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Roche lifts planning cap in Gateway Towns and Cities

“Good news for the Irish consumer” – Dick Roche

Mr Dick Roche, T.D., Minister for the Environment, Heritage and Local Government, today (5 January 2005) announced that he has decided to amend the Retail Planning Guidelines to provide that the floorspace cap on retail warehouses will no longer apply within the functional areas of the four Dublin local authorities and in the other National Spatial Strategy Gateways. The Gateway towns and cities are Athlone/Tullamore/Mullingar, Cork, Dublin, Dundalk, Galway, Letterkenny, Limerick/Shannon, Sligo and Waterford. The relaxation will only apply in areas subject to Integrated Area Plans under the Urban Renewal Act, 1998.

“The amendment to the Retail Planning Guidelines will facilitate the entry of new retail operators into the Irish market,” said Minister Roche. The decision is one which will widen consumer choice and bring greater competition. It will also ensure that any such development entering the market does so on a basis which contributes to the economic and social objectives of the Government’s urban renewal programme and National Spatial Strategy.”

“By focusing the change on areas subject to Integrated Area Plans we can ensure that planning authorities can better control the manner in which major retail warehouses are developed, “ said Minister Roche. “It will ensure an optimum planning solution which will fit in with the broader regeneration objectives set out in the Urban Renewal Act.”  Where existing Integrated Area Plans are not suitable for such development, the relevant local authorities may decide to draw up new plans.

The change follows a review of the floorspace cap on retail warehouses set in the Retail Planning Guidelines, which came into effect on 1 January 2001. The Guidelines prescribe a maximum floor area of 6,000 square metres gross retail floorspace for large-scale single retail warehouse development. This cap has been reviewed, taking account of the need to promote effective competition in this sector of retailing and of ongoing developments in retail formats, while under-pinning proper planning and sustainable development.

“The Retail Planning Guidelines were never intended to stymie competition. They were introduced to ensure that the principles of sustainable development would apply to the development of the retail sector in Ireland while facilitating a competitive retail sector to the benefit of the consumer,” added the Minister. “While on the whole I am satisfied that the Guidelines are operating satisfactorily, a number of concerns were expressed about the impact of the cap on Retail Warehouses. These concerns included the fact that the cap on Retail Warehouses did not allow for the development of some retail formats in the Irish market, thus having the effect of restricting competition and the potential choice available to Irish consumers. 

The overall policy objectives of the Retail Planning Guidelines including normal planning requirements, will continue to apply to any proposals for the development of retail warehouses in excess of 6,000 square metres in the areas specified. The 6,000 square metre cap on the floorspace of retail warehouses will continue to apply in all other areas. 

“I believe that the approach which I have adopted will deliver major benefits to Irish consumers in the years to come.  The controlled manner in which the cap is being relaxed will ensure that retail warehouses are subject to appropriate planning control and avoid the potential downsides of providing such major development,“ concluded Minister Roche.

ENDS

Note for Editors

The main textual changes to the existing Guidelines are attached as an Appendix to this press release. The amended Guidelines will come into effect from 1 February 2005. A consolidated and updated version of the Retail Planning Guidelines will be available shortly from the Department of the Environment, Heritage and Local Government. 
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Textual amendments to the Retail Planning Guidelines relating to the floorspace cap on retail warehouses

New paragraphs 84a- 84e after para. 84 

Non-application of Retail Warehouse Cap in certain areas covered by Integrated Area Plans under the Urban Renewal Act, 1998 

84a.    There is evidence of consumer demand in Ireland for innovative types of large-scale retail warehouses which are capable of displaying a very wide range of goods under one roof, together with a range of customer facilities.  The scale of such outlets requires a regional, if not a national, population catchment.  As stated in paragraph 23, it is not the purpose of the planning system to inhibit competition, preserve existing commercial interests, or prevent innovation.  

84b.
An Integrated Area Plan (IAP) in the context of the 1998 urban renewal scheme is intended to address the physical, economic, social/employment and environmental regeneration of a declining area. IAP areas are identified as those urban areas which have the greatest need of, and potential for, rejuvenation. IAP areas generally are areas in cities and large towns with strong urban characteristics where the greatest concentrations of physical decay and social/economic disadvantage tend to occur. IAP areas are required to contain sites or key developments with the potential infrastructure to cope with likely developments. Many of these urban renewal areas, particularly in the cities, are located in areas suffering from both youth and long-term unemployment. The IAP process aims to give such local people a stake in the rejuvenation of their areas, by focusing on community attainment and sustainable job creation. The targeting of new forms of retail development into such areas would provide a valuable source of employment for such areas. 
84c.
Accordingly, taking account of the submissions received in response to the consultation process initiated in August 2000, the Minister has determined that the 6,000 square metre floorspace cap on individual retail warehouses will not apply in those areas which are the subject of Integrated Area Plans (IAPs) under the Urban Renewal Act, 1998 in National Spatial Strategy (NSS) Gateways (i.e.within the functional areas of Dublin City Council, Fingal County Council, South Dublin County Council, Dun Laoghaire-Rathdown County Council, Cork City Council, Galway City Council, Limerick City Council, Waterford City Council and in the towns of Dundalk, Letterkenny, Shannon and Sligo and the linked Gateway of Athlone/Mullingar/Tullamore). This will meet two policy objectives. Firstly, it should enable new operators to enter the Irish retail market (or existing operators to potentially operate larger formats in such areas) thereby contributing to the fostering of competition in the retail market. Secondly, it will contribute to urban renewal in those areas covered by Integrated Area Plans in the nine National Spatial Strategy (NSS) Gateways. These are areas which have been specifically targeted for urban regeneration efforts. 

84d.
However, it should be noted that normal planning rules will continue to apply in such areas. Any proposal for an individual retail warehouse with a floorspace in excess of 6,000 square metres gross in an area subject to an Integrated Area Plan, in order to be acceptable from a planning viewpoint would need to demonstrate that the proposal will:

A. Be located close to a road network with sufficient capacity to cater for development of the scale proposed. In practice larger scale developments would have to be located close to a high capacity motorway or dual carriage-way network and associated interchange;

B. Be served by existing or planned public transport services;

C. Make adequate provision for those opting for home delivery of goods other than by private car; and

D. Be accompanied by a traffic impact assessment demonstrating compliance with the above criteria.

E. Take account of the vitality / viability criteria in respect of city / town centres set out at para. 65 of these guidelines;

84e.
Taking the foregoing paragraphs together, it will be a matter for the development management process to apply the criteria in paragraph 84d above to any proposal that may come forward from the private sector.













