in thought and action continue to
be essential to good politics.

What is the fairest and most efficient way to ensure
the increase in value of land due to the community
returns to the community? How does a gociety avoid
meonopoly power in land being used at cost to the
common good? MHow can we reduce the price of
accommodation? The following proposition aims to
address these issues. Constitutional change may be
needed to give effect to its application.

Qur proposal {s based on changing the incidence of
taxation so that it is more efficient and effective in deal-
ing with the issues the committee wish 10 addresses —
zoning, house price increases, the efficacy of grants
and subsidies, compensation and CPCs and other land
and law based issues,

The proposat is to reduce the level of taxation on pro-
ductive effort and trade, e.g. PAYE/PRSI - both employer
and employee, stamp duty, rates, etc., and to obtain the
required revenue by collecting the increase in land val-
- ues, created by the community, as a replacement source
of funding for government spending which by definition

is for the common good. How can this be achieved?

The market value of any land, valued exclusive of
any huilding or development, is a close reflection of
the value placed on the site by the community. By
placing a Site Value Tax (SVI) on the unimproved
vajue of fand, caleulated s a percentage of the esti-
mated market value, the community retrieves much of
the value of the increase to land created by its own
investment in infrastructure, amenities, services and
permissions. For example, land and house valued at,
say, €220,000 has house valued at €120,000 and fand
at €100,000. An SVT of, say, 2.5% per year generates a
vield of €2,500 pa. The general government revenue is
increased by €2,500. Taxes levied on employment and/
or trade is reduced a similar amount, This is the essen-
tial proposal,

The closer the actual implementation of such a
system is to achieving the wansfer of the differential
land value baclk to the community, the greater the
possibility to achieve in a practical and sustainable way
the objectives of justice, prudence and charity in the
economic and legal affairs of the stale, To the extent
that preferment of vested interest, for selfish purposes,
dilutes the Implementation so the sustainability and
efficiency is reduced,

The value of land is of course influenced by such.
purely natural factors as the soil lype, climate, and
minerals. It is, though, the presence and activity of the
population as a whole which actually confer differentia}
values on sites. Land value is determined by the
demand for living and working space. It measures the
advantages of a particular piece of land over that of the
poorest land in use,

Lanct values are affected by the provision of services
such as water, gas, and electricity. They are protecled
Iy the Gardai, fire and hospital services, and flood con-
trol and drainage systems. Communications (including
road, rail, seaports and airports) are especially signifi-
cant, and every improvement to the infrastructure will
result in higher land values overall in the areas affected.
Incvidual sites will not benefit equally, and a few may
even lose value in the shott run which would be
reflected in a lower tax level.

At national level the growth of service industries at
the expense of much ‘heavy’ industry has resulted in
the redistribution of jobs and of people; whilst ar a
local level, we see how one-way streets, parking regu-
-lations, and moving a pedestrian crossing can affect the
relative attractiveness of competing shop sites,

The individual landowner, in his capacity as owner
of land, cleatly is powerless to create his own land
value, although # he were also 10 exert labour or pro-

-vide capital he would, in those distinctly different
roles, play his small part as a member of the larger
community. The landowner as such, though, performs
no significant function. His sole contribution (o the
process of wealth creation is to charge labour and
capital [or access 1o what nature has already provided
free, at a price which reflects the extent of past,
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current, and anticipated future levels of economic
activity. Values which ought rightfully to be public,
have to be ‘bought back’ from landowners before any-
thing new can be done.

Before proceeding it may be a source of some
encouragement to consider a selection of comments
from Noble prize winning economists on the efficacy
of tand value taxation. Interestingly they represent the
full spectrum of poelitical ideology from left to right.

Pad Samuelson: Pure land rent is in the nature of
a ‘surplus’, which can be faxed heavily without
distorting production incentives or efficiency.” A site
value tax can be called ‘the useful tax on measured
land surplus.’

Franco Modigilani: ‘It is imponant that the rent of
iand be retained as a source of government revenue.
Some persons who could male excellent use of fand
would be unzble to raise money for the purchase
price. Collecting rent annually provides access to
land for persons witl limited access to credit”
Robert Solow: ‘Users of tand should not be allowed
to acquire rights of indefinite duration for single
payments. For efficiency, for adequate revenue and
for justice, every user of land should be required to
make an annual payment to the local government
equal to the current rental vatlue of the land that he
or she prevents others from usging.’

William Vickery, ‘It guarantees thal no one dispos-
sesses fellow citizens by obtaining a disproportion-
ate share of what nature provides for humanity.’

Milton Friedman: ‘1 share your view thar taxes
would be best placed on the land, and not on
improvements.’

James Buchanan: ‘The landowner who withdraws
land from productive use to a purely private use
should be required to pay higher, not lower, taxes.’

BENEFITS OF LAND VALUE TAXATION

1 A more equitable means of raising govern-
ment revenue

The benefits created by the direct investment of the
community ~ roads, rail, schools, universities,
Gardai, defence forces, patks, theatres, sports and
leisure facifities, hospitals, etc., are returned to the
comumunity in direct relation to the increase in value
they bestow to each location in their vicinity. The
more desirable any particular location, for residen-
tial or business purposes, caused by community
development and/or naturai advantage, the greater
the desire to use the location. This creates a greater
matket value for the location/site on which the
related annual contribution, in the form of Site
Value Taxation is returned o community. This in
turn provides funds for further deveiopment,

SVT is as close as we can get to collecting the
value of the common effort for the common good.
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Land is used productively rather than left iq] :

or derelict ..

Because there is an annual charge on every site, - |
.

regardless of development, or lack of developmeny
. 1
this acts as a strong encouragement (© utilise ihe

resource rather than keeping such an essengal « -
resource out of use. The level of tax is based on- -

best use of the site and this encourages active
development. Lol

Improved productivity of labour

Reduction in PAYE/PRSI gives each employee more .
net pay. This encourages greater individual effon
and business enterprise. The present marginal rae
of PAYE/PRSI for many employees is over 50%.
This is effectively a 120% levy on productve
labour. In reality each employee works for their net-
salary. This became very apparent when we con-

sider the role PAYE/ PRSI reduction played in .’

recent national wage agreements. The net salary is
the true wage. If we allow, say, 10% employer
PRS], in addition to income tax, the PAYE/PRSI
payable on an additional €50 net payment is €60,
an effective fevy of 120% on productive work. This
has a number of serious economic consequences |-
which may not be imunediately apparent. These .~
aspects are considered below. Ireland would gain
a significant competitive advantage by reducing our
exposure o the drawbacks of this debilitating
approach to tax collection. A move towards a site
value taxation solution would help to improve
Ireland’s international competitive advantage.

Improved industrial relations by reducing the
tax wedge

Example at 3 above demonstrates an inherenty
divisive situation. The employee is working for €50,
the net wage. The employer needs productivity of
€110, ie. allowing for additional payroll related
tax, €60. The employer pays the real net wage 10
the employee each week or month and then on 2
monthly basis pays the payroll related taxes to the
Collector General. This acts as an obvious wedge
petween employer and empioyee with differing
expectations based on differing financial impacts.
SVT would help to move from a divisive and
counter-productive incidence of taxation to a more
reasonable and productive tax basis.

Encourages employment and reduces un-
employment

Reduced labour related costs makes Ireland a more
attractive location for domestic and inward invest-
ment. This is particularly true where we now
directly compete for ‘knowledge based’ jobs with:
the Indian subcontinent and the new emerging B
countries of eastern Europe.

Improved productivity of investment

A Site Value Tax is levied in relation to the vaiue of
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cach site regardless of development on the site.
This creates a positive incentive to fully utilise land
because the productive development does not
incur additional tax. SVT suits the active and con-
sumer conscious developer. With the same tax
being cue for similar sites, regardless that one lies
idle and the other is dense wilh well-planned
accommodation, the go ahead developer will be
well rewarded with good profits. This general
incentive to bring all sites into suitable productive
use gives a social and financial uplift to urban areas.
This would normally cause land prices o lurch for-
ward undermining the social gain, however SVT has
a neutralising influence to stabilise land prices over
the long run.

site value tax, unlike other taxes, is not shifted
to the consumer

It is a well accepted precept in economics that
when the same rate of tax is applied, regardless of
use, relative profitability is unchanged. The land-
holder is therefore not inclined to change its exist-
ing use. Land will not be forced out of use because
if it has minimal value it will have minimai SVT.
This means there will be no change in the supply
of goods and services produced invelving the
jand/tocation. Therefore there witl be no change in
price. The tax falls fully on the landholder; the net
rents received by the landholder fail by the full
amount of the tax, and land values fall accordingly.

As far as the user of land is concerned, in
praciice there would be no difference between
Jand value tax and rents paid for the use of a site.
The rental value of a site is determined by its
productive capacity over that of a similar size site
at the margin. Marginal sites are those that are on
the verge of going out of business because of their
position or natural resources. The rent that can be
commanded by the owner of the site is this differ-
ential productive capacity {over the marginal site),
paid periodically.

Under a SVT system, part of the rent would be
rectaimed as public revente. It is sometimes argued
that the landlord would simply put up the rent to
cover this tax. This could not succeed for the reasons
developed by examining the following examples.

Suppose a producer on a high value site put up
prices in an attempt to recoup the amount paid as
SVT. If the effect of his increased prices could be
sustained, then other producers would quickly fol-
low suit and raise their own prices untit they were
at the new higher level throughout the market for
those products. The producer at the marginal site,
paying no tax, would find a ‘windfall’ return from
these higher prices and his site would no longer be
marginal. Thus, if the higher prices persisted, the
value of all the sites would rise by that cumulative
increase in prices and the result would be higher
land values and higher rents and SVT.
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But it is more likely that the marginal producer
would keep his original prices and take a larger
market share. Thus the turnover on the higher value
sites would decrease, and the attempt to pass on the
tax would fail. In either case the intention to pass on
the tax to the consumer would be defeated by
normal market forces.

If the tax is paid by a landlord who then tries 10
pass this levy on to a tenant, again the attempt
would be negatedl. Assuming that, as commoniy
applies, fandlords have pressed their claim to the
maximum that the rental market will bear, they will
simply force the tenants to find alternative sites
from which to operate. Because the tenant is
already paying the maximurn rent that the site can
sugtain, any attempt to increase it beyond this point
would put the business in jeopardy; the tenant
would either have to tale less in wages, salary or
profit, or find a more viable site.

Since, under SVI many more sites woukd
hecome available, the threat of the tenant to vacate
would leave the landlord with a hard choice: either
to attempt to find a tenant who was prepared 1©
take a lesser return — to work for less, or to risk
having to pay the SVT on the unused site, which
would still bear the full tax, Thus the landholdess's
attempt to offset the SVT would fail.

In summary SVT is not passed to consumer
because:

_ market forces determine the differential site
vatues in the first place,

~ market forces determine that occupiers pay the
maximum tent (or equivalent sale price or mort-
gage) that the site will bear,

- market forces ensure that product prices are
kept competitive, L.e. absence of monopoly,

_ alternative sites will be available 0 tenants
because vacant and unused sites will become
more available by the operation of SVT.

SVI makes a permanent contribution to a
reduction in the raie of inflation

We are constantly reminded that increased wage
costs are a significant contributor to increasing
inflation. Increasing inflation is a significant con-
tibutor to the need to increase wage rates. A
vicious circle.

By reducing the level of employment based tax
and collecting a similar amount through an annual

" qVT there is less inflationary pressure on the cost

of production. Taxes based on labour costs will
always feed through to inflation. Point 7, above
indicates SVT has less impact on consurmer prices
and inflation rates.

Reduciion in house purchase and rental costs

The relationship between house prices and land
prices is first consiclered. Supply and demand gov-
erns prices. However where land as a vital factor in
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house provision is allowed 10 be held out of use,
by what is effectively a subsidy financed by the
communirty, the artificially high costs associated
with a monopoely prevails.

The question is — ‘Do land prices impact on
house prices? Kenny and Bacon consider this.
Kenny introduces some key components of house
price for consideration,

We do not propose 1o discuss the controversial ques-

tion whether the price of land or high wages or unduly

larpe profits are the main cause of high prices which
are being asked for new houses. Those comnected with
the building industry maintain that the price of Jand is
the main cause, while others make charges of excessive
profits. The high cost of Jand cerrainly contributed (o
the increase in the price of new houses (5 26)

Bacon addresses the relationship between land
prices and house prices as an economist.

Is it the supply and demand for housing that is push-
ing development land prices or higher land prices that
are pushing housing costs? Ifrom an economists point of
view the balance of probability would suggest the
former channel rather than the latter (April 1998,
$9,piv)

Bacon was helpful in giving the details of the
Delphi’ survey conducted among a range of
experts in the building and property sectors (April
1998, p 42). The one factor that emerges time and
time again, in response to questions ‘posed in
connection with house price determination’ is the
critical impact of land supply and cost. In address-
ing this issue Bacon reiterates the quote above, but
goes on to say

Indeed, the submission made by the Irish Home
Builders Association goes w considerable lengihs to
demonstrate that land costs represent an increasing
proportion of the housing costs, (April 1998, p 50)

Bacon did note in the second report (March 1999,
S 17 p 4 the possibility of reduced house prices
arising from: a reduction in land prices.

SVT would act as a holding charge, and land
hoarding and holding of property vacant would be
discouraged, as owners would have to bring sites
forward for development and inte occupation in
order to pay their tax liabilities. The imposition of
site value taxation would, for the fisst time, create
competition between landholders, since the option
of leaving property empty would be far more
costly than it is at present. This competition would
bring about a reduction in rents and house prices,
together with an improvement in standards. The
tax would he a move towards equality of treatment
between owners and tenants, reducing the
relatively privileged positien of the former
Landholders would no longer be negotiating from
a position of strength but would be in the same
position as any other trades people in respect of
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their customers. By altering the balance of mirk
conditions to crezte 2 plentiful sapply of low COsy
accommodartion, site value taxation shoyld make §
possible to abolish rent control. There would be g,
need for rent control because landlords would 1a)
care not to ask their tenants 1o pay more than e
could afford; ¥ the tenants went, then the lamllm(
would pick up the land value tax bhill.

SVT lessens the incentive to engage in politic:;I .
and planning corruption :

One of the fundamental principles of economje
activity is that we tend 10 satisfy needs and wanis -
with the least possible effort. This accounts for the
variety of occupations as each of us atterapts 1o
match ‘chosen profession’ and our means of
‘earning a living’. It also accounts for inteltigent and -
creative efficiencies in all aspects of life and work ™
It is also the basis for the desirability of a Lotio wm. :
and other ‘something-for-nothing’ schemes.
The present laws fail to adequately recognise -
the way land naturally captures the added value
created by the community, This creates situations
where many small and sometmes very large
opportusities to ‘get something for nothing’ are
created. By maintaining a system whereby the
granting of a planning permission can abruptly
cause a piece of land to capture the pent-up
actual and speculative value of the surrounding -
communily investment has many of the attributes
and aitractions of gambling. Millions of euro may .
be at stake if the right package of permissions and =
tax incentives can be enacted for a particular piot. -
The efforts of many highly intelligent and weli -
paid operators are directed at political lobbying .-
and financial finessing rather than straight forward
worl to serve the consumer. This ironically named :
‘public relations' work, often conducted far from
the public view, easily stoops to bribery and cor- >
ruption as politicians and planners with infiuence 5
are given advances from future ‘windfalls! to help : :
make a ‘killing in the property market, It appears .-
to be something for nothing, however the value. .
has in fact been created by the combined effort of o
the community. A
Much of the projected hundreds of millions of 0
euro and all that otherwise productive time wasted
on tribunals directly relate to the fact that we have
simply failed to put a fair mechanism in place to -
relate land values with community investment. '

$VT removes the need for indiscriminate and
politically favoured tax relief. B

imployment taxes and rates hit hardest those
industries which are employment intensive and
those Jocated in marginal areas in the country; the
very businesses needed to uplift disadvantaged
areas. A cursory review of the way economically
marginal locations such as Temple Bar, Smithfield
and the IFSC in Dublin and other areas in the






Ninth Progress Repori: Private Property

country have prospered illustrates this. These tax
breaks, however successful in particular cases, are
fairly crude and arbitrary attempts to encourage
development which has been suppressed in the first
place by crude and indiscriminate taxes on pro-
ductivity regardless of taxable productive capacity.

SVT obviates this additional complex layer of tax
manoeuvring which is open to unfair political
manipulation. A shift to Jand-value taxation would
offer an non-discriminatory escape from  this
predicament.

Significantly improves the processing of and
compensating for compulsory purchase orders

Land values will reduce because SVT annually trans-
fers community created added value in land back to
the community. The inordinate CPO compensation
payments incurred by infrastructure development
programumes will be reduced because the value of
the land will have been reduced. The invidious sit-
uation will be avoided whereby the community,
having made significant investment in a locality, has
to then compensate a landholder for value that the
community itself created in the first place.

CPO payments are often very significant ‘wind-
fall’ gains to the landholder because holding the
resource out of economic activity for lengthy perfods
only adds to the eventual gain. Landholders there-
fore tend to fight to the fast for these super profits.
When unjustified gains are removed from the equa-
tion a more reasonable planning and compensation
process will emerge.

SVT removes the source of speculation in fand
values ‘

The human being is essentially a land based
creature. As land is a resource that is absolutely
essential for all economic and social activity,
speculation is not necessary to establish a market
in land. Speculation simply serves as a form of
gambling, where the player with deep pockets has
real advantage and easily captures the added value
created by the community.

Speculators, large and small, are simeply playing
the game society has set in play. In a sense every
house owner has a vested interest in the inflated
land values, which account for inflated house
prices and which in reality are illusory and only
serve to deflect and detract from product effort.

Reduces the ‘sump effect’ on

allowances and subsidics

grants,

Numerous grants, allowances and subsidies have
attempted to reduce the impact of high house
prices on first time buyers’. However the real eco-
nomic effect is to increase the cost of land and
therefore houses. This happens because the
purchaser tends to have an amount available to put
towards 2 house and any grant etc., will increase
that buying power. House developers recognise
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this and duly increase the price of the house by the
amount of the grant. Since there tends to be
reasonable competition in building labour and
supplies markets at regional or national level, the
increase soaks through to increase the building
land values further exacerbating the probtem. SVT
s the valuable consequence of at least reclaiming
such unwitting contributions to landholders made
at the expense of the general community.

In devising government programmes to give first
time buyers an opportunity to acguire ‘affordable
housing', cognisance needs to be taken at the
nature of land values.

Under new proposals, the government is to give
local authorities Jand for ‘free’. Local authorities will
organise the house building and sell to selected pur-
chaser at the cost of building. The full land value
now becomes a direct subsidy to the new owner.
Unless provision is taken to protect the land value on
behaif of the community the government could just
as well have sold the land and given a direct cash
payment to each fitst time buyer of say €100,000
each, or whatever the site value happens to be.

A full site value scheme obviates such con-
trivance by ensuring that land value is not captured
unfairly. In the absence of SVT, some method to
retain land wvalue for the community is needed
under such a scheme in orcder to aveid further
distortion in the land and property market. The
principle of this shouid be that no individual,
whether a mulgd-millionaire property developer or
someone in need of affordable housing, should
capture unfairly wealth created by the community.
One possible scheme would be to have any profits
made on the sale or transfer revert to the state.
To have it otherwise is fo simply exacerbate the
problem by conuibuting to the high cost of land
and consequently the high cost of housing.

Agricultural grants could be distributed in
more meaningful way '

Recent changes in the EU system for delivery of
subsidy for agriculture is, in general terms, o
‘decouple’ from subsidising production and relate
the subsidy more to the land itsell. If Ircland were
in position to do it, 2 system of subsidies directly
related to market values of land, (a form of reverse
taxation) would maintain 1o a greater extent the
free market in land and product, while giving sub-
siclies where most needed. While there is a debate
in the agricultural community about whether to
‘decouple’ or not, farmers, upon reflection, should
be more inclined to the more market based system
as this allows them to farm crops and animals
rather than paper fors.

Improved transparency in dealing with a key
national natural resource

SVT calculation is based on an agreed method
of land valuation being applied to all land, SVT
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necessitates an open and transparent approach io
letting the public know who owns the land in the
state. The land values and related taxes are pub-
lished allowing fuli public appraisal of how this
natural resource is utilised in the community.

Tax <lue in relation to land cannot be avoided,
the land cannot be hidden or put ‘off shore'. The
site exists, the value and rates of tax are published.

17 Urban Sprawl is reduced

Land value taxation tends to reduce urban sprawl,
increasing densities towards the centre, and usually
diminishing them at the periphery. Of course, this
tendency needs fast and effective zoning and
planning administration to counter the effects of
this strong force favouring maximum economic
efficiency in land use.

18 Reduces boom - slump cycle

Land value taxation would also reduce the intensity
of boom-slump cycles. This is because a rising land
market acts as a bandwagon as people rush to buy,
thinking either to make a profit or fearful that
prices will rise so high that they will not be able o
afford to purchase. In effect, we have what in a
physical system would be described as ‘positive
feedback’; prices are subject to runaway growth,
the growth phase ending when purchasers are no
longer forthcoming at the bloated prices. The
market then stalls and falls back, leading to
sluggish trading conditions. Land value taxation
would provide a measure of negative feedbacl’,
thereby stabilising the market, because rising
vatues would be reflected in rising assessments and
rising tax liabilities for land holding. As long as the
rate of land value taxation was sufficienty high,
ne-one would purchase or hold more land then
they required for their immediate purposes, there-
by eliminating the element of speculative froth
from land pricing.

19 Clearer analysis of the use of economic
resources

With SVT a clear picure emerges of how land is
applied in the country. Some of the most inefficient
uses of land are curreatly maintained by
government itself. Significant under utilisation of
this key natural resource is promoted because as a
nation we have ignored the real source and nature
of land value.

Local and national governments use, or under
use, of land will become clear as every site is
valzed and these values are published. The so
called ‘notional’ cost of this resource wili be prop-
erly costed and conscious choices made as to
efficient application. The same transparency will
apply to institutions and agencies that have held
this productive natural resource out of productive
use up to now by a form of unrecognised subsidy.

This approach need not necessatily be used to
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apply the full economically justified levels of svyp
to institutions which have enjoined relief up (o

now. We may as a community decide to allow

certain individuals, groups or sectors hold on to the
value they derive from the efforts of the comnunity
as 2 whole. However where this is done, the full
measure of the concession allowed will be known
to the community at large.

20 Public transport investineint

Starting from the present inefficient sitvation and,
taking it that labour and capital are {ully mobse in
the long run so that returns to labour and 1o
capital are determined by nationwide or region
wide conditions, any gains from an improvement in
efficiency would return to the owners of the fixed
factor, land. Essentially a broadly based application
of land tax in a region will increase overall effi-
ciency and this will be reflected in land values.

If the landhelders in Dublin City, or any other
¢ity know what is in their best interest they would
vote enthusiastically for additional taxes on site
value to be devoted 1o the lowering of the public
service travel fares, especially for off peak or
shorter trips, and improving the frequency and
quality of the service. Assuming that the subsidy
would be used efficiently and not frittered away on
administrative overheads, zborted or put 1o
grandiose construction projects or over generous
fringe Dbenefits, this would increase the value
Dubliners get for their outlays on the bus service,
increase the attractiveness of the city and in the
long run raising site rents.

IMPLEMENTING CHANGE

Having advocated the advantages of Site Value
Taxation, consideration is now given to solutions Lo
possible difficulties that may present related to imple-
mentation of such a system. As with any change which
sets out to make improvements 1o what has previously
proceeded in a problematic direction for some time,
difficulties do present. A clear distinction between tran-
sition issues and the basic justice and efficacy of the
proposal is needed. Careful cbservation often shows
that the difficuliies that may arise can be expected
when one ceases an unnatural and ineffective way of
action to establish a more natural and effective method.
The problems are not indicative of the efficacy and
justice of the system itself. These can often be based
on mistakes in understanding or, indeed, deliberate
misrepresentation in argument to maintain ofd vested
interests.

Is it difficult to agree land valuations?

It may be argued that it is difficult to value propeity
accurately, i particular to distinguish land from
buildings. However, this is done on a daily basis by
professicenal valuers without any fuss. When assessing
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values in family law matters such as divorce,
separation, probate, gift tax etc., property values are
readily agreed. In the commercial property market
property values are regularly subject to capital and rent
valuations by agreement or at arbitration. Property
insurance requires a distinction between developments
on a site which are subject to fire and flood damage
and the pure site value itself,

For SVT puwposes it is essential to distinguish
between basic land value of sites as i undeveloped,
and the additional value of any buildings or other
development on that site,

SVT, in a number of forms, is practised successfully
in some countries including Canada, USA, New Zealand,
South Africa. It tends to be used as a property tax with
a greater level of tax levied on the land value element
of a property as distinct from the buildings and
improvements thereon. Vickery refers to this...

A property tax is, economically speaking, a combination
of one of the worst taxes — the part that is assessed
on real estate improvements and in some cases o a
limited extent on: personaily; and one of the best taxes
- the tax on land or site value. A vast improvement in
city finances would resuit from shifting from a property
ax to a land value-tax, A tax on land, properly
assessed independently of the use made of the lot,
is virtwally free of distortionary effects and ‘excess
burden’ while the tax on improvements imposes seri-
ous burdens on construction, (L-VT p 17

Land is valued at its most efficient use suitable for the
site and the LVT applied. This has the result of encour-
aging the best service for the common good by
encouraging best economic use to be fmade of this
natural resource, subject to zoning and planning
permissions designed to serve the common good.

It is important to remember that the neutratity of a
land tax does not require that assessments be accurate,
but only that they be not related to actual development
on the site: as long as the tax is less than, or equal to
the rent of unimproved land.

Kenneth Back, Finance Officer, Government of the
District of Columbia, who presented a paper to the
Eighth Annual TRED Conference on ‘Land value taxa-
ton in light of current assessment theory and practice’
presented the following at the start of his paper.

I take the position that from a technical point of view,
land values can be established and maintained with
reasonable accuracy provided rthat the assessor is not
asked to calibrate his crystal ball so finely as 1o directly
force a desired market objective in the valuation
process. It is one thing to project a potential use and
market value based upon legal effective zoning but
quite another to disregard the forces of supply and
demand and project a use and market value in accor-
dance with someone's social or economic objectives. ‘It
is feasibie, in other words, to expect that assessors with
good training, hard work and ample resources would
be able to determine reasonably good approximations
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of market valve for land. Market values incorporate
some weighted average set of expectations about the
course of development and the uses to which land
could and will be permitted to be put. To go beyond
this and specify values consonant with some particular
scheme of development would pose extremety difficuls
problems for the assessor both jn estimating land
values and in justifying them (o the taxpayer,

How best do we calculate tax rates ?

The rate of SVT applicable to the value of fand should in
the long run reflect an annual market rent for that site.

A transition pericd of a number of years would
facilitate a steady incremental increase in the rate of tax
levied on the market value of land, gradually moving
towards a rate which would retain the full value created
by the community for the community.

Land value increase is not the ondy capital
increase! Why select ‘economic rent’ of land as
a source of taxation?

Few can deny the equity of the SVT but some argue
against it on the basis that there are other sources of
unearned increment e.g. unique works of ar
However, land, in whatever form, s unique, It is a
necessity for everyone. This is not so with other
sources of ‘economic rent’.

Exceptional individual skill and the application of
creative work produce great value in unique works of
art. This does not apply to increased land values which
derive from the work of the surrounding community,
not the product of any identifiable individual.

Also, the simple peint that failure to retrieve some
unearned incremenis is no reason not to retrieve
others applies,

Some taxes already recapture some of the value
created by the community!

Taxes such as capital gains tax only operate on trans-
fer and tend to be negated by long holding, The wild
swings in rates of CGT over recent years, with unclear
prospects as to future rates, play into the hands of
those with gambling mentality rather than people
skilled in development expertise. With SVT, consumer
directed development skills and services would
become the bases of competitive advantage rather than
the present situation where the black arts of tax finess-
ing and zoning finagling win the day and magically
appear to create fortunes out of nothing. Of course the
facts show community has created the value and CGT
fails to deal with this in any meaningfu! way.

Some people and businesses will have difficulty
paying

At the outset it needs saying that what is difficult for a
pressed landholder is a chance for the frustrated buyer.
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The role of goverment should hLelp o create a

situation where the best overall use of the natural

rescurce of the community is maintained while recon-
cifing justice, charity and prudence in doing so.

There is no need for SVT to impose hardship on
individuals or businesses during a wansition period
from the current tax regime. The objective of SVI'is o
ensure the best use of this natural resource for the
common good with due regard to the individual.

A business or individual may occupy an under
utilised site, as valued by the community reflected in the
market value. In a tansition stage, charity and indeed
justice and prudence, require these hardship cases be
treated fairly. It is essentially a liquidity problem.

The community can make an arrangement to
defer the payment of the SVT to a later date, subject 10
a fair rate of interest to maintain equity, The commu-
nity would have a lien or mortgage charge against the
property based on the accumulating unpaid SVI' plus
accruing interest. At the time ownership tansfers, or
on deatl, - the accumulated tax Hability would then
revert to the community deducted from the value of
the total property.

It is necessary o minimise the level of derogation
from the main principle. Where exceptions become
prolific and given randomly, not driven by real need,
the economic benefits of SVT would be nuilified, It is
the property that has to have the ability to pay, not the
current occupant of the property.

Ii is a mustake to look at a property on the basis of
who and how it is currently being occupied in terms of
its ability to pay. It is the land’s value, which is a
known quantity, that counts. The current use, which
may include a building or not, is almost irrelevant, The
SVT tax is based on the ability of the location o pay
and not on its income.

" Farming and forestzy will not be unfairly treated.
The tendency will be for the most appropriate land
to be used for such production. Where special
support needs to be given to land holders by way of
forgoing some or all of the SVT due 0 the compmity
this can Dbe done with a clear measure as to the
subsidy value,

The impact of SVT on regional developinent

The community creates land vaiue. Location is the
biggest factor in land value. The difference in house
prices, travel costs ete, are reflected in differential SYT.
Where these differentials are neutralised by SVT,
regional differences in land costs are significantly
reduced.

Geographical advantage is reflected in land values,
which are higher in prosperous areas than those less
favoured. Land valie taxation would thus be directly
related to geographical advantage, and in general, the
replaceirent of existing taxes by land value taxation
would work to the benefit of those in marginal areas
who would be relieved of a burden of taxation that is
frequently insupportable. The present system  of
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" people of treland as secking 1o promote the commen

regional grants and sulxsidies tacitly acknowledge
state of affairs already. Land valve taxation Wl
reduce the need for grants and subsidies by not rermgy
ing resources from marginal parts of the couniry in th
first place. In effect, IVT creates tax have

precisely where they are most needed. In the 1._5;15‘
ternz, this would help to regenerate the ECOnOMIes
the iess prosperous regions, stemming the migr '

ation. of
population and reducing the pressure for housing, -

CONSTITUTIONAL ISSUES

The Preamble to Bunieacht na hiireann expresses

good, with due observance of Prudence, Justice ang.
Charity, so that the dignity and freedom of the individ
ual may be assured and true social order attained, The
Constitution recognises the common good as being .
prerequisite and essential o the attainment and pio-
tection of the dignity and freedom of the individual”
and to true social order. We whole-heartedly endorse -
these principles. 1t is of first importance therefore, that
our laws provide for the promotion of the commaoi;
good, over and above any vested or partial interest, no
matter how powerful that interest may be.
The Constitution pledges that the state shall, by its
laws protect as best it may from unjust ateack, and in the
case of injustice done, vindicate the property rigits ‘of
every citizen. The Constitution acknowledges that man,
in virtue of his rational being, has the natural right,
antecedent to positive law, to the private ownership of-
external goods. It guarantees to pass no law atiemyplin
to abolish the right of private ownership or the general
right to transfer, bequeath, and inherit property. o
For the attainment of true social order, for the
encouragement of human effort and for the promotion -
of excellence in all legitimate fields of endeavour, this
pledge and acknowledgement are necessary. Credit for -
the enormous developmeni in the economic activity ol
the state over the last decade is due in no small part o
the fundamental principle inherent in our laws that 4
man may reap what he sows. L
In recent times however, it has hecome apparent -
that the operation of certain property rights have sub-
verted the common good, while at the same time great -
ly enriching some individuals. This phenomenon is not
unigue o Treland or to our time. History reveals that
with the growth of community, land associated with
that community increases in value. This increase in
value is as a direct result of the effort and intelligence
of the community itself and not of any individual effort
or genius. As all economic activity and indeed human -
existence itself is spatially dependent so it is that -
humanity will pay any price demanded to have access .
o the earth. As this natural demand increases, the
value of land increases. If access comes at an inordi-
nate price it begins to stifle the community. "E_
To strike a balance between, on the one hand the
requirement that persons enjoy rights (o private |
preperty, and on the other, to protect the conunon
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good, it is necessary to distinguish between the types
of propesty over which ownership can be claimed. The
school submits that the property rights acknowledged
and protected in the Constitution should include all
property with acknowledgement as to the communal
nature of land value increases. It would therefore be
necessary to amend the Constitution to include a
provision relating o private gwnership of the increase
in land values, not directly influenced by the land-

holder. ‘This should facilitate legislation (o return that .

wealth which has accrued not on account of the efforts
of the landowner but as a result of the existence
and activity of the community, (o the henefit of the
Communily.

This principle was recognised by Kenny,

I that sense the proposal involves a delimitation of
property vights but one which is no more restrictive
than other forms of price control. We believe that this
delimitation is not unjust because the landowners in
guestion have done nothing to give the land s
enhanced value and the community which has brought
about this increased value [by provision of services
nearby} should get the benefit of it.

Legal opinion however, suggests that legisiation, which
secks to transler the added vaiue of land from the indi-
vidual owner back to the benefit of the community,
would be constitutionally fragile. (Kelly p1086)

It may be arguable that the proposals herein amount
to an unjust attack on property rights, in the contexr of
the present constitutional provisions it is probable that
legislation designed to reclaim the added value in land
could be held to be repugnant to the provisions of
Article 43. This concern arises from the fact that such
legislation would alter, in a fundamental way, the right
to private ownership of land, and could therefore fall
foul of the more general provision provided for in
Article 43.1.2. as expropriation of added value in fand
from the individual owner to the community, without
payment of market value compensation, may to some
extent at least, be construed o dilute the sight to
private ownership of land.

In this regard our submission recommends that a
form of words amending Article 43, 2.1 along the line
set out below be submitted for referendum.

The State recognises, however, that the exercise of the
rights mentioned in the foregoing provisions of this
Article ought, in civil society, to be regulated by the
principles of social justice, In particular, the State recog-
nises that the common good requires that private
ownership of land be regulated by the principles of
social justice and must therefore be subject to that
common good and to social order.

CONCLUSION
In economic terms, wealth is the result of the deliber-
ate and systematic meeting of human effort with the
natural resources of the earth. From the agrarian to the
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technological, all wealth arises when human effort,
both physical and inteflectual, is brought to bear on the
natural resources of the planet. In a more primitive
community the fertility of the soil may be paramount;
in the modern western city location is of the essence.
Of the natural resources, land is primary for obvious
reasons. However, unlike land, no person or group of
persons are permitted 10 hold a monopoly on any
other resource. Water and air are freely available as is
the heat and light of the sun; land on the other hand,
though essential for human life, can become the prop-
erty of the individual,

As a community grows, whether that growth is in
terms of population or in terms of wealth, the value of
the land occupied by that community must increase. It
is an observable phenomenon, that as the economic
activity of this country increased, so too did land values.
This increase was greatest in arcas where the activity
was most intense or where the population sought most
1o congregate or live. The essential proposition is how-
ever, that the increase in the value of the land was not
the result of any action of the individual landowner. It
was the community itself that gave rise 1o the increase
in the vale and it is therefore not illogical to say that
the increase belongs naturally to that community, Many
landowners will have increased the value of their prop-
erty by some renovation or other, but the greatest share
of increased land values in Ireland during the period
after 1990 was due 1o the efforts of the community.

Unless the state, by its laws, can render back this
value to the benefit of the communaity, then it must
happen that the price of land increases and will
continue to increase to a point where social order is
frustrated. In Ireland today, increased land values have
resulted in the price of housing being prohibitive; levels
of bomowing are unacceptably high; enterprise is
restricted;  public projects and in particular the
development of infrastructure are frustrated; there is
corruption associated with the planning process; in
short, vast resources are being spent in the purchase or
rent of land to persons and bodies whose only claim
to such resources is that they hold the land. 1t is the
submission of the school that it ought to be open to the
government of the day to legistate 1o rebalance this
situation. The Constitution cught not be alliowed
protect a vested interest when that interest is contrary
to the interest of the community at large.

Notes:

1 Of course gifts are given, family is cared for and all in need
are properdy supported. This honours the perquisite of
(fharity (Love) which our Constitution has at it very Foun-
dation.
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SIMON COMMUNITIES OF RRELAND

THE RIGHT TO HOUSING AND
THE HOMELESSNESS CRISIS

1 INTRODUCTION

The Simon Communites of Ireland welcome this
opportunity to make a submission to the All Party
Oireachtas Committee on the Constitution. We do s
from the perspective of over thirty years experience in
working and campaigning with people who are
experiencing homelessness. We Dbelieve that as the
sociai housing and homelessness crisis escalates, an
examination of the balancing of property rights with
the principles of social justice is extremely timely. We
particuiarly welcome the inclusion by the commitiee of
the right to shelter within this debate. We would how-
ever-like to raise a critical point of concern in the
choice of language at this point. Ireland’s obligations
under no fewer than five international covenants,
which have the staws of legally binding treaties, refer
1o the right to housing. While the right to shelter has
been defined as encompassing all those elements
which a-right to housing entails, we would be con-
cerned that its use in this context could be viewed as
an invitation to in someway limit the application of the
right to housing. Thus, throughout our submission we
will refer to the right to housing.

There are cumrently at least® 4,176 adults and
1,405 children experiencing homelessness as per the
statutory definition. While the Irish Constitution makes
pravision for the right to property, Articie 43.1.1 and
the right to the inviolability of the privacy of one’s
home, Article 40.5, a constitutional right to adequate
liousing does not currently exist, Thus while the rights
of both property owners and home owners are explic-
itity named, those without access to housing have no
complimentary statement of their rights.

The Simon Communities of Irefand believe that
the current homelessness and social housing crisis
represents a f{lagrant breach of Ireland’s stated legal
obligations under international covenants in particular
the International Covenant on Economic, Social and
Cultural Rights (Article 11.1) which was ratified by
Ireland in 1989.

Further we hold that the current crisis, which has
among its contributory factors the unavailability of

sufficient building land, is contrary to the provisions of

Article 43.2.1 and 43.2.2 which balance the right to
private property with the ‘principles of social justice’,
and the ‘exigencies of the common good’,

The arguments which have been propagated 10
justify Ireland’s failure to incorporate economic and
social rights in the Constitution namely:

o that current legislation is sufficient to protect the
housing rights of vulnerable groups
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e that economic and social rights should emerg,
through the democratic process into the politica]
policy process :

simply do not hold up when examined against the
context of the current social housing and homelessness
crisis. '

Legislation that provides for social housing is at the -
discretion both of financial prioritisation and political &
pressure. Specificaily in relation t© homelessness, 1he
Housing Act, 1988 provides a definition of homeless. " .
ness and requires local authorities © assess the
number of people falling within this definition, but it
does not put a legal duty on local authorities directly .
to house those identified. While the Act did allow the :
jocat authorities to fund other mechanisms of housing :
provision for people who are homeless, these
provisions, like the overall allocation to socia
housing spend are not predicated on need but on -
political budgetary prioritisation. Less than half of al] :
pecple who are homeless apply directly to the local
authorities for housing, as the chances of being housed
for those who are single and childless are minimal, The
inadequacies of the current homelessness legislation,
and policy measures are discussed in more detai)
below. '

All human rights, be they civil and political or eco- -
nomic and social, are indivisible. The Irish Government
reiterated its commitment to this principle at the UN
Conference on Human Rights in Vienna in 1993. This -
is further reiterated in official publications by.
the Department of Foreign Affairs, which states Treland .
is firmly committed to the principles that all 11L1111m1_".
rights are universal, indivisible, interdependent and
interrelated.” o

‘The right to adequate housing is one of the clearest |
examples of the indivisibility and interdependence of. -
ali rights. It has been identified by the UN as ‘one of
the fundamental elements for human dignity, physical *
and mental health and overal quality of life, which
enable one’s development...(and which has) received
a wide recognition as a fundamental human right in a -,
aumber of international instruments and declarations, -
regional instruments and national laws. Several UN
human rights bodies recognise that the right to: human -
dignity; freedem from discrimination; an adequale. -
standard of living; freedom of association and expres-
sion; security of person; non interference with one's -
privacy, family, home or correspondence is dependent
on 1o right fo adequate housingd, The enjoyment of._-
core civil and political rights such as the right w voie
are fundamentally undermined if the right to housing -
is not respected.

Analysis of the physical and mental health nee
of people who are experiencing homelessness L.
Ireland, their exceptionally low life expectancy, their.
susceptibility to physical and sexual assaul, their risk of,
developing addiction problems all indicate that the vesy:
basics of human dignity and security are serjousty:
undermined by the lack of adequate housing. '

§

Is
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The argument that the weight of these people’s
political preferences at election time is the most appro-
priate way to influence state policy, rings very hotlow
for those whose very situation — the lack of a home —
undermines one of their most fundamental civil and
political rights, the right to vote.

2 THE EXPERIENCE OF HOMELESSNESS
IN IRELAND

Homelessness is usually caused by the experience of
some form of personal crisis — such as a relationship
breakdown or bereavement, physical or sexual
violence in the home combined with the experience of
poverty. Young people leaving care, people leaving
prison and other institutional settings, in particular
mental health institutions are also particularly vuiner-
able to becoming homeless. The age and gender
profile of people who are hecoming homeless has
substantizlly altered in recent years, with more women
and young people seeking services. The numbers of
two parent families experiencing homelessness has
also grown indicating that the direct structural effect of
the price of accommodation on homelessness is
increasing.

People experiencing homelessness make up a
growing vulnerable population that has an unaccept-
ably high risk for preventable disease, progressive
morbidity and premature death. Homeless people
experience much higher levels of Hepatitis-C, HIV, TB,
poor nutrition, drug and alcohof addiction and mental
health difficulties than the general population.

The Fastern Health Board® has tabulated the
incidence of general health problems among people
experiencing homelessness, It found that they have z
much higher prevalence of chronic physical disease,
mental ill heaith and a lower life expectancy than those
of comparable age in the general population.

According to research from Crisis in the UKS, the
average age of death of a homeless person sleeping
rough is 42 years. From our experience of working
with street homeless in Cork, Dublin, Dundalk and
Galway the mortality rates of rough sleepers in Ireland
are along similar lines.

3 CURRENT LEGISLATIVE AND NON-LEGISLATIVE
MEASURES TO TACKLE HOMELESSNESS

3.1 The Housing Act 1988
This act provided a statutory definition of
homelessness’, required local authorities ©
assess the numbers experiencing homelessness
on a regular hasis (every three years), specified
the local authoritles as the appropriate body
responsible for the needs of people experienc-
ing homelessness, specified that schemes of
local authority allocation priorities be revised so
as to ensure that people who are homeless
were made a priority, conferred additional
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3.2

powers on local authorities to respond to
homelessness by directly arranging and funding
emergency accommodation, making arrange-
ments with a health board or voluntary body
for the provision of emergency accommodation
and/or making contributions to voluntary
bodies towards the running costs of accomnto-
dation provided by them (he Department of
the Environment wag empowered to reimburse
local autherities in respect of their expenditure
in this area.)

Crucially the Act did not require local
authorities to house people who are homeless,
The minister of the day argued that it would
place an unfair legal burden on housing author-
ities and disrupt the orderly allocation of new
houses to people in need, While the Act outlined
new responsibilities for local authorities that
could be discharged through either housing
allocation, or through part funding of voluntary
or cooperative housing providers, no sanctions
were outlined for use against local authorities
that dicl not take any appropriate action.

Homelessness — An Integrated Strategy
This strategy was launched by government in
May 2000 as a response to the substantial increase
in the official homelessness figures, which the
government acknowledged represented a crisis.
The strategy was welcomed in the main,

Critically it clarified that the local authorities
are responsible for people’s housing needs
whereas the health boards should be responsi-
ble for the care needs of people in homeless
services. Additionally the onus was put on each
local authority to develop a local homeless
action plan, which would assess the needs of
people homeless in their area and plan housing
and other service provision to meet those needs
within three years.

Among the key difficuities which have sub-
stantially stymied the capacity of this strategy to
make a meaningful difference are: the lack of
any monitoring or implementation mechanisms
in the plan, the absence of any NGO involve-
ment in the roll out of the plan at a national
level, substantial funding problems including
gross underestimation of necessary funding, the
failure of government to deliver on three year
multi annual funding, the freezing of funding
lines resulting in the under funding of local
plans. Additionally, as the homeless action
plans are not on a statutory basis, as outlined
below, there are no guarantees that housing
targets named will be delivered. (The strategy
is due for review before the end of this year,
and Simon have submitted detailed terms of
reference to inform this process.)







