While some worry that the Internet will become “a more
efficient avenue for discriminatory lending practices” (101),
the main concern is that these services are not currently
regulated by the CRA. Extending CRA coverage to these
First,
these institutions accept deposits well beyond the scope

services would come up against two roadblocks.

of their physical community (Johnson, Kemp and Nguyen
2002). Defining the CRA assessment area, therefore,
would present significant challenges and might be attacked
by critics as arbitrary and outdated. Second, because of its
controversial nature, any expansion to the CRA will meet
significant political opposition. These challenges stand in
the way of maintaining the effectiveness of the CRA.

The CRA and Gentrification

Tronically, the lack of access to credit in LMI communities
may be what keeps them affordable. Redlining starved
access to credit for a// residents of an area, failing to
distinguish between those deemed creditworthy and those
deemed uncreditworthy. Today’s system, which mandates
fair lending across all communities, combined with
sophisticated systems to determine the risk of lending to a
particular applicant, may actually increase the vulnerability
of LMI households in neighborhoods that lie in the path of
gentrification. As Wyly et al (2001) write, “When affluent
professionals begin to search for relatively affordable
homes in the inner city, LMI residents are threatened with
rising housing costs and city-wide reductions in the supply
of low-cost housing” (89).

The CRA may fuel gentrification since outsiders looking to
purchase cheap real estate may have their loans approved,
while current residents may still be unable to access credit.
In the era of gentrification, “the traditional dichotomy
of wurban investment (loan approved or denied) has
been complicated by much greater stratification among
those who do receive credit” (Wyly and Hammel 2004,
8). Meanwhile, greater market demand for real estate in
inner-city neighborhoods increases values along with costs,
potentially forcing displacement of current residents.
Wyly and Hammel (2004) write, “Working-class and
racially marginalized people and places fare pootly in this
process—facing either exploitive credit terms nurtured
by predatory brokers and loan officers backed by Wall
Street investors and global capital, or outright exclusion as
displacement and housing market inflation remake cities
for the elite professional classes” (3).

In this new era, the CRA may be counterproductive
since “[s]patially-defined policy goals often provide CRA
credits to banks for making loans to upper-middle class
gentrifiers in the inner city” (8). It depends on how one

defines success. If one focuses on neighborhood-level
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change, then the CRA has done its job: real estate values
in the neighborhood have gone up, most likely along with
maintenance of the properties and general upkeep of the
area. However, if one looks to the individual level, the
LMI households living in the neighborhood may have had
to relocate to another depressed neighborhood because
of increased costs. LMI renters, of course, would benefit
the least because they would be forced to move with no
attendant increase in wealth. LMI homeowners, on the
other hand, may be forced to move but will at least benefit
from increased values when they sell their homes.

The CRA and Predatory Lending

No consensus exists about the connection between the
CRA and predatory lending. The prevalence of predatory
lenders in LMI communities may demonstrate the failure
of the CRA to encourage sufficient lending, Predatory
lenders may fill the gap created by the absence of traditional
If the CRA were working as its
designers intended, there would be no lending vacuum for

lending institutions.

predatory lenders to exploit. Perhaps it is too soon to fully
assess the law’s effectiveness. Only 30 years have elapsed
since the passage of the CRA, and much evidence exists
that lending has moved in the right direction. If nothing
else, the CRA encouraged banks to take a second look
at previously excluded communities and understand that
there are profitable ways to lend within them.

Some of this lending takes the form of subprime loans,
a complicated and controversial topic. Not all subprime
loans are exploitive; some are simply the best credit that
borrowers can access because of low credit scores. When
it comes to counting subprime loans toward a bank’s
CRA credit, however, regulators should be cautious.
As Richard Marisco writes, “A bank that is engaged in
subprime lending, which by definition is more costly to the
borrower than prime lending, may be failing to ‘meet’ the
credit needs of the community; while it may be originating
a large number of loans, these loans may not be on the
best terms for and affordable to the borrowet” (Marisco
2003, 742).
subprime market; they are the loans that have exploitive

Predatory loans comprise a subset of the

and detrimental terms. These loans cause more harm than
good by trapping borrowers in a cycle of debt from which
they might never extricate themselves.

Recently, great attention has been paid to the effects
These

foreclosures have had a disproportionate impact on

of subprime loans on mortgage foreclosures.

LMI, largely minority areas where mortgage originations
increased by 40 percent from 1993 to 1997, compared to a
nationwide increase of only 20 percent (Wyly et al 2004, 8).
The effects of widespread foreclosure have been especially



Vancouver, Canada Waterfront. Photo: Scott Curry

pronounced in LMI neighborhoods, not only because
residents are less likely to have access to low-cost credit but
also because LMI borrowers will find it harder to weather
fluctuations in the economy given their precarious financial
position.  Since many LMI communities have suffered
decades of disinvestment, the effect of a single foreclosure
is much greater than in a neighborhood that is stronger
economically. As Immergluck and Smith (2005) observe,
“in middle- and upper-income areas...foreclosures are less
likely to lead to abandoned buildings and neighborhood
blight” (368). In these areas, the stronger real estate market
restricts foreclosure to the level of a personal tragedy:
someone has lost her home, but it will simply pass on to a
new ownet.

Most parties agree that predatory loans should not earn
banks CRA credit. If they are considered at all, they
should detract from the institution’s overall CRA score. In
a note issued by federal banking agencies in 2001, questions
were raised about the extent to which predatory lending is
monitored. The note stated, “Some are concerned that
the regulations generally seem to provide consideration of
loans without regard to whether the lending activities are
appropriate” (CRA Regulations, quoted in Marisco 2003,
743). It went on to suggest that, “a CRA examination
also should include consideration of whether certain loans
contain harmful or abusive terms and, therefore, do not
help meet community credit needs” (CRA Regulations,
quoted in Marisco 2003, 743). It then asks, “Does the
lending test effectively assess an institution’s record of
helping to meet the credit needs of its entire community?
If so, why? If not, how should the regulations be revisedr”
(CRA Regulations, quoted in Marisco 2003, 743). If this
exchange is any indication, it would seem that no system
is in place for evaluating predatory loans within the
CRA regulatory system. Predatory loans can be counted
along with legitimate subprime and prime loans to help

a bank earn an “outstanding” or “satisfactory” rating

Engel and McCoy (2002) assert that “both origination
and brokerage activities may qualify for CRA credit even
Predatory
loans do not add value to a community; they drain that

when they involve predatory loans” (1575).

value away, strip equity from homes, and leave borrowers
in desperate circumstances. An influx of predatory loans
will leave a community in worse straits than if it had no
access to credit at all. As Engel and McCoy (2002) write,
“If the CRA is creating incentives for banks to engage in
predatory lending, the CRA is actually defeating one of its
stated goals” (1577-78).

Banks can be involved with predatory loans indirectly by
purchasing loans on the secondary market or financing
subprime lenders. Engel and McCoy (2002) write, “These
bank activities raise CRA implications because some
of the activities receive explicit federal guarantees while
others may benefit more generally from federal subsidies”
(1585).

Another way that CRA-regulated banks can benefit
from the subprime and predatory lending industries is
by acquiring non-bank affiliates that are not regulated by
the CRA. “Large national prime banks have established
specialized subsidiaries focused on particular types of
loans, marketed to tatgeted groups and/or neighborhoods,
to reap lucrative profits without tarnishing brand-name
reputations” (Wyly and Hammel 2004, 8-9). In 2000, non-
bank entities owned by bank holding companies accounted
for eight of the ten largest subprime lenders. These non-
bank affiliates are exempt from CRA scrutiny unless they
volunteer for it, and since there are no incentives to do so,
they remain unregulated and free to engage in detrimental
lending practices (Engel and McCoy 2002).

Engel and McCoy (2002) argue that “if non-bank affiliates
and subsidiaties benefit from federal subsidies, we need
to consider whether banks should be penalized for using
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subsidies to finance predatory lending” (1588). The profits
from these abusive lending practices still indirectly accrue to
CRA-regulated agencies so that defining banks’ operations
too narrowly can allow them to delegate their abusive (and
profitable) lending practices to affiliates outside the scope
of the CRA, thereby rendering the law less effective.

Conclusion

The CRA made significant progress in accomplishing
what Congress intended. Lending and investment in
LMI neighborhoods has increased in the years since its
passage. Though it is still relevant and effective, significant
challenges to the CRA have emerged in the past two
decades. Regulatory agencies must step in to monitor
the effects of predatory lending and online banking to
ensure that the CRA remains effective in this new lending
era. The effects of gentrification are beyond the scope
of current CRA regulations, but Congress could consider
adding a provision that takes the income of borrowers into
account on an institution’s CRA evaluation and excludes
those above a certain range. This adjustment would target
those most in need of access to credit and not give CRA
credit to banks for fueling the gentrification of inner-city
neighborhoods. Moreover, predatory lending seems to be
a loophole in the CRA that the federal government should
work aggressively to close.
should CRA-regulated lending institutions receive credit
for making loans that have abusive terms and that will
undermine the credit health of individuals and the integrity
of communities.

Under no circumstances
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The Rise and S

pread of

Istanbul’'s Suburbs

Heather Smirl

In October 2007, the Master of Urban Design studio was asked to design a project to the north of
Istanbul, along the Black Sea. We travelled to Istanbul, Turkey for ten days to gather research and
analysis on both our site and Turkish culture. While traveling to and from our site and Istanbul, we
passed housing developments either under construction or recently completed, covering the hillside and
valleys, inland from the Bosphorus Strait. During our travels, I took an interest in Istanbul’s current
housing situation, in particular the mid-rise towers that create no sense of place in the continuously
sprawling landscape. The following paper will look at the reasons behind building the mid-rise

towers and why the units are immediately occupied, how these new communities are affecting traffic
congestion, and finally why these new housing towers are poor examples of street life and a vital

community.

The Karakoy community in Istanbul sets the scene for
a picturesque town on the edge of the Bosphorus Strait.
Karakoy’s multi-use urban fabric is reminiscent of the lively
streets of Florence, Italy (Photo 1). The locals greet each
other on the streets, while people watch from the third
and fourth floors of mixed-use apartment houses, which
often share a common wall and face the bustle of people
moving up and down the street. In contrast, inland from
the Bosphorus and away from the human scale streets,
Istanbul is building mid-rise housing developments that
have lost the traditional street life found near the water-
front.

Photo 1: The narrow, urban streets of Karakoy
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These new housing types spreading across Istanbul’s inland
territory are products of mass housing developments
planned for residents who can no longer afford the
high rents near the Bosphorus. This paper will address
three central questions: (1) Why are these mid-rise
housing developments being implemented instead of the
traditional housing model, and why are the housing towers
immediately occupied as they are built? (2) How are the
new housing towers affecting transportation in Istanbul?
(3) Why are these new housing models poor examples
of street life and a vital community? Istanbul’s suburbs,
though visually different from America, are faced with
many of the same problems. First, I will briefly illustrate
the history of the American post-war housing policy for a
better understanding of the reasoning behind the housing
shift.

In the United States, the suburbs were promoted as a
means of enhancing national security by decentralizing
cities. Large corporations were moved from central
business districts to the outskirts of cities where they
could expand on land that was much cheaper per square
foot than their city counterparts. As these corporations
spread out from cities, expansion was on the forefront
of the agenda. Large industries developed manufacturing
warchouses as the assembly line was invented in the 1920s.
According to Masotti, “The need for land to expand is a
primary factor that drives corporate offices, manufacturing
and assembly plants, and even athletic teams, out of
cities” (1974, 87). As the movement of business continued
outward from the city, the image of the single family
home became an integral part of the American Dream.

In the United States from the 1920s to the present, the

American Dream has been, in part, to own a single-family
home. At the end of World War II, the housing needed
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for returning military families heightened the urgency for
home construction in the homeland. In The Bulldozer in the
Countryside, Adam Rome states:

The demobilization of 14 million men and women in
the armed forces led to a record demand for housing,
Everywhere newly married and recently reunited
couples keenly desired the space to start families.
Yet, because of the turmoil of the Depression
and the war, almost a generation had passed with
little homebuilding,
estimates, the nation needed 5 million new homes
and apartments to satisfy the demand (2001, 18).

According to Government

Intheyears to follow, the baby boomer generation continued
to seek residence outside cities to fulfill the dream of a
house with a yard to come home to after work. In the late
1940s, developer William Levitt produced Levittown near
Long Island, which, at the time, was a revolutionary method
of homebuilding. Levittown was conceived as a mass-
produced housing tract to absorb the post-war shortage.
Rome states that, “like Henry Ford, Levitt had found a
way to offer ‘the great multitude’ a piece of the good life
once reserved for the well-to-do, and the achievement
promised to transform the country” (Rome 2001, 19). To
entice prospective home buyers the federal government
implemented a system to ensure the development of these
communities. Thus, the National Housing Act was born in
1934. Adam Rome states, “[T]he most important provision
of this act created a mortgage-insurance program that
revolutionized the nation’s home finance system. If lenders
and builders met a number of conditions, the newly created
Federal Housing Administration would guarantee 20-year
loans for up to 80 percent of the value of the home”
(Rome 2001, 28). Manageable mortgage loans enabled
families previously unable to afford property to purchase
their first home. The creation of this housing strategy in
America in the mid-19th century is similar to what Istanbul
is experiencing today.

In Istanbul, the National Housing Authority is offering
families affordable mortgage loans where the residents
would not pay for 15 years. This mortgage loan system
passed last May for affordable, mid- and high-scale housing
developments. This new housing subsidy coupled with
lower land costs on the Anatolian side of Istanbul—the
side east of Istanbul—has been the driving reason for
eastward expansion of these suburban developments. Like
the United States, Istanbul’s rent is extremely high within
the city proper. Families are enticed by the low mortgage
loans and the idea of owning a larger home or condo away
from the Bosphorus, instead of renting a significantly
smaller unit in the city. The traditional housing model,
which makes up the dense fabric near the Bosphorus is
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no longer affordable for residents entering the housing
market. Instead, the mid-rise housing towers far from
the Bosphorus, which are becoming popular, add longer
commute times to jobs, which remain near the waterfront.
Both America and Istanbul suffer from high traffic volumes
due to automobile dependency.

In America, the suburbs were built with automobiles
assumed as the main mode of travel. Without adequate
public transportation networks, there is more than one
car per household, which Masotti claims stems from the
“suburban mentality of not just one car in every garage,
but a car in every garage for each family member older
than 16” (Masotti 1974, 192). The automobile inhibits
street life and neighborhood interaction. In The Death and
Life of Great American Cities, Jane Jacobs states: “[T|raffic
arteries, along with parking lots, gas stations and drive-ins,
are powerful and insistent instruments of city destruction.
To accommodate them, city streets are broken down into
loose sprawls, incoherent and vacuous for anyone afoot”
(Jacobs 1961, 338). Automobile use leads to a never-ending
need for more roads and highways. Jane Jacobs refers to
Victor Gruen’s disdain for cars, when she writes “the motre
space that is provided cars in cities, the greater becomes
the need for use of cars, and hence for still more space for
them” (Jacobs 1961, 351). Vehicular circulation reduces the
space for a walkable sidewalk life where a social hierarchy
can take place. America’s traffic problems to and from the
suburbs can be compared to Istanbul’s traffic congestion
also directly related to an automobile dependent culture.

In Istanbul, these Turkish mid-rise suburbs are springing up
around the perimeter of the traditional urban fabric with
automobile circulation as their current planning strategy
(Photo 2). According to the transportation section of the
Istanbul Greater Municipality Metropolitan Planning &
Urban Design Center (IMP):

In today’s present climate, transportation and traffic
congestion are of major concern for Istanbul.
Transportation in Istanbul is insufficient due to a
lack of investments, incorrect implementations and
uncoordinated decisions. Since all activities in the city
are related directly and indirectly to the transportation
system, the status and the capacity of the system is
mirrored throughout the city as a whole (20006).

Most road widths are too wide to promote pedestrian
activity, and most streets running adjacent to the towers are
too busy to cross. Many of the residential towers encourage
car use by providing underground parking for their residents
with a standard of two cars per dwelling unit. A vanpool
stops in front of many of the towers and buses people to
and from the European side for work, but the vans are
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Photo 2: The mid-rise housing towers inland from the
Bosphorus.

limited and most people still enter the devastating traffic
flow, which bottle-necks each morning at the two bridges
spanning the Bosphorus Strait. A transportation plan is
an important part of the planning process. According to
the IMP, new developments concerning strategic land use
plans and thereby considering the interaction of “land use
and transportation” should be included in the preliminary
planning stages of planning (IMP 2000). Istanbul not only
needs a strong transportation plan in the beginning phase
of land development, it also needs an extensive strategy to
reduce the use of private vehicles. IMP states that:

To develop an appropriate city transportation system,
well balanced land use planning, improvement of
public transportation and the discouraging of private
car usage should be taken into consideration as a
whole. However, the development of reliable public
transportation has the utmost priority. The reason
for this priority is that it is impossible to reduce
private car usage without providing efficient public
transportation (2006).

In Istanbul, the lack of public transportation options
for residents who live in suburban areas forces the
residents to use personal vehicles. The use of cars makes
Istanbul’s suburbs a poor example of street life and a vital
community.

Istanbul’s street culture along the promenade at the edge

of the Bosphorus has an urban feel. With that in mind,
why are the majority of people moving out of the city to
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live in these mid-rise towers, which have lost this sense of
vitality? In Montgomery’s 1998 article, “Making a City,” he
writes:

Vitality is what distinguishes successful urban areas
from the others. It refers to the numbers of people
in and around the street (pedestrian flows) across
different times of the day and night, the uptake
of facilities, the number of cultural events and
celebrations over the year, the presence of an active
street life, and generally the extent to which a place
feels alive or lively (5).

Past Turkish generations populated either the dense
urban fabric near the Bosphorus, or lived on farms in the
countryside. Why has a borderland been formed between
these two housing extremes, and why doesn’t it work as a
lively neighborhood culture? In America, a large portion
of the baby boomer generation, who grew up in suburbia
have chosen to remain in suburbia, because of its aspect
of familiarity. Joongsub Kim, in Linda Groat’s 2000 article
“Civic Meaning: The Role of Place, Typology and Design
Values in Urbanism,” writes that the suburbanites have,
“an appreciation for familiar visual qualities that remind
them of favorite childhood environments” (23). Nostalgia
for the proverbial American suburb stems from the
connection between the Baby Boomers and their parents.
In contrast, the mass exodus to the suburbs in Istanbul
is a new phenomenon due to high rent prices near the
Bosphorus and the idea of owning larger dwelling units
outside the city. The issue with Istanbul’s new development
is the lack of place and personal interaction.

The problem with most suburbs is their lack of place.
Hou states, “in treating the public realm as both a physical
space and a set of social relationships, it is important
to examine the multiple processes embedded in place
making” (2003, 3). In addition, Canter’s Model of Place
breaks a successful place into three sections: the physical
environment, actions, and meaning (1977). Istanbul’s
mid-rise housing developments do not sufficiently fulfill
any of Canter’s three place-making criteria. The physical
environment lacks intimacy and a human scale. The action
of pedestrians bustling along the sidewalks and plazas is
non-existent because there is no ground floor retail or
commercial establishments to instill 24-hour surveillance.
And lastly, the meaning of social interaction does not occur
in Istanbul’s mid-rise suburbs because they lack density and
diversity. These three criteria are examined further below.

First, Istanbul’s housing towers are not designed to exist
within an urban environment. Their physical characteristics
lack intimacy and human scale both on sidewalks and
in nearby open spaces. Jacobs states that, “scale is a
combination of the ratio of building height to street width,
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relative distance, permeability and the sense of grandeur
or intimacy of space” (Jacobs 1994). In Istanbul, these
buildings do not maximize the floor area ratio of the land.
Therefore, the buildings are spaced far from one another
and completely disengaged from the street. If the area
between towers was utilized for public space, rather than
on-grade parking lots, the neighborhood would start to
become a vital place. In addition to the need for public
space, a park or plaza between the housing towers should
be surrounded by ground floor retail and commercial
establishments to create a safe environment caused by high
levels of pedestrian activity.

Second, active pedestrians on sidewalks and in plazas
establish a 24-hour security system. Istanbul’s new housing
towers are often set back from the street, with a fence
between the residence and the sidewalk where a guard waits
at the entrance. This security surveillance system instills
a sense of fear about the street, discouraging residents
from leaving the neighborhood without the safety of their
cars. Actually, a lively, pedestrian-friendly sidewalk culture
is security in itself. Jane Jacobs says the public peace “is
kept primarily by an intricate, almost unconscious, network
of voluntary controls and standards among the people
themselves, and enforced by the people themselves” (1961,
31). The traditional houses closer to the Bosphorus with
their close proximity to the sidewalk, and the diversity of
uses on the ground floor of each building exude street
security. In the suburbs, people tend to use their cars to
buy food or other amenities, which are often not within
walking distance from their homes. Constant pedestrian
movement throughout a space, 24-hours a day constitutes
a lively and safe street environment. Pedestrian activity not
only creates safe streets, but generates urban environments.
Montgomery (1998) states “without activity, there can be
no urbanity” (5). If Istanbul implemented these mixed-use
principles during the initial stages of the planning process,
street activity, and security would increase. Street activity is
also achieved through density of residents.

Lastly, the lack of residential density and diversity of
ground floor land use in Istanbul’s mid-rise suburbs limits
social interaction. The suburbs of Istanbul have no corner
markets, or small, family-owned coffee shops. The towers
do not have the density or diversity in land use needed to
compete with the traditional housing model found closer
to the Bosphorus. “The key to sustaining diversity lies in
there being, within easy travelling distance, relatively large
numbers of people with different tastes and proclivities.
In other words, a relatively high population density”
(Montgomery 1998, 7). Businesses selling a variety of
amenities throughout different times of the day would
create social interaction. If Istanbul applied Canter’s Model
of Place to the new housing developments away from the
Bosphorus, the streets would become a vital place.
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Istanbul’s mid-rise suburbs, though different in housing
stock and density per square foot compared to those in
America, suffer from the same mistakes and shortcomings.
By encouraging transit and mixed-use development in
the early stages of the Turkish planning process, a lively
and safe pedestrian-friendly neighborhood away from
the Bosphorus may emerge. This paper has pointed out
three main things. First, mid-rise housing developments
are implemented instead of the traditional housing model
and are immediately occupied because low-mortgage loans
offered to potential home buyers are a major incentive for
Istanbul residents to move to the suburbs. Second, these new
housing towers affect transportation in Istanbul, causing
traffic congestion, which otherwise would be alleviated
by mass transportation. Third, Istanbul’s suburbs, which
offer a poor example of street life and a vital community,
would benefit from an integration of uses to create a 24-
hour environment. By developing guidelines modeled after
urban neighborhoods like Karakoy, communities inland
from the Bosphorus can preserve Istanbul’s dense, urban
nature.
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Ann Arbor:
A Suburban Ballet

Ann Arbor’s southwest side contains a neighborhood, Lansdown, that is entirely suburban in nature. This neighborhood
contains long blocks, serves solely a residential function, and has buildings that were all built in a relatively short time
frame. Yet it has a vitality and sense of community that have existed for several decades. The fact that a street life exists
at all gives Lansdown a unique, attractive quality not found in many suburbs.

The street life in Lansdown starts every morning with the dogs. They are a vital element to this neighborhood and it

can be atgued that without the dogs, the community may not be neatly as tight. Daylight is not required for their daily
walks, which happen long before anyone heads to work. The majority of residents are responsible and conscientious
pet owners who find pleasure in the eatly morning activity. While taking my dog Casey on strolls to burn off enetgy,

we cannot help but meet Champ, Spot, or Ruby. And while Casey greets his buddies and exchanges canine news, it is
impossible to ignore the pet owner at the end of each leash. Although it is never a requirement that we all become close
friends, our morning greetings are a remarkably efficient way to learn who belongs in the neighborhood.

Once the canines are returned to their homes, Lansdown comes alive with the morning rush, a well coordinated effort
between commuters and school children. Although it can never be desctibed as chaotic, rush hour certainly contains
the greatest number of neighborhood players and the most condensed activity. Commutets are apparent throughout this
stage. Some work in Ann Arbor relatively close to their homes, while others commute into Detroit or its suburbs. Most
travel by cat, but some walk to nearby bus stops. This neighborhood buzz grows as cars are warmed up, newspapers are
picked up, and residents get started on their way.

Mixed with the commuters are school children, who start their day at vatious times depending on their grade level. High
school students are the first to be seen, followed by the middle school students about 30 to 45 minutes later. Finally, the
elementary students walk to the school at the neighborhood’s center. The neighborhood was designed with sidewalks
located between houses directing students into the schoolyard, and as those students living outside the neighborhood
join the walkers via bus and car the school grounds become a mass of activity. The parents who accompany their
children expetience another opportunity to socialize.

As the school bell rings, the neighborhood again quiets down. Parents return home, many in groups of two or three,
bringing with them the children who ate too young to attend school. Others extend the walk they have started, taking
their daily route through the neighborhood, many still with a dog in tow. The remaining parents leave Lansdown as they
finally start their commute to work.

Once past the early morning rush, the activity level lessens but never ceases. Dogs continue to get walked. The exercisers
come out walking, jogging, running, or perhaps biking. All are taking advantage of the peace and the cooler morning
temperatures. Soon, homeowners can be observed taking care of yard work or gardens. Most often, this activity occurs
in the front yards rather than in the back. It is remarkably easy to stop and chat with any neighbor. One commonly

sees returning shoppets stop in front of a friend’s house, get out of the car and socialize. As the morning becomes
afternoon, the youngest children gather into playgroups. Like many of the neighborhood rhythms, this activity ebbs and
flows, but never quite stops.

The pace of life picks up a bit when the school children return. First, the high schoolers arrive by bus or cat. Many of
them burn off pent up enetgy by shooting hoops or joining their friends to socialize. Middle schoolers and elementary
students soon follow; playing basketball, riding bikes, or rollerblading. Physical activity seems to be highly valued in

the neighborhood overall, so it is common to find children gathered in groups outside after school. A few can be
observed tending to a job such as pet sitting or pet walking. Of course, many will be shuttled to other activities, but this
neighborhood has managed to retain elements from a previous time when kids went outside to play.
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Cutiously, this neighborhood has the classic suburban quarter-acre lots with ample backyards that are often outfitted
with nice play structures for the kids to enjoy, but the children do not play in the backyards. The kids prefer to be out
front, the older siblings looking after the younger ones with parents never too far away, all acting as eyes on the street.
As evening arrives, it brings with it the quietest period of the day. Commuters return and tend to wind down and relax
indoors. Families gather to prepare and eat dinner, and help children with homework. Once these activities are finished,
Lansdown sidewalk life returns, not as intense as in the morning but always constant. Physical activity returns as children
gather and play outside again. Some commuters again can be seen walking and running, perhaps simply checking to see
how a neighbor’s home improvement is coming along. Other residents are outside attending to chores and yard work
or gardening, sharing with neighbors the garden plants that need to be thinned out. A few leave to run errands or shop,
returning in their cars and often acknowledging friends and neighbors. At times, a bustle of activity will be centered at
the elementary school with evening activities bringing students, parents, and siblings back to the neighborhood center.
School activities provide yet another way to become familiar with the neighbors, and an opportunity to catch up with
those who do not live quite as close. The day’s news and gossip is passed along:

As evening ends, the sidewalk and street activity quiets quickly. Residents retreat back indoors. Children take baths and
get ready for bed, so this requires most parents to stay in and take care of family matters. However, the activity only
quiets briefly. Adults start to filter outside again to enjoy the evening before retiring. And last but not least, the canines
get walked again.
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Mana

ging Growth in Wind

Energy Production

Jon VanDer/ee

The Energy Information Agency predicts that in the next 25 years, wind energy capacity in the U.S.

will grow by 300%. This paper will address some of the main issues affecting the growth in wind
energy production in the U.S. and Michigan including regulatory issues, environmental concerns, and
technological barriers. In keeping with a local environmental planning context, most of the focus will
be on environmental concerns, including concerns over public safety and welfare, with many references
to local policies and regulations. A discussion of wind energy production is certainly apropos as policy-
makers are recognizing the problems associated with current methods of energy production.

Wortldwide patterns of energy consumption are leading
towards an ecological catastrophe in the form of global
climate change. According to the International Energy
Agency, in the year 2000 79.4 percent of total worldwide
primary energy supply came from fossil fuels that emit
greenhouse gases (GHG) (International Energy Agency
2002). In contrast, only 13.8 percent of total primary en-
ergy came from renewable sources (the remaining 6.8 per-
cent came from nuclear
power), and of that the
vast majority was from
hydropower, combus-
tible renewables, and
in periphery
and semi-periphery
Only 0.065
percent came from

wastes
nations.

solar and wind. In the
U.S. the percentage of
energy from renew-
able sources was just
6 percent as of 2004,
with only 0.18 percent
of total energy coming
from solar and wind
(Energy Information Administration 2003). The greatest
challenge in the coming decades will be reducing our over-
all energy consumption and shifting to an energy source,
such as wind, that does not emit GHGs.

The Energy Information Agency predicts that in the
next 25 years, wind energy capacity in the U.S. will grow
threefold, bringing it to about 12,000 megawatts (MW)
(Johnson 2003). This paper will address some of the main
issues affecting the growth in wind energy production in
the U.S. and
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Modern California windmills. Photo: Krista Trout-Edwards

Michigan including regulatory issues, environmental con-
cerns, and technological barriers. It will look at strategies
for eliminating barriers to wind production across these
issues at all levels of government, and will analyze case
studies of successful wind energy production in the U.S. In
keeping with a local environmental planning context, most
of the focus will be on environmental concerns, including
concerns over public safety and welfare, with many refer-
ences to local policies
and regulations. A key
resource specific to
Michigan
ing local ordinances
is the “Wind Siting
Guidelines for Wind
Energy Systems Draft
Report” developed by
the Michigan Energy
Office in the Depart-
ment of Labor and
Economic  Growth
(DLEG). According
to the report, these
guidelines are meant
“to help local officials
strike a balance between the need for clean, renewable en-

concern-

ergy resources and a local government’s responsibility to
protect the public health, safety and welfare” (Klepinger
2007).

The paper will also address the trade-offs associated with
onshore and offshore wind development in relation to the
aforementioned issues. A discussion of off-shore wind
production is especially pertinent to Michigan, which
boasts the potential for 44,000 MW of offshore wind
generating capacity according to the National Renewable
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Energy Laboratory. As a comparison, current power
generation capacity from all sources in Michigan is 29,000
MW (Energy Information Administration 2003). The
paper will begin with a short overview of wind energy
technology and its limitations, then analyze environmental
problems and benefits related to wind production, and
offer suggestions for regulatory solutions at all levels
of government. It will conclude with a presentation of
pertinent case studies.

Technological Barriers to Wind
Production

The basic operation of wind turbine generators (WT'G) is
simple — wind spins the blades, which spin a shaft, which
connects to a generator that produces electricity. At this
point in time, power production from wind is limited in
relation to fossil or nuclear fuels since a single nuclear
power plant can still gen-
erate more power than
the world’s four largest
wind farms combined
(Johnson 2003). The
key technological dif-
ficulties related to wind
energy production in-
clude scattered resoutrce
availability, difficulty in
energy storage, turbine
production, and electric-
ity transmission.
Scattered resource avail-
ability is a problem since
energy production from
wind is dependent on
when the wind is blow-
ing, and this does not
necessarily coincide with energy demand. Currently, there
are no reliable or efficient ways of storing large amounts
of energy for later use, so electricity coming from wind
needs to be consumed concurrent with generation. Due
to this, many argue that wind is not a reliable baseload
power source like coal or nuclear power. As such, increases
in wind production will tend to offset lower-emissions in-
termediate fuel sources such as natural gas and petroleum
unless wind energy can be complemented by other renew-
able sources such as solar and more constant sources such
as geothermal heat or cellulosic biomass.

One way of solving the storage problem is by using
the energy generated from wind to pump water to
higher elevations, like a dam reservoir, in effect creating
potential energy that can be used later when the water is
released. Another method targeted at increasing financial
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potential regardless of resource availability is through “net
metering,” a scheme used by on-site producers of wind
energy whereby, according to the American Wind Energy
Association, “excess electricity produced by the wind
turbine will spin the existing home or business electricity
meter backwards, effectively banking the electricity until it
is needed by the customer” (2007).

Another technological problem associated with wind en-
ergy production is turbine manufacturing and electricity
transmission from these turbines. Power production from
wind is directly dependent on the size of the turbine,
which can cause conflicts with surrounding land uses.
This conflict can be partly overcome by moving wind
farms offshore and increasing turbine size, since offshore
turbines have lower material transportation costs, allowing
for larger construction projects. This movement offshore
will also help overcome the problem of high transmis-
sion costs, which are
inherent with any
renewable  energy
technology  based
on immobile fuel
Offshore

production can al-

sources.

leviate transmission
problems since many
population  centers
are located along the
coast and serve as
easy grid connection
points. For instance,
consider that about
26 million people
live in coastal coun-
ties bordering the
Great ILakes (Na-
tional Oceanic and Atmospheric Administration 2007).
However, there are still problems with onshore trans-
mission since wind resources are often abundant in rural
areas, which lack adequate transmission infrastructure.
Federal energy corridors can help overcome transmission
problems in some of these areas by siting the corridors
along areas with high wind resources, and allowing WT'Gs
access to the grid.

Environmental Concerns for Wind
Energy Production

In addition to technical issues, some are concerned that
energy production from wind will have negative impacts
on the local environment. While issues such as dead birds,
noise, marine impact, and aesthetic issues in regards to
panorama disruption all contribute to the environmental
impacts associated with wind energy production, many of
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