QUAESTIONES GEOGRAPHICAE 39(2) * 2020

POTENTIAL CONFLICTS IN THE LAND-USE PLANNING PROCESS:
A CASE STUDY OF THE RURAL COMMUNE OF OLESNICA
(POLAND)

ANNA GROCHOWSKA ©® , MARTYNA MALECKA

Department of Spatial Management, University of Wroclaw, Poland

Manuscript received: February 10, 2020
Revised version: April 6, 2020

GrocHowska A., Matecka M., 2020. Potential conflicts in the land-use planning process: A case study of the rural
commune of Oleénica. Quaestiones Geographicae 39(2), Bogucki Wydawnictwo Naukowe, Poznan, pp. 129-137. 3 figs,
3 tables.

AssTrRACT: The purpose of this study was to identify compatibilities of land-use patterns resulting from adjacent func-
tions within the rural commune of Oleénica. The analysis was made based on the relevant studies of conditions and
directions of spatial planning, as well as a field inventory. The results of the studies show that the applicable planning
document became a potential source of spatial conflicts. On these grounds, a negative assessment was given to the
functioning spatial planning system, which, according to the premises of spatial order and sustainable development,
should prevent them. The existing incompatibilities are the result of issues with coordination of the local spatial poli-
cies. As a consequence, they cause an urban development chaos, lack of proper space shaping, environmental damage

and lower the residents’” quality of life.
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Introduction

Land use conflict is a complex problem fol-
lowing countless risk factors as a result of rapid
socio-economic development and urbanisation
(Allen 2003; Antrop 2004; Zhou et al. 2019). The
dynamic socio-economic growth observed in
Poland after its accession to the EU in 2004 affect-
ed intensive changes in the spatial development
of the country. The results are an increase in in-
compatibility between the functions of adjacent
zones and the related emergent threats of spatial
conflicts. In particular, this concerns grounds lo-
cated in the metropolitan systems of the largest
cities in the country, especially those connected
with rural areas (Lisowski, Grochowski 2009).

§ sciendo

Grounds located along administrative borders of
communes are particularly exposed to this phe-
nomenon, as they are a meeting area of various,
and not always coherent, local spatial policies.
Land-use planning decisions have potential for
generating conflicts due to negative impacts on
the environment and community (Kaya, Erol
2016).

This phenomenon has not been sufficiently
investigated, particularly from the perspective
of identifying the scale and nature of the exist-
ing incompatibilities. The scale and nature of
the existing compatabilities is also very impor-
tant in the context of a coherent spatial policy
and prevention of spatial conflicts, which cause
negative social, economic and environmental
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consequences (cf. Furmankiewicz, Potocki 2004;
Glogowski et al. 2013; Golab-Korzeniowska
2008; Gonda-Soroczynska 2009; Hajduk 2010;
Hibszer, Partyka 2005; Jabtoriski, Mazurkiewicz
2014; Kistowski 2008; Tokajuk 2011). Land use
conflict occurs whenever land-use stakeholders
have incompatible interests related to land areas
that result in negative effects (von der Dunk et
al. 2011).

The purpose of this study was to identify the
compatibilities of land-use patterns resulting
from adjacent functions that were specified dur-
ing field studies. The research focused on spatial
aspects - mapping hot spots of potential land-use
conflicts. Mechanisms for coordinating local spa-
tial policies do not prevent the emergence of spa-
tial conflicts at municipal borders. The identifi-
cation method is important to better understand
the types of actions in the field of planning and
competing stakeholder values.

The time frame of the study includes the sta-
tus as of the end of 2016, when field-inventory-re-
lated works were completed. The spatial scope
encompasses areas along the administrative bor-
ders of the rural communes of Olesnica.

Sustainable development and spatial order as
intended by the legislature are, for the authori-
ties” elusive goal of efficient and comprehensive
spatial policy. Once achieved, this goal affects the
quality of the residents’ life and the protection of
valuable natural resources, while leading to eco-
nomic development. Moreover, efficient spatial
policy tools may contribute to new investments,
which will bring numerous benefits to a com-
mune and the adjacent regions (Gwiazdowicz
et al. 2008). Local governments frequently fail to
adhere to the basic premises connected with the
proper operation of a spatial policy, thus gener-
ating spatial chaos. In Poland, there has recently
been an increasing number of incompatible land-
use patterns, collisions of functions and spatial
conflicts. According to Ulaniska and Borkowska
(2013), functional incompatibility occurs whenev-
er adjacent lands have different purposes. In turn,
conflicts occur when ‘one side wants to retain a
specific function of the given territory (place) and
the other intends to change it, or when both sides
want to change the specific status (function), but
the purposes or means of the change are under-
stood differently” (Furmankiewicz, Potocki 2004:
7). The aim of spatial planning is to meet current

and future societal needs while keeping land-
use conflict contained and functional (Brown,
Raymond 2013).

Jedraszko (2008) emphasised that the Polish
planning law favours the fast development of
undeveloped and peripheral lands without ac-
counting for the general interest of the urban
area, which increases spatial chaos. The existing
functional incompatibilities and spatial conflicts
raise grave reservations of numerous scientists
and authors; therefore, they are often the object
of research, with numerous publications focus-
ing on naturally-valuable areas.

Another sizable group consists of works con-
cerning areas related to the phenomena of urban-
isation and suburbanisation. As mentioned be-
fore, Grochowska (2016) as well as Utlariska and
Borkowska (2012) analysed conflicts which occur
in metropolitan areas. At the same time, they de-
termined thatin order to restrictadverse phenom-
ena occurring in space and to improve the quality
of spatial planning it is necessary to improve the
qualifications of public authorities and planners.
The authors emphasised that the existing func-
tional collisions and spatial conflicts result from
the faulty functioning of the spatial planning
system as demonstrated by inconsistencies in
legal regulations and planning procedures, low
awareness of residents in the scope of a spatial
economy, and the frequent incompetence of local
government bodies (¢f Furmankiewicz, Potocki
2004; Przewozniak 2007; Puk 2011; Wdowicka,
Mierzejewska 2012).

Methods

Study area

The Oles$nica rural commune is located in
the north-east part of the Lower Silesian prov-
ince, about 25 km from Wroctaw (Poland). The
commune is part of the Wroctaw Metropolitan
Area (WrOM) and shows functional and spatial
connections with Wroclaw, e.g. related to a dai-
ly commute and the development of residential
and economic functions. To achieve the purpose
of this study, areas along the internal border of
the commune (27 km) with Olesnica city were in-
vestigated, in addition to those along the internal
border (150 km) with eight adjacent communes.
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Four of the investigated communes are part of
the WrOM (Czernica, Dobroszyce, Dlugoleka,
Twardogoéra), and the remaining units (Bierutéw,
Dziadowa-Kloda, Jelcz-Laskowice, Sycow) run
along the outer border of the WrOM (Fig. 1). This
allows investigation of the incompatibility phe-
nomenon at the junction of highly different areas,
characterised by a diverse intensity of functional
connections.

Factors related to its convenient location have
the greatest effect on the development of the
Olesénica commune. This area is under strong in-
fluence from Wroctaw and the city of Olesnica,
while a well-developed transport infrastructure
facilitates the use of external developmental
stimuli. Another important advantage is a large
surface area of available land, which can be allo-
cated for new investments related to residential
or service-industrial functions.

Internal migrations in the investigated area
are mostly related to the movement of people
from nearby cities. Therefore, it may be said that
an increase in the number of residents of the
Oleénica rural commune is related to its proximi-
ty to Wroctaw. Moreover, the positive balance of
migration in rural areas is becoming increasingly
common and visible throughout Poland, particu-
larly in suburban areas.

At present, there are 23 local spatial develop-
ment plans within the administrative borders of
the commune. Yet, for spatial planning, a more
accurate measure is the data defining the size of
the area subject to the local spatial development
plan. In the case of the Olesnica commune, as
much as 62% of the total surface area is subject
to the local plans, which is high compared to the
value for rural communes in Poland (30%). The
significant coverage of the local plans proves that
the commune conducts an aware, well-organised
spatial policy, preparing its lands for new invest-
ments - the existence of a plan defines the func-
tions for a given area and facilitates real estate
trade and investment activities.

The existing land-use patterns are determined
by natural and economic factors. Most land within
the borders is arable - 69.4%, followed by: forest
and wooded land - 23.7%, developed and urban-
ised land - 4.5%. The land-use structure indicates
that the commune is a typically rural one. Due
to the increasing number of residents, one may
suppose that the share structure of individual

land will change in the future. The phenomena
of changing the designation of arable land and
forests for non-agricultural and non-forest pur-
poses are related to the increasing number of res-
idents, and the resulting need for increased areas
for development. New residents in the rural are-
as necessitate development and construction of
new settlements, mostly single-family buildings.
Since 2008, the number of residential buildings
grew from 2,250 to 3,079, as of 2015. Moreover,
between 2000 and 2015, the number of residential
rooms doubled and the useable surface area of
the apartments increased.

The economic potential of the commune affects
the residents” standard of living and the possibil-
ities of economic development. The convenient
location and well-developed transport infrastruc-
ture favour the emergence of new companies and
increase the commune’s chances of attracting new,
outside investors. In the investigated area, since
2000 the number of business entities have been
growing at a faster rate than the country’s average.

Taking into account the entrepreneurship rate
(i.e. the number of business entities per 1,000
residents), it can be said that the commune has
a high development potential compared to the
entire country. Since 2000, one can observe the
high dynamics of entrepreneurship growth - in
2015, the entrepreneurship rate was higher than
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Fig. 1. Study area - as of 2016.
Source: own study.
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the average value for rural communes in Poland,
slowly approaching the average value for Poland
as a whole.

These characteristic factors indicate a very in-
tensive change in the socio-economic conditions
of the commune development. This change has
significantly affected the shape of spatial devel-
opment. This situation may cause numerous in-
compatibilities in land development or contrib-
ute to the emergence of intensive spatial conflicts.

Compatibility of functions

This study concerns issues related to the shap-
ing and implementation of the spatial policy by
local authorities. The spatial policy is implement-
ed using several primary instruments, the most
crucial being the study of conditions and targets
of spatial planning, which is a precise outline
of the directions of the local commune’s spatial
policy and the local plan'. The starting point
for the aforementioned research process was to
adopt the premise that the borders of individu-
al communes are areas of potential spatial con-
flicts. This assumption results from the planning
power of the commune, which conducts a spatial
policy and runs an economy based on the study
of conditions and directions of spatial planning
of the commune (SUIKZP). It is mandatory to
develop and enact the same. It is made for the
entire commune area and may not cross its ad-
ministrative borders - the commune may not
decide the purpose and rules of development for
grounds located outside its borders. It is also by
no means obliged to adopt the directions of spa-
tial development of the study for land in adjacent
communes. Therefore, the areas of administra-
tive borders of communes are considered like-
ly to cause conflicts, as that is where the spatial
policies conducted by the local authorities meet
(Grochowska 2015, 2016).

The research procedure proposed by
Grochowska (2016) was used for determining the
compatibility of the existing functions. What was
adopted was the premise that the areas of the po-
tential spatial conflicts are the borders of individ-
ual communes.

1

Spatial Planning and Land Development Act of 27
March 2003 (Journal of Laws 2003, No 80, item 717).

The primary research materials were studies
on spatial development conditions and directions
for the Olesnica rural commune and the adjacent
communes. The studies differed in terms of the
format, quality and time frame. Moreover, prac-
tically every commune used different notations
and planning designations.

The collected study drawings were used to
compile a map encompassing the areas on both
sides of the administrative border of the Ole$nica
rural commune. A field inventory was made
after precisely defining the study area, and the
actual development of the areas on both sides
of the border was checked. Then, the degree of
functional compatibility of the adjacent areas was
specified on the basis of the documents and field
studies. In order to investigate the coherence of
the directions of spatial policies carried out by
local authorities, the comparison and analysis of
the regulations concerning land purposes were
generalised and standardised. The letter desig-
nations and nomenclature of the land functions
from the studies were converted into the nomen-
clature used in the Ordinance of the Minister of
Infrastructure? on the required scope of the local
spatial development plan.

Another stage of the study was to determine
the degree of compatibility of the ultimate pur-
pose of the lands on both sides of the commune
borders. This degree was determined on the ba-
sis of a land use compatibility matrix, as defined
in the WrOM commune study by Grochowska
(2016) (Table 1) and made in accordance with
the research procedure conducted by Utanska
and Borowska (2013). In the matrix, individual
combinations of land-use patterns were classi-
fied as compatible (0), incompatible (1) and caus-
ing potential conflict (2), whereas in this study,
individual sections of land-use patterns were
assigned as compatible, partially incompatible
or incompatible. Incompatibility occurred if the
matrix showed an incompatibility (1) and poten-
tial conflict (2). In turn, partial incompatibility re-
sulted from a specific regulation present only in
the study of the Olesnica rural commune, which
concerned areas intended for single-family

2 Ordinance of the Minister of Infrastructure of 26 Au-

gust 2003 on the required scope of the project local
development plan (Journal of Laws 2003, No 164, item
1587).
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Table 1. Compatibility matrix of land use allocations.
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Source: Grochowska 2016: 52-53.

Abbreviations used in the matrix: MN - Single-family residential development areas, MW - Multi-family residential
development areas, U - Service development areas, US - Sports and recreation areas, UC - Areas for commercial
facilities with retail space over 2,000 m?, U/P - Service and production development areas, MN/U - Residential and
service development areas, MW /U -, R - Farming areas, RU - Production service areas for arable land, livestock.
Horticultural and fishing farms, RM - Homestead development areas in arable land, livestock and horticultural
farms, P - Production facility, warehouse and storage areas, PG - Mining areas and lands, ZN - Uncontrolled green-
ery areas, ZL - Forests, ZP - Controlled greenery areas, ZD - Allotment garden areas, ZC - Cemeteries, WS - Surface
water areas, KD - Road areas, TK - Railway lines and areas, TZ - Closed areas, KL - Civilian airport areas.

residential or homestead buildings. The ambigu-
ity of this regulation prevents the precise defini-
tion of the compatibility of the purposes adjacent
to this area. In fact, compatibility - or lack there-
of - shall depend on what actually appears in a
given area.

The last stage of the study procedure was a
separate, detailed analysis and the characterisa-
tion of the determined incompatibilities for each
pair of communes. General and final conclusions
were formulated based on the results.

Results

The analysis was made for land-use patterns
present along the border of the nine pairs of adja-
cent communes. As a result, a total of 255 sections
with different land-use patterns were identified,
including: based on the land purpose specified
in the studies of conditions and directions of
spatial planning, 79 sections were defined as in-
compatible, whereas a field inventory disclosed
only 18 incompatible sections (Table 2). The
identified sections with incompatible land-use
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patterns may become the sites of potential spa-
tial conflicts. It is also worth noting that “the land
functions which are deemed incompatible may
become conflicts, but not necessarily. Whereas
compatibilities between land-use patterns are
not tantamount to the lack and impossibility of
conflicts. It may happen that apparently compat-
ible functions come into conflict with each other’
(Grochowska 2016: 14). The current incompati-
bilities demonstrated that the investigated area
suffers from problems with coordination of the
local spatial policies.

The biggest share of incompatibilities was
found in the border between the commune of
Olesnica and the town of Oleénica. The area was
characterised by a high intensity of urbanisation
and investment processes, hence the large diver-
sity of designation of areas with potential incom-
patibilities. The town of Oleénica is distinguished
by its diversified land development. There are

both production and agricultural areas, as well
as intensive housing and forest development.

Both the study and field studies found no in-
compatibilities at the border between Olesnica
and Dziadowa Kloda. On the remaining borders
the sum of incompatibilities ranged from 1 to 15,
the smallest share of them concerned the com-
munes: Jelcz-Laskowice and Czernica. It is worth
noting that much more incompatibilities were
determined on the basis of allocations included
in the studies of conditions and directions of de-
velopment of communes than in the real dimen-
sion. This may be due to the fact that not all the
provisions of the study have been implemented.
Analysing the border for each commune, 115
sections with different actual development were
determined separately from the results of the an-
alysed planning documents (Table 3).

The differences concerned mainly the areas
used for agricultural purposes, while in the study

Table 2. Number of incompatible sections in border areas.

Number of connected . .| Number of incompati-
Communes rural (r), urban (u), . o 1 Number of incompati- .
No. sections with different . . ble sections
urban-rural (ur) . ble sections (SUiKZP)

functions (actual development)
1 |Olesnica (r) - Olesnica (u) 61 36 7
2 | Olesnica (r) - Dilugoteka (r) 48 10 2
3 | Olesnica (r) - Dobroszyce (r) 37 10 5
4 | Olesnica (r) - Bierutéw (ur) 36 7 0
5 |Olesnica (r) - Sycéw (ur) 35 9 1
6 | Olesnica (r) - Twardogora (ur) 15 5 3
7 | Olesnica (r) - Dziadowa-Kloda (r) 10 0 0
8 |Olesnica (r) - Czernica (1) 9 1 0
9 | Olesnica (r) - Jelcz-Laskowice (ur) 4 1 0
Total 255 79 18

Source: own study.

Table 3. Number of sections of consistent and inconsistent actual land use planning.

Communes rural (1), . Is the real development consistent with the in-
Number of segments of differ-
No. urban (u), . tended use of the land?
ent functions connected

urban-rural (ur) Yes No
1 |Olesnica (r) 255 200 55
2 |Olesnica (u) 61 30 31
3 |Dlugoteka (r) 48 40 8
4 |Dobroszyce (r) 37 32 5
5 |Bierutéw (ur) 36 30 6
6 |Sycéw (ur) 35 32 3
7 | Twardogora (ur) 15 9 6
8 |Dziadowa-Kloda (r) 10 10 0
9 | Czernica (1) 9 9 0
10 |Jelcz-Laskowice (ur) 4 3 1
Total 510 395 115

Source: own study.
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Fig. 2. Share of incompatibilities of land use
allocations occurring on the border of the commune.
Olesnica - 2016.

Source: own study.

the area was intended for single-family housing
and there was afforestation instead of arable land.

When studying the incompatibilities deter-
mined on the basis of the studies, the most fre-
quent incompatibilities (55%) concerned the
areas of housing function (multi-family, sin-
gle-family or/and homestead), housing and ser-
vice function with the area of agricultural and
forest function (Fig. 2). Subsequent incompati-
bilities appeared in the combination of patterns:
areas of production facilities, areas of deposit
exploitation also with the area of a natural func-
tion (14 occurrences); housing functions with the
area of service functions (5 occurrences); areas of
service development with allotment gardens and
arable areas (5 occurrences) and areas of hous-
ing development (service, single-family and/or
homestead) with the areas of production facilities
(4 occurrences). The “other’ category included the
following colliding functions: homestead devel-
opment with single-family housing, housing and
service development and surface water areas;
housing and service development with closed ar-
eas, areas of production facilities with sports and
recreation areas and allotment gardens and min-
ing areas with housing and service areas.

When analysing the incompatibilities deter-
mined by the field inventory, a similar proportion
of individual incomaptibilities can be observed.
The largest number of incompatibilities, i.e. as
much as 56% in total, constitute incompatibili-
ties resulting from the neighbouring functions:

OTHER; 22%

MN-ZL; 28%

MN-R; 28%

Fig. 3. Share of incompatibilities of land use
allocations occurring on the border of the commune
of Olesnica - 2016.

Source: own study based on field inventory.

housing development (single-family housing)
with afforestation and with areas used for agri-
cultural purposes. The largest share was held by
incompatibilities resulting from neighbouring ar-
eas: production facilities, warehouses, mining ar-
eas and agricultural areas (4 occurrences) (Fig. 3).
The “other” category accounted for a significant
share, which already included one case of adja-
cent areas: the area of housing development with
the area of: large commercial buildings and min-
ing function; the area of civil airport with the area
of greenery; homestead development with the
area of surface waters.

The studies of spatial development conditions
and directions for nine communes were the ba-
sic research material. Their scale and quality dif-
fered significantly, which made it more difficult
to determine the exact lengths of incompatible
sections; therefore, individual sections were an-
alysed using general descriptive terms. The in-
compatibilities concerned short, single fragments
of communal boundaries based on the planning
documents and field inventory. Longer, incom-
patible fragments were observed at the junction
of the commune and the town of Olesnica.

Conclusions

This research shows that there are some spa-
tial dependencies in the occurrence of incom-
patibilities. To a large extent, areas designated
as incompatible appear where incompatibilities
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have been designated on the basis of studies. It
simultaneously indicates that actual develop-
ment incompatibilities are due to spatial plan-
ning incompatibilities. This is a premise for the
critical assessment of a planning system that
could potentially generate a number of problems
(e.g. planning incompatibilities, spatial conflicts),
while, in line with the principles of spatial order
and sustainable development, it should prevent
them.

The effect of spatial policies at the local lev-
el is the incompatibility of land use allocations,
constituting an area of mutual interactions. It is
worth noting that space is limited; therefore, in
the case of a lack of space with certain charac-
teristics, the appearance of incompatibilities is
unavoidable. The analysis showed that the high-
est concentration of inconsistencies was related
to characteristic phenomena of suburbanisation
processes (spreading of housing, commercial and
service buildings, and road infrastructure).

As a consequence, urban chaos and reduced
functional system activity that appear in spatial
development lead to the destruction of the natu-
ral environment and lower the inhabitants” qual-
ity of life. Currently, the intensive development
of some functions (housing, services, industry)
contributes to the weakening of other functions
(arable area, afforestation). Additionally, we can
observe the phenomenon of the so-called ‘fight
for space’, i.e. gaining as much space as possible
to meet our needs.

The obligatory study of conditions and direc-
tions of spatial development creates spatial poli-
cy, covering the administrative area of the whole
commune. When drawing up the documents,
there is no obligation to adapt the land use to the
neighbouring administrative unit; therefore, the
boundaries of communes become particularly
vulnerable to incompatibilities and spatial con-
flicts. On the other hand, according to the Act
of 27 March 2003°, a commune head, mayor or
president of a city is only obliged to apply to a
neighbouring territorial unit for an opinion on a
study project.

The records of land use allocation in the an-
alysed planning studies became the source
of incompatibilities occurring in reality. The

3

Spatial Planning and Land Development Act of 27
March 2003 (Journal of Laws 2003, No 80, item 717).

consequence of this is the inhibition of the proper
shaping of space and the disturbance of spatial
order. When drawing up planning documents,
authorities should ensure that the space forms
a structured, harmonious whole, which can be
achieved through the appropriate cooperation of
local spatial policies. It can be stated that a study
which is not alocal law is not a very effective doc-
ument, and “the reason for spatial conflicts is the
imprecision of legal regulations’” (Grochowska
2016: 120). Constructing high-quality studies and
local plans will allow in the future accommodat-
ing spatial chaos, which is becoming a critical
planning issue.
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