The Translating Housing research project
aims to inform alternative approaches to
housing provision in Northern Irish urban
environments, in particular Belfast. It
presents research and analysis through a
series of case studies of diverse and
innovative approaches to housing typolo-
gies, financing, and development models,
which have emerged uniquely in Berlin.
And it considers if, how, and in what form,

these typologies could be interpreted in
the Belfast context, particularly in rela-
tion to creating and maintaining inclusive,
sustainable, and civil urban society.
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200 Bougruppen projects being built in Ber-
lin since 2005, a number that is still growing.'
Owver this time, however, the limitations of the
Baugruppe model have also become apparent,
Firstly, Bougruppen produce primarily housing
and not mixed-use buildings with other uses on
the ground floor, as s traditionally found in the
typical Berliner Mietshaus. Second, Bougrup-
pen produce owner-occupied apartments and
not rental flats, which generally result in ho-
mogenous, middle-income groups of inhabit-
ants. Both of these deficiencies relate closely to
the fact that individual owner-accupiers rarely
take the risk to collectively-finance commercial
and rental spaces, although some projects like
Oderberger StraBe (1.2.3) have found methods
to address this deficiency.

New Housing Politics

For decades, building sites and apartments in
Berlin were cheap and readily-available. The
problem of under-utilized housing stock was
more pressing than the more typical shortage
of housing. But in recent years, this situation
has started to turn. Prices for building sites and
flats have risen, in some popular quarters such
as Prenzlauer Berg by up to 50%. Internation-
al investors have discovered the city as a place
with “potential”: still inexpensive compared
to other European cities. The city of Berlin has
sald large numbers of former social housing
properties and public land to private investors
to generate capital for its depleted treasury —a
practice that has been criticized by a number
of civic organizations.” There are plans to part-
Iy restructure the Liegenschaftsfonds, Berlin's
“Public Real Estate Agency”: by, for example,
inner-city sites no longer being sold for the
highest price, but instead by a “Concept-Driv-
en Process” based on social, architectural and
ecological criteria. Some sites have already
been sold and developed using this new meth-
odology, including the RitterstraBe (1.2.6)
project, however the city councll has not yet
established a larger program of “Concept Ten-
ders”, Meanwhile, the city is growing by 40,000
inhabitants per year, and affordable housing in
the inner-city has become a significant chal-
lenge facing the city. In response, the city's
housing department has set a goal of construct-

ing 6,000 new flats per year by following a pol-
icy of densifying the inner-city and developing
of new forms of urban living.
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-ership and rent. In this model, members pay
a deposit to acquire ownership-like conditions
{including life-long inhabitation rights, the right
to pass this on through inheritance, and con-
trol over the rent, and, to a certain degree, over
decisions concerning investments and mainte-
nance). There is usually an annual meeting at
which every member has a voice regardless of
the size of their deposit/unit. If a member wish-
es to leave the housing collaborative, his/her
initial deposit is returned in full, plus possible
negotiated payments to compensate for any
additional investments made in the apartment.

In this democratic mode| of self-administration,
co-operative members are simultaneously both
landlord and tenant, and the building is effec-
tively taken out of the speculative realm of the
property market. Compared to purchasing a
flat, the initial investment required by residents
in small, newly-founded housing cooperatives
is low. In the case of the Lausitzer StraBe (1.2.5)
project, the deposit was €340/m2. On the oth-
er hand, the owner can’t sell the flat and can't
profit from increasing values on the open prop-
erty market. There is no accumulation of indi-
vidual capital. Capital is held collectively and
re-invested in the property. The housing co-op-
erative is an attractive alternative, especially
for househalds with little equity. Currently, the
founding of a building co-operative in Germa-
ny is a rather complicated and bureaucratic
process, However a new law for the so called
Kleinen Genossenschaften or “Small Co-opera-
tives” is currently in development, which aims
to make the process easier and less costly for
small co-operatives such as that for an indi-
vidual housing project (Referentenentwurf
des Bundesministeriums der Justiz: Gesetz zur
Einflihrung der Kooperationsgesellschaft und
zum weiteren Birokratieabbau bei Genossen-
schafen 2013).

Methods Of Resident Participation In The De-
sign And Construction Processes

Bauguppen |"Building Groups”) and Baugenos-
senschaften ("Building Co-operatives”] allow
a certain degree of participation in the design
process, mostly concerning floor plans, interior
fixtures, and the type and size of shared

amenities, In some cases, it even includes
participation in the building process through
self-construction. The integration of this “sweat
equity” to reduce costs was explicitly explored
at Schwedter StraRe (1.2.2), where the inhab-
itants worked on demolishing existing struc-
tures, as well as simple building tasks such as
floor construction, and in this way saved up to
15 % of the construction cost,

In fact, every Bavgruppe or Baugenassenschaft
finds special models of participation, ranging
from simple choices out of a catalogue pro-
posed by the architects (for example, an open or
closed interior staircase) up to a general influ-
ence on the size and arrangement of the indi-
vidual flats depending on needs and budget.
In the Strelitzer StraBe (1.2.2) project, for ex-
ample, the group met on a regular basis with
a professional project manager and developed
highly individualised duplex apartments and
flats, so that every apartment in the house
is different.At Lausitzer StraBe (1.2.5), the
budget was much lower, but tenants could still
influence the interior division of floor plans.
Participatory methodologies in the design pro-
cess were more explicitly explored in the Rit-
terstrale (1.2.6) project. The members of the
group defined their needs and formats through
a standardised questionnaire or Wohnreport or
“Living Report” proposed by the architects. On
this basis, the architects worked out the ground
floor plans as well as the shared amenities. In
order ta control costs, the bullding volume, the
facade, and the stair cores were kept simple.
Generally, the participation of owners and ten-
ants in the planning and building process leads
to a high degree of resident identification and
satisfaction with the completed building.

Innovative Re-Use Of Existing Or Historic
Building For Housing (And Retention of Exist-
ing Residents)

Ever since the “Critical Reconstruction” ap-
proach to urban regeneration was initiated
in Berlin through the /1BA Alt or "Internation-
al Building Exhibition 0Old", the integration
of existing buildings has become common
practice in Berlin. In the Lausitzer StraRe
(1.2.5) project, the building co-operative man-

aged to Integrate an existing 1950s building
into a new configuration, while simultaneous-
ly allowing existing tenants to remain in the
building throughout most of the construction
process, and to return after completion.

In the Schwedter Strafle (1.2.2) project, the ex-
isting late 19th century perimeter block building
was reduced to its basic structure and a new lay-
out developed with the bathroom and the bed-
rooms to the rear and spacious kitchen and liv-
ing spaces on the southern street side. The open
shell structure of the newly built barrel-vaulted
roof provided space to integrate two homes
over three levels,

Compared to these two projects, the Fraen-
kelufer (1.2.1) project operates at a much big-
ger scale. Around 200 apartments were mod-
ernised and equipped with new balconies in
the existing buildings. The existing urban block
was completed and re-interpreted with the
insertion of the expressive new buildings and
landscaping.

In Berlin, the densification of the existing wr-
ban fabric is seen as an appropriate strategy
to provide inner-city housing by emphasising
the character and urban quality of this historic
fabric in order to discourage inhabitants from
moving to the suburbs.,

Innovative Integration of Other Social Func-
tions, Services, and Uses Into Housing Provi-
sion

Generally speaking, only the minority of Bou-
gruppen and Genossenschaften projects suc-
ceed in integrating facilites other than housing
into their buildings, as the individual owners
usually can’t or won't take the risk to finance
more than their own flat and the shared infra-
structure, The case study houses on Oderberg-
er Strale (1.2.3) and Schwedter StraBe (1.2.2)
can be seen as role models in this respect,
developed from the archetype of the Berliner
Mietshouws, which historically had retail, manu-
facturing, or gastronomy on the ground and/or
first floors. In the case of the Schwedter StraBle
(1.2.2) project, this involved the restoration and
modernizationof a run-down Berliner Mietshous

from 1886 in which the existing retail space on
the ground floor was enlarged and turned inta
a cafe/bar. BARarchitekten further developed
this mixed-use approach in the Oderberger
StraBe (1.2.3) project, which was a new-build
project in the same area, by including retail,
gastronomy and a small gallery on the ground
floar, plus duplex studios accommaodating work
and livefwork on the first and second floors.
This built-in, fine-grained structure of working,
living and leisure enables the building to be
a vital part of its neighbourhood without dis-
turbing the quality of living on the upper floors.
It also allows integrated live/work models for
families within the building. It was made pos-
sible through an elaborate financial model,
consisting of a Bougruppe and a "Renting Pool”
with silent investors that rent out part of the
apartments as well as the offices and retail
space.

Mixture, Flexibility and Adaptability, Allow-
ing Buildings To Adapt Over Time To Changing
MNeeds and Ages Of Residents

The quality of inner city housing is often linked
to the ability of the building to adapt to the
changing needs of its residents.

1. Multiple entrances to flats allow flexibility
in size and organisation as well as live/work
arrangements, In the case of the Oderberger
StraBie (1.2.3) project, each of the flats has two
entrances on different levels, so that a fami-
ly-sized flat can be split according to various
needs including, for example, renting when
the children leave the house, accommodating
grandparents, or use as a home office. Further-
maore, the different heights of the reoms (up
to 4,30m high} allow for densification through
built-in galleries and the different levels allow
efficient zoning within the flat.

2, The careful consideration of structure and
services allows flexibility of intermal layout.
In the case of Schwedter StraBe (1.2.2), the
Durchgangsbod or “Passage Bathroom” with
two doors provides a second circulation route
when not in use. At RitterstraBe (1.2.8), the
small Internal bathrooms can expand into the

hallway by opening parts of the walls. In this
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way the bathroom can be spacious when in use
but compact when vacant,

3. Baugruppen often promote social flexibility
through community and negotiation within the
house, enabling spaces to be shared or passed
from one party to another. For example, at Rit-
terstralle (1.2.6), there are two flexible spaces
on each floor, located and built such that they
can easily be taken away from one flat and
added to its neighbour. Apartments can also
change to home offices, for example in the case
of the Schwedter Strafe (1.2.2) project.

4. Providing a diverse mix of apartment siz-
es and typologies potentially allows residents
to both up-size and down-size in response to
changing households in different life phases.
This is the case in the Fraenkelufer (1.2.1) pro-
ject, where many of the original tenants have
moved between flats in the same building since
its construction almost 30 years ago.

Providing Quality Urban Living for a Mixture of
Incomes, Ages, Genders, Ethnicity, and House-
hold Sizes and Household Profiles Including
Families

The Baugruppe model nurtures quality urban
living, usually achieving diversity in terms of
household size, age, and gender, but not neces-
sarily income and ethnicity. Case studies show
that the model is generally limited to a group
defined by education and income (Kleilein, Ball-
hausen 2008:20). However Baugenossenschaf-
ten and housing associations provide examples
of greater diversity in this regard, due to their
agenda and the mechanisms available to them,

In Berlin, the city's six public housing associa-
tions (Degewo, Gesobou, Gewobag, Howoge,
Stadt und Land, WEBM) together own 269,000
flats, which represents 16% of the city's hous-
ing stock. Another 186,000 flats (12%) belong
to a wide variety of Wohnungsbougenas-
senschaften ("Housing Co-operatives”), like
the Lausitzer StraBe (1.2.5) project, that are
self-administered, allowing weaker financial
members to find security of tenure as part
of larger group (Senatsverwaltung fir Stad-

tentwicklung 2011:4). The strong position of
&5

both housing associations and co-operatives
is very important in Berlin, where 86% of the
inhabitants are tenants [Senatsverwaltung fir
Stadtentwicklung 2011:2). In arder to maintain
a social mix, there is a general strategy that not
only people with low incomes need occupy
housing association apartments, which allows
tenants whose incomes rise above the eligibil-
ity limits to remain residents of their buildings
and communities.

Creating Shared Amenity Spaces for Residents
(Including External Spaces Which are not Gat-
ed Communities)

The idea of shared amenity is quite central
to the Bougruppe and Genossenschaft mod-
els, with most including a guest apartment, a
shared roof garden, a shared common room,
or a combination of these. This allows a lew-
el of convenience and access to facilities that
would not otherwise be financially-viable on
an individual basis. This also extends to quite
practical or specific shared utility spaces such
as laundry rooms or workshop spaces. Outdoar
garden spaces tend to be for residents or their
guests only, as such having controlled access,
as is the case in the Schwedter (1.2.2) and Stre-
litzer StraBe (1.2.4A) projects. An exception is
the Ritterstrale (1.2.6) project, where most of
the outdoor space is consciously seen as part of
ashared space connected to, and for the use of,
residents of surrounding bulldings. Only a third
of the outdoor space is used and designed as a
garden specifically for residents of the Ritter-
stralle (1.2.6) project.

Also in this project, there are no private out-
door spaces at all: even the balconies are cat-
egorised as being of shared ownership in the
building deeds. The innovative model of the
Ritterstrafle (1.2.6) project managed to in-
tegrate a variety of shared spaces through a
participatory planning process that redefined
the traditional breakdown and distribution of
bullding functions. In addition to the shared
continuous balconies, there is a collective roof
terrace with summer kitchen (instead of the
usual expensive penthouse) and a large com-
mon space with a guest flat on the ground floor
{instead of an additional individual housing

unit). Relinguishing the additional capital these
elements would have generated is compensat-
ed for by a very simple building volume and
efficient circulation that resulted in a relative-
Iy low per/m2 building cost. The inhabitants,
maost of them young families, profit from the
generous shared amenities that are perceived
to “enlarge” their private flats.

A successful mix of private gardens, residents’
gardens and semi-public space characterises
the courtyard park of the Fraenkelufer (1.2.1)
project. Both residents and visiting families
use it actively for play, garden parties, picnics,
etc. The reason for the success of this space
Is its large-scale integration of play areas, the
landscaped topography including slopes and
pathways, trees, etc., and the fact that it is well
overlooked. The private gardens of the ground-
floor duplex units are not separated by fences
but through topography and vegetation. The
courtyard park is not gated but connected to
the street with large five meter high passage-
ways beneath the two “gateway” buildings,
which are articulated with a "forest”™ of pilo-
tis that indicate the transition from public to
semi-public space.
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of tenure that provide residents with a longer-
term sense of security and control of their living
environment, without requiring the capital and
exposure to the economic risks of the property
market that comes with individualizsed, mort-
gage-based home ownership.

Tenants in social rented homes in Northern Ire-
land have secure tenancies, meaning that after
an intreductory period of 12 months, their ten-
ancy is protected for the duration of their life-
time. Both the NIHE and housing associations
use introductory tenancies for new tenants;
they essentially provide the tenant with more
limited rights and landlords with the option
to pursue possession and eviction more read-
ily than with secure tenancies. Secure tenants
have considerable rights, such as the right to
buy their home, the right to pass their tenan-
cy to a co-habiting family member upon their
death and protection from eviction without
due cause.” All social landlords in Northern Ire-
land use this common form of long-term ten-
ancy.

The demography of Northern Ireland continues
to change. It has the highest propertion of peo-
ple under the age of 16 in the UK." The num-
ber of new households continues to rise, but
household formation has slowed and there is
a growing trend towards single-person house-
holds.* A new social geography was observed
in the mid 2000s, namely a return of middle in-
come households to the inner-city: young, mo-
bile, generally professional, residents “whose
lifestyle Is suited to higher-density urban living
and who want to be free to choose communi-
ties of interest rather than be constrained by
the community identities of the past” {Gaffikin,
et al 2008: 122). However the dislocation of
these groups from adjacent existing commu-
nities on the edge of the inner-city was also
observed. The city centre could be a compat-
ible location for a new generation of smaller
households, but if this younger generation
is to stay and establish inner-city neighbour-
hoods and communities the quality, amenity,
and flexibility of accommaodation needs to be
conducive to this in order to avoid merely the
creation of transient communities, If these

communities become more established, the
resulting new infrastructure (e.g. new schoaols)
is something that will also benefit existing in-
ner-city residents.

Morthern Ireland is currently in the midst of a
systemnic and substantial change to the housing
systemn. Supply is reaching a crisis point: the right
homes, in the right places, at the right price, are
increasingly difficult to find. Planning, procure-
ment, access to suitable land for development,
opposition to the development of new saclal
housing, financing and regulation are all cited
as major barriers to the delivery of new hous-
ing. Government faces sectarian division and a
growing socio-economic divide in Belfast in par-
ticular, which is hampering sustainable urban
place-making. There is a strong cultural resist-
ance to density, city centre living and mixed-
use development that has been exacerbated
by the poor examples set by the speculative-
ly-constructed apartments of the mid-2000s.
Without posivitive models, the desire for tradi-
tional typologies and tenures will continue to
prevail. In spite of a desire for innovation and
a progressive and diverse approach to the de-
sign, financing and delivery of new housing,
from parts of government and housing profes-
sionals, be they academics or practitioners, the
status quo looks set to continue,
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facade. In such cases, usually a completely-new
development is built behind the facade, one
based on the economics of maximising floor
area rather than the “capital “of the historical
and spatial character of the existing building.
As places to live, buildings with genuine histor-
ic character have significant long-term financial
value if carefully handled. The maore typical
approach can be seen on the adjacent Lucas
Building, where the new apartments have no
relationship to the existing building beyond the
fact that they hide behind the original fagade.

The qualities and desirability of living in a sub-
stantial historic building of this nature stem
primarily from the connection to the structure,
scale, and materiality of the building internally,
and the relationship of these spaces to open-
ings in the building’s external walls, rather than
just fram the two-dimensional “image” of the
building’s fagade.


















established a corporate body to build new
homes, shops, recreational facilities, etc. with-
out having to go through the normal planning
application process, Although they must identi-
fy suitable land, arrange sources of finance, and
secure local agreement (S0%), there is a pack-
age of government funding to support groups
wishing to exercise the Right to Build.®

An interesting partnership and funding model
was developed in Scotland to provide mid-mar-
ketfintermediate homes for rent that could
provide a starting point for a similar model to
the Schwedter Strae (1.2.2) project. The Res-
anance Model involves a partnership between
a housing association and a private developer,
with potential for the Scottish Government to
act as a guarantor for any loans in order to low-
er the cost of borrowing. The model propos-
es that the mid-market/intermediate homes
would be sold at market value in five or ten
years (the housing association is not required
to manage them for the lifetime of the proper-
ty) but there would be a dividend of a certain
number of houses that would remain as social
housing in perpetuity.®

Housing Co-operative Model
Although Northern Ireland does not have hous-
ing co-operatives, like the one investigated
in the Lausitzer StraBe (1.2.5) case study, the
model is in use in other parts of the UK and the
Republic of Ireland. There are a range of differ-
ent co-operative models, including Community
Land Trusts, where a group may develop new
housing for wider community benefit without
the intention to live in it themselves, Some of
these models are:

* Rental housing co-operatives

= Co-operative home ownership

¢ Co-housing communities

« Tenont management organisotions

* Co-operative leasehold ownership

* Shared and student co-operatives

¢ Shared ownership co-operatives

* Mutual home ownership

« Community self-bulld co-operatives

There has been a resurgence of interest in
co-operative and mutual housing in Wales,

with successive Housing Ministers expressing
support for co-operative and community-led
housing. As a result, a new guide to co-opera-
tive and community-led homes in England and
Wales was launched in Wales in March 2014,
with information on how to set up housing
co-operatives, how to fund them and how to
manage the dwellings.”

Financing for co-operative housing is generally
through institutional loans: either short-term
or long-term bank lending; loan stock or com-
munity shares (where private individuals or or-
ganisations invest in small sums of withdrawa-
ble share capital that yields a dividend for the
investor, although this is generally a ‘top-up
measure’ rather than the primary source of
finance); personal equity, through savings or
a mortgage; and public grant, with the English
and Welsh governments providing grants to-
wards co-operative housing build costs,

There are no obvious legal, financial or pro-
curement barriers to co-operative housing
models in Northern Ireland. A policy focus on
co-operative and mutual housing as methads
to encourage more democratic and diverse
forms of housing provision could enable this
model, Co-operative housing Is recognised for
its transformative potential within neighbour-
hoods and communities and the relatively
small scale of co-operative developments could
make them an ideal fit for city centre buildings
and infill sites,

Baougruppe Development Model

The Baugruppe development model has no di-
rect, or even indirect, analogue In Northern Ire-
land, therefore the Civil Cade Partnership that
provides the legal and financial context for this
model has no explicit equivalent in Northern
Ireland law, Legal partnership agreements are
common, however, and there would be no le-
gal reason why a similar form of contract could
not be drawn up to facilitate citizen-led devel-
opment.

There is potential for complexities and con-
cerns to arise if debt financing is being sought
by members of a Northern Ireland Baugruppe

and early discussions with lenders would be
necessary if this model was to be pursued.

The Bougruppe model would be free from
many of the potential procurement restrictions
that would impact on a housing association or
housing co-operative approach, as it is an en-
tirely private development with no, or limited,
state involvement. Public procurement policy
in Northern Ireland only applies to public-sec-
tor contracts or those of arganisations deemed
to be public bodies for procurement purposes,
such as housing associations.

Because there is no precedent in Narthern Ire-
land for the Bougruppe model, such an intiative
would probably encounter barriers to receiving
conventional debt financing and some form of
state support or facilitation might be necessary
to allow such a project to get off the ground.
Such a new form of housing could be support-
ed as a pilot project using Community Asset
Transfer, if the Baugruppe could be formed
in a way that was recognised as a third sector
organisation providing a social urban regener-
ation benefit to a neighbourhood. Introduction
af the Community Right to Build scheme from
England {already mentioned above) might be
another route to support such building groups.

Leasehaold Strategy

There is currently no equivalent in Northen Ire-
land to citizen-led projects in combination with
a leasehold model, as seen with the Lausitzer
Strafe (1.2.5) and Bernauer Strafle [1.2.4B)
case studies, howewver, there are no legal im-
pediments to a similar approach. This model
could be utilised as a way of helping projects
get off the ground, by removing the up-front
cost of land purchase while still allowing an
income to be generated through ground rent.
Such long-term ground leases would also allow
the DSD (when they are the land owners) to in-
fluence long-term urban regeneration strategy
by placing conditions on the lease of the land
to ensure urban regeneration criteria or other
appropriate standards are achieved.,



155

City Development Authorities Facilitating Pri-
vately-Financed Projects

Could the Belfast local authority strategically
use its own land asserts, and place an emphasis
on qualitative rather than purely market-driven
factors in the support of small-scale, citizen-in-
itHated urban housing? It is worth considering
this question in the context of the draft Strate-
gic Planning Policy Statement that will form the
framework within which the new 11 councils
will prepare development plans, and which re-
quires them to ensure that there is an adequate
pipeline of land for housing development.”

The Local Government Reform Programme
will also provide a general power of compe-
tence, enabling local councils to operate with
the same freedoms as private individuals, ef-
fectively offering options for how to be more
flexible, innovative, and responsive to local
needs. Greater contral over its land assets to
meet local need and demand, and planning and
regenerations powers, coupled with the gener-
al power of competence, suggest that, moving
forward, local councils in Northern Ireland will
have considerable scope to authorise, facili-
tate, and support citizen-initated housing.

Belfast City Council has a £5m Local Investment
Fund as part of its 2012-2015 Investment Pro-
gramme, Although this is currently being used
to fund traditional community-investment
and development activity through established
groups, this fund or a similar initiative could be
used to financially-support citizen-led urban
housing development.”

Morthern Ireland has a very traditional ap-
proach to housing development. Private house
builders provide new homes for market, and
shared-ownership, sale and housing associ-
ations provide homes for social rent, and af-
fordable housing such as shared-ownership
and shared-equity. The growth of the private
rented sector in Northern Ireland (from 2001
onwards) has added another significant ten-
ure to this model, but amateur or accidental
landlords and market factors, rather than in-
stitutional investment in new properties, has
dominated it. Larger scale institutional or pri-

vately-financed, well-built and -managed hous-
ing for rent on the private market might, for
this reason, be an area of the housing market
which could be encouraged and improved.

Perhaps the biggest constraint to the introduc-
tion of some of the Berlin housing develop-
ment models is, of course, cultural rather than
strategic, financial, or legal. These entrepre-
neurial models require a significant amount of
personal drive, direction and management. In
saying that, there is potential to explore these
aptions, particularly in Belfast city centre and
within the current market, but it may be neces-
sary for the local council to take a leading role
In facilitating and supporting pioneering efforts
until 2 model has been tried and tested. While
the Baugruppe model, for example, may be dif-
ficult to envisage working in Belfast, certainly in
light of the housing market collapse and a more
cautious approach of financial institutions,
the availability of inexpensive land and empty
buildings in the city centre could have some
potential for mare creative housing approaches
from individuals and groups.
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aged and supported to live in the city centre, It
is important that the city centre avoids being
perceived as a ghetto for low-income house-
holds or particular residential groups, such as
students or foreign nationals, With the right
housing typologies, the city centre has the in-
frastructure, services, cultural life and charac-
ter bulldings to become a desirable place to live
for all sectors of society. New city centre hous-
ing should be considered on a mixed-tenure,
mixed-income basis, and the Building Group
model could be adopted and encouraged by
the city authorities to achieve this, through the
application of some combination of the follow-
ing recommendations.

Concept-Driven Sales Processes

The city authorities could adopt the konzept-
gebundene Verfahren or "Concept-Driven Sales
Process” model, which was utilised to success-
fully support projects in Berlin through the al-
location of state-owned real estate to projects
with a positive urban agenda. This would rep-
resent an alternative to the current process
of Development Brief Tenders aimed at spec-
ulative developers, which are usually award-
ed to the highest bidder on the basis of “best
value for money”, This developer-orientated
development brief model is susceptible to en-
couraging inappropriate scales and quantities
of development in order to achieve the best
return. Instead, an attractive fixed-price could
be set, with bids evaluated on the basis of so-
cial urban renewal criteria in order to achieve
“best value for the city” in a broader, more sus-
tainable, sense. Exclusive option/longer appli-
cation periods of up to 12 to 18 months have
also been recommended, as Building Groups
require more extensive organisation and time
to generate capital than private developers
(Ring, 2013:203). Beyond this facilitation, sub-
sidies could be provided in certain instances to
citizen-led Building Groups or co-operatives if
certain criteria are met (e.g. the inclusion of so-
clal- and/or affordable-living units),

Develop Alternative Lending Institutions

Specialised lending institutions could be estab-
lished, which support projects by lending at low
interest rates if certain social or environmental

criteria are met. As opposed to short-term
grant programs, this more long-term approach
allows lenders to build expertise and knowl-
edge in their area of lending speciality (e.g.
energy efficiency). For example, the lending
band criteria established by the KFW bank in
Germany, which lends to projects on the basis
of energy efficiency, are now recognised as the
industry standard. Loans from such specialised,
criteria-based lenders also give projects valid-
ity, which can, in turn, make further financing
easier to abtain. In 2010, the Chartered Insti-
tute of Housing presented options to mowve
from grant- to loan-funding for private sector
repairs and improvements. A similar approach
could be used to facilitate new development
models.

Long Term Lease Arrangements

City authorities could use a strategy of long-
term leasing of city-owned land as a method
of both supporting and influencing housing-led
urban regeneration, 5ite leasing minimises
costs for project initiators, allowing investment
to be concentrated on the built fabric rather
than on land purchase. It would also allow the
city development authorities, as landowners,
to set conditions and criteria for leasing land,
thus maintaining control of development and
determining long-term urban development
policy. The Department of the Environment,
Community and Local Government and Hous-
ing Agency in the Republic of Ireland have in-
troduced such leasing models for the provision
of social housing through local authorities.

The City Centre for the Next Generation

It s well established that Belfast is largely
segregated by socio-economic class and com-
munity/religious background (Gaffikin, et al
2008:97). This “residualisation” also extends
to other homogeneous groups, such the al-
maost-total concentration of students in the
Holy Lands area. Within this context, the inner
city Is the major exception. Largely because it
is under-populated, and as such is generally
perceived as a neutral environment, it isn't as-
sociated with any particular secio-economic or
community group. This area also has the prime
location, building typologies, and amenities to

potentially sustain social and programmatic di-
versity, The inner city alse has urban infill sites
and empty buildings at scales which could lend
themselves to co-operative housing or Building
Group projects.

In Belfast, socio-economic stratification s gen-
erally directly reflected in both the size and type
of housing typologies {e.g. small terrace, large
terrace, semi-detached house, free-standing
house, etc.). Neighbourhoods commaonly have
one dominant type and scale of typology, and
often a correspondingly-homogeneous socio-
economic profile. The city centre offers the
opportunity for more diversity in this respect,
with the possibility of medium-density hous-
ing typologies which could contain a mix of
apartment types and scales. The continuation
of current housing typologies and levels of de-
sign quality in Belfast may be further building
segregation into the urban environment to a
degree that may prove irreversible, Concentrat-
ing housing in the city centre that caters to one
particular demographic group, for example so-
cial or student housing, runs the risk of the one
remaining un-segregated area of the city be-
coming overly homogeneous and undesirable
to the broad social spectrum required to create
a diverse and vibrant urban core.

The time scale and planning for this shift in
the character and desirability of the city cen-
tre needs to be generational. It is unlikely that
existing middle-income households will aban-
don their peripheral middle class enclaves for
the city centre. However the next generation
of professionals could, under the right condi-
tions, find the city centre an affordable, diverse
and demographically-nevtral, and well-lo-
cated opportunity for urban living. Given the
right opportunities to create their own living
environments and to invest financially, social-
ly, and spatially, the next generation might be
convinced to stay in the city centre as they pro-
gress through their life phases, including living
with a family.
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