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Policy focus

Policy tools for improving access to urban land
markets, with a focus on:

¢ Improving existing land markets and living
conditions, especially for the urban poor

¢ Increasing the formal supply of affordable
land, especially for housing

¢ Improving land and housing market regulation
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Key issues in land market regulation
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¢ Improve the lives and living conditions of 1 billion slum
dwellers globally, (ten times more than the MDG target)

¢ Increase the supply of legal and affordable land and housing
for up to 3 billionadditional urban residents globally by 2050
to reduce the need for future slum formation. A large
proportion of this increase will be in the low-income category.
What can theyafford?

¢ Progress will require a greater focus on urban issues and the
combined efforts of public, private and civil society sectors.




Slide 4

CLOSED OR RESTRICTED HOUSING SUPPLY SYSTEM
A0 FINANCE SERVICES NATERIALS
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OPEN HOUSING SUPFLY SYSTEM

LARD FINANCE SERVICLS MATERIAS

Mo a

L .

Ttk




Slide 6

Policy Approach

¢ Moving from control to more effective land market
regulation, from goal-scorer to referee

¢ This requires care in defining key regulatory terms and
conditions to which all actors in the land and housing
markets should operate. It will require focusing on key
priorities which can stimulate diverse supply systems
on a level playing field and under conditions of
transparency. How to get the focus and balance right?

¢ Policy objective C to facilitate private sector
investment and identify and extract a public benefit
from it for those in need, not just for a privileged
minority .
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PEOPLE BUSINESS
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Land markets and settlement
upgrading

¢ How can upgrading retain and reinforce the
economic contribution of unauthorised
settlements to economic development?

¢ Comprehensive redevelopment versus gradual
integration (points of entry include tenure
policy, land use and services provision).

* Policy instruments include land sharing , re-

blocking and direct negotiations between
residents and developers.
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Land consolidation or regularisation, by which individual plots
are realigned in order to facilitate the provision of improved
access routes, open space and services.
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For all improvement options, local
participation is vital, as in IDPs in Amman
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Increasing the formal supply of
affordable land and housing

The public sector often complains that the private
sector fails to protect the environment, or meet the
needs of the poor and other vulnerable groups.

Private developers often complain that public sector
agencies are incompetent, inflexible and corrupt.

Standards and procedures impose costs that make it
impossible to meet social needs and conform to official
requirements. The provision of subsidies also inhibit
private sector supply.

The truth is that both sectors need each other to meet
existing and future needs. How to work together?
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Land markets and urban development

There is no shortage of policy instruments to increase land
supply for all social groups. All options have both strengths
and limitations. They include:

¢ Sites and Services projects (Kenya, and others)

¢ Land or property taxation (many countries)

¢ Land banking (eg India)

¢ Transfer Development Rights (TDR) (eg India)

¢ Land Pooling/Land Readjustment )LP/LR) (eg Asian cases)
* Guided/Incremental Land Development (GLD) (Pakistan)
¢ Community Land Trusts (CLTs) (eg Tanzania)

¢ Requests for Proposals (RFPs) (Bulgaria, Russia)

¢ Site development or urban design briefs (eg UK)

¢ Companies Limited by Guarantee (UK)

¢ Mandatory requirements for private projects (eg London)
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Land Pooling or Land Readjustment or consolidation

Characteristics Benefits Limitations Conditions for success
Atechnique for managing |+ Meets the primary interests of [+ Requires a legal framework |1 The local government (or
and land land realisinga and effective municipal land other approved government
development. high value of property and LPor LR agency) is
Used to bleand interests in «  Limitedability to benefit low g 4 n

achieving the planned
convert rural land parcels in achieving efficientland income group access, since developmentof its urban-
areas all land-owners want to fringe lands.
into planned layouts of roads, | inareas values 2. Areas proposed for LP or LR

public utilties, public open
spaces and senviced building
plots.

The process involves the
amalgamation of individually
owned land parcels into a
single area for its efficient
subdivision and development.
Projects are funded by selling
some of the plots to recover
development costs, with
remaining plots distributed to
the original landowners on
the understanding that the
assetvalue of the reduced
area of subdivided land
received will be significantly
higher than the existing

value.

y
under pressure of
urbanisation where land is
held by a large number of
private landowners

Can help to co-ordinate urban
land development and
facilitate the provision of

Can take many years to
assemble, develop and
allocate land parcels
Projects are dependentupon
land owner support according
to the terms defined locally.
Somelandowners may

b land d

essential
planned and subdivision,
thereby reducing service
provision costs.

withhold plots from sale and
building for years. This may
require introduction of a
vacant land tax. Alternatively,
the LP or LR agency could
sellmany of the landowners'
plots and pay the money
proceeds to them.

It requires cadastral
information, capable land
valuation and project
management personnel, and
the availability of credit
finance

o

are divided into separate
landholdingsand with limited
existing development.

The areas proposed are
legally, physically and
economically suitable for
urban development,

4. The majority of landownersin

the proposed LP or LR areas
understand and support the
use of LP or LR for their area.
There is a government law
and administration to
authorize and oversee the
planning & implementation.
Skilledand competent
personnel are available to
prepare and implementthe
projects.
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Transferable Development Rights (TDR)

TDR involves separating
development rights from the
ownership of land where
development is to be
discouraged and make them
transferable to lands where it
is considered desirable. In
other words, the parcels of
land where development
fights originate and where
they are consumed are
different.

TDRis used in as a
development control tool for
implementing plans and is
granted on lands reserved
for roads, open spaces and
amenities. can be consumed
only at designated receiving
zones, which exclude
sensitive and congested
areas

The Floor Area Ration (FAR)
or Floor Space Index (FS))
applicable in the
surrendering area will be
added to that in the TDR
receiving area, enabling the
person receiving TDR to
benefit from higher levels of
development

TDR enables government to
quide new development
away from highly congested
areas to those where new
development is considered
desirable without the need to
pay financial compensation.
It offers several advantages
to the local authority over
monetary compensation,
such as the possession of
immediately usable and
unencumbered lands,
speedier procedures, and an
improved tax base, as
theoretically the entire urban
land becomes saleable.

The property owner is free to
trade TDR on the open
market.

TDR can also be used for
other purposes, such as
conserving
heritageflandmark
areas/buildings and
environmentally critical
areas.

TDR can also contain/control
urban sprawl by intensifying
the use of urban land, put
transportation networks to
efficient use, and reduce
travel distances and costs.

TDR depends for its
successful implementation
on an efficient administration
which is sensitive to market
behaviour and in selecting
new areas where developers
are willing to invest.

Itis difficult to enforce TDR
in a land market where
prices are not increasing
and therefore making new
areas attractive to
developers.

The land on which TDR is
granted must be first
surrendered to the
authorities unencumbered,
levelled and compounded,
free of cost.

Development charges and
municipal property tax are
both payable on TDR
consumption.

Alack of land title clearance
by owners may discourage
acceptance.

TDR s not effective during
the slump in the property
market.

If the TDR in the receiving
base s restricted
acceptance may be low.
Speculation may inhibit their
adoption,

Since itis a relatively new
concept, review and
monitoring are essential to
predict future trends so that
infrastructure needs of the
additional population can be
taken care of.

The preconditions for the
success of TDR are a stable
and growing property
market, and adequate
receiving base. Additional
factors include:

Value of land versus the cost
of construction land values
will generate a good market
for TDR

Interest on compensation
versus TDR value (market
appreciation of TDR should
be more)

Value of compensation
versus value of TDR (TDR
value should be higher than
compensation)

Availability of vacant
developable pockets as the
TDR receiving base (if the
entire city is built up, it may
be difficult to consume TDR
even if permitted)




Slide 26

Community Trusts (CLT)

‘A Community Land Trustis a
private non-profit corporation
created 1o acquire and hold
land for the benefitof a
community and provide secure
affordable accessto land and
housing for community
residents. In particular, CLTs
attempt to meet the needs of
residens least served by the
prevailing market.

‘Community land trusts help
communities to:
Gain control over local land use
and reduce absentee ownership

«  Provideaffordable housing for
lower income residents in the
community

+  Promote resident ownership
and control of housing

©  Keephousing affordable for

future residents
Capture the value of public
investment for long-term
community benefit

«  Providea strong base for
community action.

Itis not always understood or
regarded sympathetically by
administrators

It requires a degree of
community cohesionwhich
cannot be guaranteed.

"Agood option where the local
authority is flexible and where
community cohesionis strong.
See ww.bshf.org for more
information and examples.
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Guided land development

Guided land GLD)is |

can use

aland technique for
guiding the conversion of privately
owned land in the urban periphery
from rural to urban uses. It has

policies to guide the direction
of land development, as well
as, to ensure that land

been yin and

been proposed for but is yet to be
implemented. It uses the provision
of infrastructure as a mechanism to |s

is efficient,

The and

the direction where it feels
urban development should
take place and provides
infrastructure in those areas.
“This encourages private land
devel

equitable.
The key advantage of the

[
itis done in partnership with
landowners who pay for the cost of
senicing their land through
donation of land for public
infrastructure and payment of a
bettermentlevy. As landowners are
supposedto donate land, as well
as, pay betterment levies, the
infrastructure development plan is
prepared using both topographical
and land cadastre maps, ensuring
that wherever possible roads and
infrastructure follow the existing plot
boundaries. To finance the scheme
aloan s initially taken out to build
the infrastructure, which is paid
from bettermentlevies provided by
landowners either on annual
installments or in lump sum upon
sale of land.

his that it is less
costly than outright land
acquisitionand more
equitablethan land banking.

to develop land in
thatarea. By not building
infrastructure in other areas
acts as a disincentive for
private developmentin those
areas. However, it requires
that government selects
areas of potential interest to
developers.

As the scheme depends on
the consent of the
landowners it cannot be
appliedin areas with
fragmented landownership.
Too many landowners mean
that greater time and effort is
neededin building
consensus. Itis very likely
thatthose landowners who
have accessto roads will
refuse to participate
voluntarily.
Landowners may want to
continue the rural use of land.
Collection of betterment
levies, particularly on an
annual basis may not be
acceptableto landowners. Or
even fitis acceptable, they
may for various reasons,
defaulton the payments.

of quided land development are in
factvery similar to land
readjustment and land pooling. The
only advantage that guided land
development has over land
pooling/land readjustmentis that
the government does not need to
decide on the amount of land to be
returned to the landowners at the
end of the project.
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Planning and urban design briefs

Planning and urban
design briefs are a
means of informing
developers and other
interested parties of the
constraints and
opportunities presented
by a site, and the type
of development
expected or
encouraged by local
planning policies.

Aplanning brief is
intended primarily to
promote development
or attract a
development partner
might be called a
development brief or a
vision statement.

An urban design brief
can give information on
the form and spatial
organization of a site
area to potential
developers.

Planning briefs are
potentially a useful tool
for improving:

+ The quality and
consistency of advice
provided to
developers;

« The efficiency of the
planning process; and

«+ The quality of the built

environment.

Briefs can improve the

efficiency of the

planning system by
reducing uncertainty,
enabling developers
to reduce costs and
go ' dnawrket

« Planning and urban
design briefs provide
site specific guidance
to potential land
developers.

The cost and time
involved in preparing
aplanning brief
should be less than
the cost of securing
acceptable
development without
it.

They require that local
government staffs are
sensitive to market
forces and the
legitimate interests of
developers and land-
owners.

The costs of
negotiation can be
significant.

Briefs are not useful
where the brief sets
standards for
development lower
than should have
been expected of
potential developers.

Planning and urban
design briefs offer
government agencies
an opportunity to
indicate the conditions
which land-owners or
developers must satisfy
in order to obtain
planning permission,
As such, they reduce
uncertainty and enable
applicants to save time
and money, thereby
enabling them to reach
lower-income groups.

Since planning and
urban design briefs are
site specific, each one
has to be prepared
separately bearing in
mind local conditions
and opportunities
applicable at the time.
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Factors influence success

According to Williams (2007), key considerations
include:

* Institutional conditions and framework at
central and local levels; admin capacity

¢ Legislative and regulatory environment

¢ Social interests, equity and participation

* Macroeconomic conditions

e Spatial and physical conditions

* The need for good promotion & pilot projects
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Other factors may include:

* Political conflicts, corruption and a reluctance
to lose powers

¢ |nstitutional competition for resources and
power

e Admin continuity ¢ or the lack of it
* Professional attitudes and assumptions

¢ Changing priorities and insufficient co-
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Administrative Options

Planning and building standards

The relationship between costs and affordability (India
highly realistic and skilled in reducing costs without
compromising design as in the HUDCO design guides of
the 1980s).

Regulations

Land use and plot development (facilitate mixed land use)
Building heights and setbacks, space allocation and
infrastructure services.

Floor Space Index (FSI).

Administrative procedures

The number of steps, costs and degrees of certainty
provided.
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Key issues: 3) Standards,
regulations and procedures?

e Conventional planning and building design
standards, regulations and administrative
procedures contribute to unauthorised
settlements.
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Lessons Learnt

There is a wealth of innovative, practical policy options already in the public
domain. Why are they not being replicated at the speed and scale required.
Are the constraints ultimately political? If so, what can donors do about it?
e Wt 2SN YFELIAY3IQ a | Rg20FGSR oe
who need to be influenced and options for realising progress ¢ or
decisions to withdraw
* Where existing authorities will not co-operate, use oblique measures, such
as strengthening press and media independence

¢ Strengthen links with local governments so that outcomes (successes and
failures) are more visible to the local population.

e blIYS YR aKFEYS 0UK2asS ¢gK2 0o0f20]
OKIFy3aSQ o06é ¢2NJAYy3a gAUK f20I¢
can say what donors may be inhibited from saying

¢ Focus on what levers are open to influence. For example, professionals
(architects, planners, surveyors or engineers) created most of the
regulations and standards that often constrain the provision of affordable
and legal development. We should be at the forefront of efforts to remove
irrelevant regulatory conditions.

* Windows of opportunity need to be identified and exploited
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If we focus on these issues, city-wide planning
and land management has the potential to
transform urban land markets, improve
governance and reduce poverty.
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Thanks for your attention.

Geoffrey Payne
Geoffrey Payne and Associates (GPA)
gkpayne@gpa.org.uk
www.gpa.org.uk




