


(

tute of Land Policy

e Lincoln Insti

020100 1"

All rights reserved.

S Cataloging-in-Puincation Data

Library of Congres
. housing in intemational perspective . affordable housing, social inclusion
|ﬂC'U5'°(;’3:/|U6 recapture / edited by Nico Calavita and Alan Mallach. ,
dland Vv
p. cm
includes index
gBN 978 1 55844-209 2 o | |
1. Inclusionary housing programs: 2. Mixed-income housing. 3. Housing policy.
| balavita Nico. II. Mallach, Alan: [11. Lincoln Institute of Land Policy.
HD7287.95 152 2010
363.5'83--dc22
2010010496

Designed by peter M. Blaiwas
c.com

n Associates, InC., Newburyport, Massachusetts, WWW.vernasso

Verl

alliard and Trade Gothic.

Composed in ITCG
Press, Hollis, New Hampshire.

Printed and bound by Puritan

nviro100, an acid-free, 100 percent recycled PCW sheet.

The text paper is Rolland E

© Mixed Sources
Product group from well-managed
forests, controlled sources and
recyded wood or fiber

www.fscorg Certno.SW-COC-00313 5
F S C © 1996 Forest Stewardship Council

MANUFACTURED IN THE UNITED STATES OF AMERICA



Chapter 6
France: Social Inclusion, Fair Share Goals, and Inclusionary Housin
g

Alan Mallach

Chapter 7
Spain’s Constitutional Mandates: The Right to Housing,

Land Value Recapture, and Inclusionary Housing
Nico Calavita, Joaquim Clusa, Sara Mur, and Robert Wiener

Chapter 8
Italy: Variety and Creativity in Approaching Inclusionary Housing

Nico Calavita and Giovanni Caudo

Chapter 9
The Global Reach of Inclusionary Housing

Alan Mallach

Chapter 10
National Differences and Commonalities: Comparative Analysis and

Future Prospects
Nico Calavita and Alan Mallach

About the Contributors

Index

About the Lincoln Institute of Land Policy

203

239

275

323

359

387
388
396



Seven

' Constitutional Mandates

" Right 10 Housing, _Land Value Recapture,
:nd inclusionary Housing

Nico Calavita, J0aquim Clusa, Sara Mur, ang Robert Wiener

Francisco Franco, Spain’s dictator for more than 35
end of the 1936-1939 Spanish Civil War. During the j
ure, Spain was isolated from the rest of the world an
Nations. In 1955 Cold War politics prompted the U

nited States to renew relations
with Spain, which then opened its territory to American military bases. Franco
stimulating a period of economic

major cities from the south and the

ended his autarchic economic policies in 1959,
growth. As millions of people migrated to the

countryside, Spain experienced the rapid expansion of cheaply built high-rise tow-
ers on the urban periphery and increased densification in city centers,

Following Franco’s death in 1975, the transition to democracy led to
national elections in 1977 and, the following year, the establishment of the
Spanish Constitu_tiqn. The new constitution attempted to settle age-old issues
of centralism, nationalism, and separatisth that Franco’s dictatorial regime had
buried, but certainly not resolved, The result was the creation of 17 au
mous éoﬁmﬁhitics, of.which four—Basque Country? Catalonia, Galicia, and
Andalusia—were more autonomous than the others. ?ﬁgh levels of autonomy,
howcﬂ}éf;'have not quelled aspirations for complete separation in Basque Coun-
try and the region of Catalonia.

The Partido Socialista Obrero Espaiol (Socialist Workers> Party; PSOE)
won the elections in 1982 and governed the country for 14 years. In 1996, a
series of scandals brought to power the rightist Partido Popular ‘(‘Peoplc’s .Party;‘
PP), which then lost to the PSOE in 2004, in part because of 1ts‘handlmg of

the railway bombings that shook Madrid a few days before the elections.

tono-

239



5. and then by the national government in 2007, The

10N ) T ‘
e fcig and polincal contexts of inclusionary housing play oy
1Cy ‘

o cegions and citics, however. The harsher the effects of ¢
.Ous i L . b
arket-oriented the political regime .
e less market-¢ | cgime, the more Jik

ity will attempt to increase the inclusi(mary set-aside

cf ssions cannot be made in a vacuum h

" decisions y NOwever: th :

511Lh » NIy require an €Co-
articular dcvclop-

Y achievable, Thj

. analysis tO establish what percentages are feasible under p
pomi®

- scenarios t0 ensure that they are both fajr .and economicall
‘:ccu'O“ preserts tWO €Conomic am?lyscs, prepared by Joaquim Clus, and Sara Myr
‘Of e firm, Murclusa, for~ La Marina, a redevelopment project in the City of Bar-
clonain Catalonia, and for a general plan update for the City of Vigo in Galicia

garcelona: La Marina Plan

n preparation for the 1992 Olympic Games, the City of Barcelona transformed
its public infrastructure and facilities by building a new ring road and drain-
age system; reclaiming the waterfront; and building new public plazas, parks

and sport venues. These facilities benefited from significant central and regionai

government grants, with much of the investment concentrated in selected loca-
tions termed new city centralities (Marshall 2004).

The Olympic housing program redeveloped a number of Barcelona’s old
manufacturing areas to create three Olympic villages containing about 4,500 units
to house athletes, journalists, and referees. These units were sold on the open mar-
ket after the Games, even though the city’s population—especially the number
of its young people—was decreasing due to its high housing costs. While highly
successful at many levels, the transformation of Barcelona in the 1980s and early
1990s left untouched its affordable housing deficit. The housing bubble between
1997 and 2007 only exacerbated the city’s housing affordability problems.

 After the 1992 Games, the city’s renewal policy focused on major projects.
The most emblematic of these is a 252-hectare area where Barcelona meets the
Mediterranean and the Rio Besés. The planning culminated in 2004 with the
Forum Universal de las Culturas, which succeeded in upgrading and ?ntcgrating
existing infrastructure (€.8:, plants fqr sewage t_.réa'tment and altc‘manvc energy)
with a convention center, hotels, and other facilities as \‘NCU as with the rc‘dcvcl—
. blic housing project in need of renewal. The main goal
DR afLa hingy® §4 22@ Plan, was to attract high-tech industries
of another project, the Poblenou ,

oved plan in . .
plants. A recently 4Pp¢ atial to create 8,000 housing units and 6,000 jobs.

. has the pote! .

factuning ai:%l 70ona Franca, an area in the southwestern part of Barcelona, has
. a 6) )

La Marina dc

the northeast for La Verneda, a large manu-

Spain

CONstitution,|

)
t dl"fCl‘Cntlv i
he h()using Cri-

eIy it is that the
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15¢ ai / i vl
g but was compnsui mainly of industrial s, o
come housing: y
l e, It was secn asana

rea where housing, including 4 mug|
Ch il] .
¢ Clyg
. se concentrated. o
e, could t N

\.
\hl(:h \

il actiy

i ibl
housing s possit

ewal plan for La Marina was recently e, g
1 ’ ‘ C( b ] i A
rell, which translates to “the red fielq | N Caty.

arina del Prat Vern i
l ' ideri ity’ ’ Seq »

ning standpoint, especially considering the city’s h()USing 0 e
ol

w-density manufacturing uses Were seen as a misysc i
a with social and economic locational advantages. y;yy, it; |
ps from Plaga de Catalunya, considered the gc(’gr:;p
ty, La Marina was an ideal site for a mjye dine

The plan-. The 2005 ren

lan, La M
From a plan
the existing lo
trally located are
tion seven subway sto
and social center of the ci
housing project with related se

housing needs (figure 7.2)°
The plan had two objectives. The first was to create a significant amoupy

inclusionary housing in an attractive environment, and the second was to fogye,
an appropriate jobs-housing balance by creating more new jobs in the servjc,
sector to replace the existing manufacturing and warehousing jobs that wer
likely to disappear or move in the near future.. '

“The challenge in preparing the plan was to ensure a fair balance of density,
environmental quality, and economic feasibility. From an economic feasibility stand-
point, it was important to ensure balance for the three partners in the development
process: (1) the social interest represented by the municipality, in the form of ade-
quate public facilities and inclusionary housing; (2) a fair return for the landowners,
which the city established as the existing use value; and (3) reasonable profits for
the developers. The difficulties associated with each partner are those of paying
for the new infrastructure and public facilities; compensating the existing owners,
including the cost of relocating active industrial opérations; and ensuring sufficient
developer profit. These issues were addressed by increasing the densities allowed by
the existing plan and replacing existing uses with uses of higher value, thus increas-
ing the value of the land. The changes in density and use also had to compensate
for the inclusionary housing prices, which would reduce the site’s market value.

The plan, developed between 2004 and 2006, called for an overall FAR of
1.85 over the 75-hectare (188-acre) area and had the following features:.

ti()n‘
Cen.
0¢a.
hicy|

: B
rvices and employment to help meet th, s
y's

B 1.3 million square meters of floor space;

B 11,865 total housing units;

The team that prepared the Modificacié del Pli de La Marina de la Zona Franca included Ramon

Massaguer, Oriol Clos, Isabel Mel¢ [ j !
:  Is eléndez .
Mars Pl i z, José A. Tajadura, Neus Aleu, Joan Abad, Enric Lambies,

262 Nico Calavita, Joaquim Clusa, Sara Mur, arid Robiet Wienier



q‘802 un
. "i\‘
' V()llﬂg {

VP()S\ I‘]“t

s of social housing, including 1,086 units f rental oy
1s O . . SIing f,
ilies and the clderly, 2,716 units of reﬂzmcngengmla l B
nihes n ]
2.445 of concertado VPOs; and « ESpecial
1000 «ervice jobs in 315,420 square meters (f floor space
10,8 ‘

(26 Pereent of
the rotal).

It called for a land use distribution of 35 perce

mercial development; 30 percent for roads; and

paccs and green arcas, ncluding a health center, scho
\ccnth (figure T )

Each of the 15 blocks, averaging 1.8 hectares i e

vy

nt for rcsidcntial and

31 percent for public
ols, |ibrary,

0 m

and senjqr

qte entity so each one could be dcvcloped independcntl
challenges because the plan for each block ha
former owner(s) through a reparcelization pro

The plan for La Marina area is labeled “A”; “B” indicates various revitalization interventions in the
Zona Franca area. To the right of the Marina plan area is the hill of Montjuic, home to many of the sport
facilities for the 1992 Olympics. Right of Montjuic is the medieval center and the expansion designed by
lldefons Cerda during the second half of the nineteenth century.

Sour-ce: Ajuntament de Barcelona, Sector d'Urbanisme, Direcci6 de Plans i Projectes, Departament de Planejament en
Transformacid.
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The analysis
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facilitics, and mov

on the existing value of the Jand a
- ctor in making the redevelopment cconomicall

y Fcasjblc :

b

The critical fa
the differential between the proposed net density (2.30 FAR) per 1, .
the existing density (1.0 FAR). This differential creates enough adzgk ang
possible the compensation costs and the infr;n()nal
Stryc.

tate value to make
s, factoring in the inclusionary housing and 10 percent |
an
d dOna.

¢ compen
s an industrial site.

real €8
ture €OS

This plan shows the road network and generalized | i i
This | : and uses, including where priv
;:c!:{gmg VPOs will take plage (!abeled A and B). Buildings as high as 15 stories Zre ?;:etliese‘;opmem
adc(;i;i:}e"saellrl:a Iatbeled ¢, and D indicates open space. When detailed plans for each block are pree HPUth
ectares of open space and 4.8 hectares of public facilities will be identified. Al ml[:"fa,;TE;
* 1 . ﬂ

11.15 hectares, respectively, will comprise the entire plan area.
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{12 percent per year,
O
urn

Mic Analyses
Proximately 5,700

tfimen general and
unted to more than
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ot inclusionary housing

(@

¢ 2,500 VPO concertado, 2,700 VpQ ,
ras <
. ¢ market, &0 I housing. All told, it amo
wou lbahd 1,100 social renta 5
il ¢
5] pi :
0 pere lan for La Marina was approved without much controversy, The
The pfathe landowners and manufacturers ultimatcly agreed to the plan,
najority © pealed to the courts even though thejr reques
a
and nO(;‘c Sf; aller inclusionary percentage were not accepte
a
sitY an

ts for greater den-
living in the area accepted compensatiop in the for
R H 1

families

d. The roughly 100

m of new affordable
nts. The only opposition came from certain public Interest groups that
apartments. ) . :
ot ht to maintain the manufacturmg character of the ares.
soug

Y requirements ang infrastructure
charges in the plan for 1.3 Marina reflects t

he escalating “public-ification” of

“private city” was made to pay more
for the benefit of the “public city” (public infrastructure and land for VPOs)
reflects the extent to which real estate prices, and consequently land prices, had
increased as a result of the real estat

¢ boom from 1997 through 2007. Whether

: ¢ 3 oo ins

those arrangements remain sustainable under existing conditions remain
uncertain.

It should be noted that the inclusionary r'CQUircmen.t incrca‘scls the POtCILt;;ﬂ_
demand for housing because it makes hous.mg accessible to a harg1;r9i(3007
tion, thus potentially playing a countercyclical role now that the ; .

’ In that context, the internal rate of retufn for a d.CVC oper
t.)ubbl:c s cndCd.- o bcbcvcn higher than that in the free housing market,
mdusmm;:y \l;;‘émz:its have shorter selling periods and are being built on land
because the

(0] i 1 1 iplc, without SpCCl\l
i the derived demand price princ
bought accordmg t

ative
: 1CE Increases.
ousing price incr
: of future h
expectations
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palvs! ! ntirc city Mtteq
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artil reca™t
A . of Vigo is located in t]
_coality of V18O 1 the ng
The municip y "ther par
ary

. ny- e . . .
T,,-ritm-ml mﬂ .27 This region has 2.8 million inhabitants, 315 ——
: ic «convergence region” according to ¢, F'tncg]
ower income per capita than the FUJUW
I i N vy,
4in’s busicst h a strong manufacturing base, Vigo |
. terms Of residents (300,000), housing (]33 : is

) 00

o .. the regiom .
ty in &% 143,000 jobs). [ts metropolitan region inclyg
€s

i poml
its), an eco . . .
2: )unicip ities and 829,000 inhabitants Ny
m . : < ies in Galicia—Sant
o i B Santiago de Com.

g administrative capital, with 160,000 inhabitants; 4, i1
0,000 inhabitants—as well as with the city of Porto
¢t a significant restructuring of its manufacturing pyg,
in the 19805, which brought neW vitality to 1ts CCOr.lomy’ now centered o gy,
romobile itroen-Peugot plant), fishing, and ship constructio

. 1 or than the average both in Galicia and in Spaip

cipality has high residential densities in its center and low-

n development covering 60
. Vigo also suffers from important infrastruc-

The muni

density suburba
110 square kilometers)
s deficits. Approximately one-third of the population

structures. Because of its leap-frogging and low-
the provision of municipal services in outly-
t of the city. One of the goals of

percent of the entire municipal

erritory (
rure and social service
is housed in illegally built
density pattern of development,
ing areas is more expensive than in the res

the plan update was to redevelop or eliminate the illegal housing develop-

m : . .
ents and obsolete manufacturing uses, while at the same time creating 2

more compact city.
Galician ]
planning laws. The legal basis to support the effort to increase the

inclusion :
gion w;rizhhousm.g percentage in Vigo was Ley 6 of 2002 of the Galicia®
) established a minimum reservation of 20 percent of the residen”
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" 1S main-
district of similar value in the municipality

In June 2008, the Galician government approved an
amendment to the 2002

law to conform to the national 2007 Ley del Suclo,
but it went even further:

all dcvcfopable sectors of a Galician municipality with
more than 20,000 inhabitants must have at least 40 percent inclusionary hous-

ing. The effort described here took place before the 2007 national and 2008
regional laws were enacted.

The municipal plan and approval process. The municipallplan is a build-out
plan that preserves 39 percent of the tortal municipal. tcrlm‘or_\' as pcrm'jl‘l;cnt
open space while densifying the sprawling suburbs with infill “lfld r;du.L up
ment. The floor space potential is 18.7 million squ:.\rc meters, with 76 percent
(14.2 million square meters) dedicated to residential uses

atoral of 116,001
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the )

. offered by the need to revise the plan as mandated by ¢},

of the opportunif il decided to increase the inclusionary housing percep,.
; um of 40 percent. At this poing j;

ysis of the implications of thj

jans, and 1;1 January 2007 1

- majorty

o ; percent to a minim

undertake an economic anal
¢ basis of that analysis, the revised percentage in the

d by the regional government on 16 May 2008
ely complicated planning process of nearly eight

different mayors.

municipal plan was approve
This last step closed an extrem
vears’ duration that involved four

council’s objective was to incorpo-
po

onary housing objectives. The c
t 40 percent of the floor space in

inclusionary housing reserve of at leas
development sectors. As described before, urban development in Spain

d for relatively large sectors

Incluss
rate an

all new
is structured through PAUs—partial plans prepare
where landowners share in the urbanization costs and profits in proportion to

the land owned. Each of the sectors in Vigo presents its own opportunities and
constraints, which results in their having different land values. Given these dif-
ferences, it was decided that the inclusionary housing requirement could not be
applied equally to all sectors, but rather had to be tailored to the development
potential and costs associated with each of the 380 sectors.

An initial economic analysis in Vigo found that an average inclusionary
housing requirement of 40 percent would be possible based on the recapture
r‘;;islai:z::;f the ilr(licrc.ascs i'n land ‘values of the period from 2093 to 2007.
tei propestis ;"zu still enjoy an increase of about 75 percent m value for
different landov;r vy thc. 75 percent guarantee Was polmcal. Many

ners hold property in the areas where illegal housing has been
8
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The 75 percent increase guarantee to landowners generated various inclu-

sionary housing percentages in the different sectors, with the lowest percentage

in the central district. As mentioned above, the objective of the numerical exer-
cise was to guarantee a linear increase of 75 percent in relation to the 2003 land
residual value in each sector, resulting from the 2004 first approval of the plan
calculations.'® This 75 percent figure was determined to guarantee a minimum
of 39 percent inclusionary housing in the central districts with the highest real
estate prices, and higher percentages in other areas of the city. .

Figure 7.4 shows how redevelopment costs and land c?sts increased
between 2003 and 2007, with an increase of €4,220 million in land valuc?.
The increase of inclusionary housing from 23 percent to 47 percent of resi-
dential floor space reduced the windfall for lan.downcr s bYdZ9 l:::c;;‘[;ct:
€2,618 million. The increase of 24 percentage points also Plio uc:vhich ol
cent reduction in new expected land values of €1,583 million,
sppaimrithe glnoing gain. ent is a function of the real

The economic feasibility of new dCVClOPr.n. nsequence of the increase
estate market. In the case of Vigo, the economic €0

. ted land
) n of the expec

in the inclusionary housing reserve is the reductio

in the inc

f
i ili calculate the percentage O
Jusa.cat for a description of the algorithm utilized to

10. See www.murclusa.

inclusionary housing in each sector.
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