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national federations of developers and house builders, representing more
than 30,000 developers and house builders affiliated to the federations of 14
European countries.

Build Europe is the umbrella organisation for European Union Member States’

Build Europe’s main objective is above all to meet the social and environmental
aspirations of European citizens. Build Europe works with its Members to promote
practical deliverable policy approaches to build more, with better quality and at an
affordable price.

Build Europe
Square de Meels 35
1000 Brussels
Belgium
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Editorial by the President

Through these proposals, Build Europe hopes that the measures put forward will
correspond as closely as possible to the dual aspirations of the citizen to have a
pleasant living environment close to amenities, and of the community to reduce
urban sprawl. However, the European executive must above all bear in mind that

the price of housing in relation to the income of European households is already too
high.

It is therefore clear that the objective of ‘No net land take by 2050’ cannot be
achieved at the expense of the least well-off households. The challenge is to
implement a policy that combines land efficiency and accessibility to housing for all.

Marc Pigeon, Build Europe President



Introduction

The Council and the European Parliament defined the 2050 no net land take (NNLT)
target in a 2013 decision, and the European Commission has set targets aimed at
bringing the progression rate of land take into line with the NNLT target by 2050.
There is therefore a clear desire from the European institutions to stop net land
take in Europe in less than 30 years. This extremely ambitious objective is in line
with the environmental policy of the European authorities.

At the international level, the member states of the United Nations declared at the
Rio de Janeiro conference on sustainable development in 2012 that they would
"strive to achieve a world that is neutral in terms of land degradation". Many countries have already
adopted several measures to counteract soil artificialisation, as we shall see later.

Build Europe is intervening in this policy debate as it determines the conditions of
regional and urban planning, and the housing possibilities of our fellow citizens. Land
is the raw material of these economic activities, and it defines the framework and
living conditions of citizens. Therefore, any related regulation must be considered
in the light of all the impacts it may produce.

In a constructive approach that considers environmental issues and international
political orientations, we propose to provide a concise examination of the current
situation, to analyse the proposed framework for the policy of no net land take and,
finally, to put forward the most efficient proposals to meet the set objective.
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STATE OF PLAY
Land take in the EU

a. Definition

The European Environmental Agency (EEA) defines land take as "the covering of space by
urban buildings and infrastructure as well as urban green areas and sports and leisure facilities"'. The EEA
specifies that the measurement of the evolution of land take includes uncovered
spaces such as green spaces in cities. Thus, the fragmented urban fabric is taken
as a whole.

Comment. this definition implies that natural spaces embedded in cities or
housing are not taken into account. These green spaces play an essential role
in maintaining biodiversity, the water cycle, and absorbing carbon. Natural
solutions such as gardens, hedges or rows of trees lose de facto their relevance
in the eyes of the authorities, despite their practical utility.

In the guidelines drawn up by the European Commission there are three objectives:
Restricting, mitigating and compensating

In "Land take and Urban Sprawl" (2015), Massimiliano Bencardino states that
‘encouraging the re-use of already built-up areas, to improve the quality of life in large urban centers, strengthening public
transport infrastructures, protecting the quality of urban and peri-urban agricultural zones® are some of the
solutions put forward by the Commission®. Where mitigation is not feasible,
mitigation measures to reduce the impact of land take should be encouraged.

Moreover, the same Commission guidelines recommend "urban containment"! That is to
say, the creation of green belts around large metropolitan areas to prevent the
merging of cities and to advance urban regeneration. Following the principle of
subsidiarity, the implementation of this policy falls under the responsibility of the
different Member States.

Comment: this vision favours the reuse of urban and industrial wastelands, a
vision shared by Build Europe, but would also further densify large cities. One of
the major consequences of the pandemic has been to increase the appetite of
European citizens for housing with gardens. The vision of an urban Europe of
high-density housing is completely opposed to the desire for more larger homes
as explained below. This represents a clear gap between policy orientation and
the demands of citizens.

"European Environmental Agency, Indicators, Land take in Europe
2Land take and urban sprawl: drivers e contrasting policies, Bencardino (2015).

3Sustainable Urbanisation and land-use Practices in European Regions, European Spatial Planning
Observation Netwaork
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h. Observation

According to the European Spatial Planning Observation Network (ESPON), about
0.6% of the EU's geographical space changed use between 2000 and 20184. Less
than half of this area was converted to urban use, with a very large majority (78%)
in agricultural use. This first glance shows that the need for housing cannot be held
responsible for the use of natural areas, which is largely linked to the agricultural
sector. In France, for example, the forest is expanding faster than urbanisation, due
to agricultural abandonment. In Europe, this represents about 613 million cubic
metres of forest growth per year.

4idem
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State of play for land and housing

c. Land take statistics

According to ESPON's Urbanisation and Sustainable Land Use Guide, "almost half of this
is conversion to urban land. [..] Most of this urbanisation has been at the expense of agricultural land (78%)"S.
Industrial and commercial units are thus responsible for a large part of the land use.

FIGURE 3
Land converted to urban use In the 2000-2018 period

2018

Urban fabric:
263,744 ha

Arable land:
572.662 ha

Construction:
437164 ha

Grassland
and other
icultural areas:

405.424 ha Industrial or

commercial units:
319.971 ha

Infrastructure
restrial nature: 96.840 ha

208.082 ha

Urban green:
82.808 ha

Wetland and
Waterbodies:

14.359 ha

Source: BBSR/ESPON SUPER

Sldem

BSustainable Urbanisation and land-use Practices in European Regions, European Spatial Planning
Observation Network
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d. Regional differences

According to the same report, “urbanisation did not happen equally in all countries and periods. Far less

land was converted to a new use in the years following the financial and economic crisis, especially in Spain and Ireland™”.
Comment

Following the 2020 recession, it is crucial to
understand whether usage change will continue at the
same rate before implementing restrictive measures.

e. Housing statistics
Less than 3% of land in the EU is used for residential purposes
In 2015 “almost 75 % of land in the EU was used for agriculture and forestry, while only 2.9 % was used for residential

housing™8.

The Housing in Europe report also demonstrates that “this figure hides substantial differences
between EU regions. The largest share of land used for residential areas in the EU was in the Brussels region in Belgium
(55 % of land is used is for residential areas)”. Yet “in 19 regions, this share was less than 1% [..1"S.

Residential areas, 2015
(% of land use)

Canarias (E5) cu;rm
. »

uuuuuu %) '-Guyane (F)

Réunion (7 w?mn

Agores (PFT) | Madeira (PT)

W,

. ﬂ Ul Boundaries: © EuroGeographics © UN-FAQ © INSTAT Cartography: Eurostat - GISCO, 2018

Residential areas: Areas used for housing purposes including residential gardens and excluding hotels, old people homes, children homes, prisons, mor and convents.

Comment v
These statistics imply that caution should be exercised
before establishing the same rule for all.

7Ildem

8ldem

®Housing in Europe (2020 edition), European Commission
10 Residential areas, 2015, Eurostat (GISCO)
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Permits for residential buildings decreased between 2010 and 2019

According to that same report ‘the highest number of building permits granted for residential buildings
was observed in 2010. Overall, between 2010 and 2019, there was a decrease of 3 %" with “the largest decreases observed
in Greece (-69 %), Italy (-54 %), Cyprus (-33 %) and Slovenia (-32 %)™

Comment

There is a lack of housing supply in Europe. The sector
is in a difficult situation with building permits
becoming less and less accessible.

Construction costs up by 15%

Authors also point out that ‘the cost for constructing new residences in the EU has also increased
during the period 2010 to 2019, especially since 2016. The increase during the whole period was 15 %. Among the
Member States, the largest rises were observed in Hungary (+47 %), Romania (+46 %), Latvia and Lithuania (both +36
%). Greece was the only Member State to record a decrease (-7 %)"12.

Comment

The Fit for 55 package, that aims to tax raw materials
such as steel, aluminium or cement, and includes an
increase in construction constraints is likely to _further
exacerbate this increase, which will be directly passed
on to European households.

Construction cost for new residential buildings
(2015 = 100)

- EU27 -

"Housing in Europe (2020 edition), European Commission
2ldem
3ldem
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House prices and rents on the rise
The Housing in Europe report and Eurostat also notes:

1) a34% increase in house prices since 2010, “with a 19% increase in house prices recorded between 2010 and
2019 [..] with the highest increases in Estonia (+86%), Hungary (+82%), Latvia (+75%), Luxembourg and Austria
(both +65%) [..1"14 15

2) asteady increase in rents in the EU between 2010 and 2019 - “a total of 13% over the whole period™'®

For example, a 16% increase in housing prices has been observed for the year 2020
in Luxembourg alone. Luxembourgers, especially young households, are wondering
how and where they can live in Luxembourg in the future.

House price evolution
(2015 = 100)

- EUZ7 d House price evolution -

0]

4 dem

1SEurostat, Eurostat news, Rents up by 16%, house prices by 34% since 2010 (7/10/2021)
8ldem

"Housing in Europe (2020 edition), European Commission
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Average transaction price of a new home in selected cities

In the Property Index Overview of European Residential Markets, Deloitte also provides a schematic
overview of the transaction price of a new home in selected EU cities in 2019.

Average Transaction Price of a New Dwelling (EUR/sqm) and annual change
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The European Central Bank recently sounded the alarm about the risks associated
with the uncontrolled rise in the housing market, where prices are increasing at

their fastest rate in the last sixteen years.'®

LaBCEs'inquictedela
flambée des priximmobiliers

Faced with the inevitable rise in property prices, as explained hereafter, the
tightening of credit conditions will further penalise middle-income households who

BANQUE CENTRALE

Dans sa revue de
stabilité financiere,

la Banque centrale
européenne pointe
les risques liés a
I'exubérance de cer-
tains marchés, notam-
ment immobiliers.

Romain Gueugneau
W @romaingueugneau

Jusquiici tout va mieux sur le front
économique. Et la Banque centrale
européenne (BCE) s'en réjouit. « La
récente reprise dans la zone euro a
permis de relancer activité des
entreprises et réduit par conséquent
nos pires craintes sur 'économie et le
risgue crédit », a indiqué ce mer-
credi le vice-président de l'institu-
tion, Luis de Guindos. Mais de nou-
velles menaces apparaissent, qui
pourraient fragiliser a terme le sec-
teur financier,

Clest le cas notamment de lenvo-
lée des prix immobiliers, observée
un peu partout dans le monde. = Les
signescroissants de surévaluation de
la zone euro dans son ensemble ren-
dent les marchés de l'immobilier rési-
dentiel plus susceptibles de subir une
correction, en particulier dans les
pays ot les niveaux de valorisation
sont déja élevés », avertit le supervi-
seur dans sa revue de stabilité
financiére.

Les prix n'avaient pas
augmenté aussi vite
depuis 2005, souligne
le rapport de la BCE.

Au deuxiéme trimestre, les prix
de I'immobilier ont bondi de 7,3 %
dans la zone euro, « soit la plus forte
hausse constatée depuis 2005, dans
un contexte d'assouplissement des
conditions de crédit », rappelle la
BCE dans son rapport.

Le phénoméne de hausse n'est
pas nouveau, et les prixavaient déja
commencé i grimper avant la pan-
démie de Covid. Mais la demande
est repartie de plus belle aprés la fin
des confinements de 2020, avec le

maintien de taux d'intérét histori-
quement bas, eux-mémes favorisés
par la politigue monétaire trés
accommodante de la BCE. En
France, la hausse de la production
decréditimmobilier sélevaita6,6%
en septembre, & un taux moyen de
L13%.

Des corrections de marché
Le superviseur des banques de la
zone euro sinquiéte dailleurs de la
forte dynamique du crédit qui
accompagne cette inflation, avec
une détérioration progressive des
conditions de préts. « Dans 'ensem-
ble, ces évolutions ont renforcé les
arguments en faveur d'une nouvelle
activation des mesures de politigue
macroprudentielle, le cas échéant »,
prévient la BCE. Cela reviendrait &
imposer aux banques des coussins
de sécurité supplémentaires en ter-
mes decapital.

Les banques de la zone euro ont
Néanmoins coMmence i resserrer,
au troisiéme trimestre, les condi-
tions doctroi de préts au logement

want to access property.

consenties aux ménages. En
France, l'inscription dans la loi des
nouvelles recommandations du
Haut Conseil de stabilité financiére
(HCSF) devrait avoir un impact sur
la production de crédit, et éventuel-
lement sur le marché immaobilier.

Apartirdu I janvier, les banques
francaises seront en effet contrain-
tes de respecter un taux maximal
dendettement de 35 % et une durde
de prét inférieure ou égale a 25 ans.
En octobre, la production de crédit
immaobilier aurait déja commencé
adiminuer, selon les estimations de
la Banque de France.

Les défis demeurent

pour les banques

Outre I'immobilier, la BCE pointe
aussi le risque lié aux récents
records atteints par les marchés
financiers, alors que des « poches
dexubérance de marchés » voient le
jour. « L'évolution soutenue des prix
des actifs financiers suscite des crain-
tes de surévaluation sur certains
marchés, ce gui accroit la probabilité

de corrections du marche »
le superviseur. La aussi, le secteur
financier pourrait en patir.

A ce jour, la situation des ban-
quesde lazone curodemeure néan-
moins favorable, comme en témoi-
gnent les résultats record publiés
au troisiéme trimestre, portés par la
vigueur de la reprise et des provi-
sions financiéres en baisse. Satis-
faite de ces évolutions, la BCE
demeure vigilante face au retrait
progressif des mesures de soutien
des différents gouvernements, qui
pourraient avoir un impact sur
I'activité et le bilan des banques.

Elle prévient aussi guen dépitdu
récent rebond, le niveau de rentabi-
lité des établissements de la zone
euro demeure inférieur a celui de
leurs rivaux étrangers. « Les défis
structurels pré-pandémigues, tels
quela faible rentabilité, une diversifi-
cation limitée des revenus, la surca-
pacité et In faiblesse des marges dans
un environnement de taux d'intérét
bas, restent entiers », écrit lesupervi-
seur. m

18| a BCE s'inquiéte de la flambée des prix immobiliers, 17 novembre 2021, Les Echos

9 dem
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A Necessary Balance

In light of these elements, we can see that property prices are already very or too
high for European citizens. Moreover, the political orientations will lead to several
consequences:

a. A growing shortage of affordable housing

The demand for housing is already strong and unmet, but this will certainly worsen
as the supply of developable and buildable land reduces further, as a consequence
of NNLT, with the resulting mismatch in supply and demand leading to a de facto
increase in land prices. Furthermore, the reclamation of derelict land and
commercial areas will lead to additional development costs, either to finance the
clean-up, demolition or compensation normally requested by operators in
commercial areas.

As for construction costs, it is widely recognised that reconstruction in urban
areas is more expensive. If we add to this to the forthcoming regulations
concerning energy savings, carbon emissions, the reuse of deconstruction
materials, waste management, etc., construction costs are likely to soar.

The taxes of the various local authorities will increase to finance public equipment
and facilities that are essential to reducing transports by car. Rebuilding the city
means undertaking urban development operations to redesign neighbourhoods
and provide facilities in areas that are more populated than before.

Thus, all the components of the price of real estate, such as land, construction
costs and taxes, are expected to increase in a way that is totally inconsistent with
household income.

Ultimately, new housing will become increasingly unaffordable.

Existing housing, which some people present as THE solution, is not always well-
adapted to modern living conditions (accessibility for the disabled, soundproofing,
partitioning, etc.). This existing infrastructure would require deconstruction and
rebuilding in order to bring it in line with modern housing expectations — a costly
solution. Acquisition and renovation will always represent a higher cost than new
construction. We have noted the political ideology concerning the renovation of
existing housing, but the global reflection requires that the quality of life be
mentioned in parallel. Not all old buildings are Haussmann-style residences, far
from it.

In this political context oriented towards no net land take and the European Green
Deal, the question is no longer to know HOW we could stop the rise in property
prices but HOW we will try to contraol it.

Housing will remain a basic commodity that is becoming less and less accessible,
making households that do not have access to social housing more vulnerable, thus
hindering the residential pathway to which they aspire.

State Of Play pI15



b. A societal divide
The policy orientation of no net land take risks widening the divide:

1) Between families: The most affluent will be able to purchase a home, or even of a house, which will become a luxury
product after being a product available to the working classes, while the most deprived will be a little more excluded
from society and forced to live in areas of greater density.

2) Between metropolises, on the one hand, and medium-sized towns and villages on the other: It is easy for the big
cities to courageously decide to enforce no net land take, even though they are already developed. This does not
require any sacrifice because they have large stocks including big commercial areas on their outskirts. It is estimated
that the wastelands identified in lle-de-France represent the equivalent of 40% of the Paris surface area.2°

On the other hand, for other territories, where land availability may be one of the
only comparative advantages, NNLT may prevent territorial development
strategies: difficulty in setting up businesses, difficulty in installing new
infrastructures or services. There is therefore a threat to social and territorial
cohesion. This does not mean that urban sprawl is a good thing to pursue, but that
NNLT can have perverse effects if it is not differentiated between different regions.

Of course, Build Europe shares the ethical conviction to be more economical with
land use, as expressed in the EU objective. However, there is a risk that Member
States will implement this principle too strictly and too literally.

IT'S ALL ABOUT BALANCE!

c. A gap between political orientations and citizens' expectations

Urban sprawl has also developed in response to the new lifestyles of citizens who
wanted to live close to the city in order to benefit from schools and other
infrastructures, but also desire more space and a better quality of life for less
money. The Covid pandemic has only amplified this trend.

On the other hand, the policy is to restrict land and preserve everything outside
the urbanised area. We will therefore need to make the city more desirable; the
density and the renovation of the existing building stock is unlikely to meet to the
expectations of our fellow citizens. Especially since density is not desired by citizens
who are already housed, as reflected by the pressure they exert on elected officials
to reduce it and by the increasing number of appeals against building projects. It is
also not desired by the elected representatives who listen to the concerns of their
constituents.

20| g5 friches recensées en lle de France représentent I'équivalent de 40% de la surface de Paris, 28
octobre 2021, BFM IMMO
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Build Europe's perspective

Preliminary observation

The European institutions have stated a clear desire to stop net land take in
Europe in less than 30 years.

This extremely ambitious objective comes up against several difficulties. The first
concern is the very definition of land take and therefore the ability to measure this
phenomenaon.

IT IS IMPORTANT TO KNOW WHAT WE ARE TALKING ABOUT!

The French government report "0bjectif « zéro artificialisation nette » : quels leviers pour protéger les sols
?" highlights the lack of precision of land take measurements at both European
(CORINE Land Cover) and national (Teruti-Lucas in France) levels. The
measurement of the rate of artificialisation can vary from 5 to 9%, which has
extremely different implications in terms of policies and social and economic
impacts at national and local levels.

The second difficulty stems from an overly uniform vision of the NNLT initiative
coupled with a desire for harmonisation at the European level. Beyond the direction
taken at the European level, there is a considerable number of laws and regulations
already implemented at national and local levels in each member state. This single
policy on land reclamation thus risks overlapping with measures already taken at
national and local levels.

Finally, this objective does not take into account the specific reality of each region
and the economic, social and land context of each territory as explained above.
Many regions need space to grow their economic activity, attract investors and
meet the needs of their population. This is also true at the level of each country:
population density is three times higher in Belgium (374 inhabitants/square
kilometre) than in France (120 inhabitants/square kilometre). The issue of
artificialisation does not therefore arise in the same terms. France does not lack
space or farmland, but it does lack the farmers to cultivate it. And the phenomenon
is likely to increase in the years to come. The risk of the NNLT objective in 2050 is
therefore based on the imprecision of the definition of artificialisation, the
contradiction with existing legislative measures, and the difficulty of taking into
account the diversity of regional situations.

Instead of the NNLT principle, whose framework is imprecise and excessively
uniform, we prefer the notion of "economical use of space" aimed at protecting
natural resources and biodiversity. This economical use must be balanced and
adapted to the economic and social conditions of each region so that ‘No net land
take' does not become 'No net housing' for European citizens. This is the idea of
"land sobriety" towards which we must strive. NNLT is a slogan that encourages
virtue, but it must not become an intangible planning rule applied indiscriminately
to all regions and at all scales.

State Of Play p1/



We cannot impose this dogmatic rule on a small or medium-sized town that needs
to accommodate a company as well as new road infrastructure and new housing
for the employees. For this town, this would mean giving up all activity and all
possibility of post-Covid economic recovery.

We reiterate that the vision of NNLT initiative in 2050 must necessarily be adapted
to local situations. The guiding principle of our reflection (already expressed in our
Manifesto "Housing: A European Challenge - New Strategy") must be based on spatial planning, i.e.
a public policy aiming at a balanced and harmonious distribution of populations,
economic activities and infrastructures on the European territory.

p18 State Of Play



PROPOSITIONS FOR AN ECONOMICAL
MANAGEMENT OF LAND

We believe that we must remain very cautious and avoid unfairly criticising past
attitudes in terms of land take. What seems obvious to us today will perhaps be
contradicted in the next 30 or 40 years. There was a time, not so long ago, when
modernity meant expanding, in a context where agriculture was becoming more
productive, where there was less need for land and where the political dynamic was
to ensure growth, consumption and the well-being of our fellow citizens. Cars
represented a considerable technological advance, and collective mobility facilities,
such as tramways were dismantled.

Today, climate change forces us to adopt different policies. We must try to do the
best we can, as our predecessors did, while bearing in mind that today's truth may
not be tomorrow's.

Today, to be consistent with the political will and the new climate and
environmental state of play, Build Europe supports the idea of a policy of land
frugality that is not too burdensome for our fellow citizens, particularly for the first
item of expenditure in their budget, which is HOUSING.

A rational and balanced policy requires both REGIONALISATION - that is, organisation at
the regional level - and an IN-DEPTH rethinking of land, building and tax policies to enable
an economical management of land.

Regionalisation
a. Choosing the appropriate scale

The right scale seems to be the regional scale. A scale that is too narrow, such as
the local level would be a case of every man for himself and would prevent any global
reflection. It would also run the risk of creating counterproductive competition
between cities in the use of space. The reflection on land take cannot be limited to
the exit signs of each village. The smaller the scale, the more rigid the system, the
more constraints are intensified, and the less successful arbitration can be.

b. Looking at the big picture

In order to analyse the current state of affairs in terms of land take, it is essential
to develop a regional land observatory tool. If we look at the overall situation, we
can see that, in France, for instance, the land consumption rate has been
decreasing since 2009, but it varies greatly from one region to another.
Digitalisation, mapping, and research and development are needed to understand
the mechanisms behind land take.
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If we want to turn a scientific concept, land take, into a legal and planning objective,
it must be precisely defined and understood. This is true of artificialisation, but it is
even truer of land take reduction, which will be an essential breath of fresh air in
the system. What does it mean to bring a piece of land back to nature, what is the
initial state to which we must return? On what time scale can this be assessed?

c. Adapting to local situations

This adaptation must naturally be based on the data gathered by the regional land
observatory and the expectations of citizens in these regions. It would be
interesting to look into the relationship between the rate of land consumption and
the rate of population growth or decline. This "SDG-11" land consumption indicator,
adopted by the United Nations Assembly in 2017, could constitute a basis for
reflection on urban policies that the EU should impose.

Thus, the proportion or disproportion between population dynamics and land
consumption could be assessed. It would be important to link this land
consumption to current and future housing needs in order to avoid shortages.
Furthermore, the European Semester should establish recommendations specific
to each country and region. This cannot be done without mapping, demographic
and zoning tools. Without such tools, there cannot be a carefully considered no net
land take policy.

d. Monitoring

An assessment could be carried out on a regular basis, for example every five
years, in order to take stock of the first measures taken and to amend measures if
necessary. Indeed, one should not forget to prevent the consequences of an overly
rigid no net land take policy that would penalise further a demand for affordable
housing that is already unmet.
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BEST PRACTICE - UNITED KINGDOM

The National Planning Policy Framework (NPPF) requires local
planning authorities to identify a 5-year supply of housing land to
meet their housing needs. A 5-year land supply is defined as a supply
of specific deliverable sites sufficient to provide 5 years' worth of
housing against a housing need set out in adopted strategic policies,
or against a local housing need figure.

Public authorities aim to promote the use of brownfield sites for
residential development, and greenfield sites can also be developed.
The NPPF does not introduce no net land take and it is even possible,
in exceptional circumstances, to allocate 'green belt' land for
residential development where other land supply options are not
available.
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Economical land management

Land, building and tax policies must be rethought at all levels in order to use space
sparingly and preserve biodiversity without undermining regional dynamism and
reducing access to housing.

Build Europe would like to propose several ways to safeguard affordable access to
housing for European citizens.

a. Land-based solutions

Solution 1 - Increased density

The issue of density is central to use land efficiently. Density is not only about multi-
storey buildings or dwellings within high rise buildings, but also about dense
organisation. No net land take defines what should no longer be done: urban sprawl.
But it does not say anything about what should be done instead: density.

There is therefore a risk that governments and residents (the ‘insiders’, those who
are already there and who are satisfied with the status quo) will support the idea
of individual housing, but at the same time reject new buildings next door
(especially if they are denser and higher). The EU needs to be coherent, and to state
clearly that the reduction in land take must be accompanied by an increase in
density in urban areas.

This means rethinking the way cities are structured. Strategies for qualitative
urban development must be encouraged through a shared dialogue between
operators and communities. All solutions that increase density must be explored.
One concrete example would be the construction of an extra floor.

IMPORTANT: Urban densification measures, such as building on gardens within the
urban space, should be excluded from the definition of land consumption and
land take in the context of the land use policy we advocate for.

Solution 2 - Create a right to ‘land take’ and compensation systems

The problem of land take is not the same for regions in decline and regions with a
high migratory influx. It is therefore necessary to estimate a “land take right” that
would depend on demographic forecasts and the potential for construction. Build
Europe proposes to establish a sort of “right to use land’ and but also to trade and
compensate. This approach requires to define compensation ratios.

For example, a local council that wished to rewild industrial wastelands in the
urban centre to create a natural environment in the heart of the city would benefit
from a “land take right”. This right to compensation could be used in its own area
or traded with another council. This strategy would make the city more desirable
in response to our observations on the existing gap between citizens' expectations
and new political orientations.
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BEST PRACTICE - GERMANY

In Germany, there is a system of exchange of "surface certificates"
between municipalities. Each municipality is allocated a certain
amount of building land as a surface certificate. If the quota is not
used, it can sell all or part of it to other municipalities. With this
income, the latter can use it to develop new spaces necessary for its
attractiveness. These area certificates are linked to demographic
movements.

The "Planspiel Flachenhandel" project on the exchange of land
certificates carried out between 2013 and 2017 "confirmed the practicality of the
exchange of certificates and its effectiveness in achieving the German government's reduction target"2".

The simulation, in which 87 German municipalities participated,
showed that a trading system could reduce the consumption of new
land in the area around cities "by almost 50%" and in the city almost all
planned projects were realised. According to the same report, "the
results of the field experiment show that municipalities with a growing population have to buy
additional certificates, while regions with high emigration can sell certificates"22.

Solution 3 - Urban planning

Planning implies favouring construction in areas that have already been developed:
reconstruction of the city on itself, re-use of commercial and economic areas, etc.
Fortunately, commercial areas are important sources of urban development and
densification and do not require additional land take.

Planning must be tested for reversibility. Until now, we have usually defined "areas"
for business, others for housing, for industries, etc. Today, we must find a balance
between the two. We must support a functional mix like for the built environment.
We can no longer have offices located on one side of the city and housing on the
other side, as was done in the past.

Urban planning must also, depending on local situations and following a preliminary
analysis, allow the development of lightly built-up areas that are indispensable for
the development of the city and respect the overall spirit of scarce land use.

The principle of ‘contractualised urbanisation’, put forward with local
representatives, operators and citizens' organisations, must be established. It is
also necessary to achieve a sustainable approach to development, by favouring
virtuous projects and by embedding urbanisation within overall projects.

Rather than restrictive regulations, could we not imagine an incentive-based policy?

2Progress Report 2020 - Reducing Greenfield Use and Sealing, LABO (Federal/Regional Working
Group on Soil Protection)
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Solution 4 - Protect soils within the project rather than prohibiting

The objective of NNLT is to protect soils for the 4 functions or services they
provide: economic potential, climate regulation, carbon and water storage and
finally a support for biodiversity. It is therefore necessary to carry out urban
planning operations that can both satisfy the needs for housing or activities and
facilities and that allow new techniques to safeguard the functions of the soil. Thus,
as soon as the project includes a certain percentage of open land, one can imagine
an urban farm using aquaponics or hydroponics technigues, which would produce
as much agricultural value as a monoculture field, supplemented by tree or hedge
plantations, gardens around vegetated residences, bringing together climate
resilience, biodiversity, and enhanced water and carbon storage.

These new neighbourhoods or projects would also have a more positive impact on
the lifestyle and health of residents than the policy of systematising density alone
in urban centres. NNLT must be engaged not only in relation to planning
regulations (which deal with the consumption of space) but also in relation to the
functions of the land that can be safeguarded.

Or a more pragmatic policy?

We will inevitably be faced with land take needs. This is the case for utilities
required for new inhabitants, such as waste disposal centres, wastewater
treatment facilities, bus depots, etc. These facilities cannot be installed in urban
centres, even if we imagine removing housing units to do so. In fact, we believe that
no net land take, as such, is impossible to achieve.

h. Technical solutions

However, to act within the framework of land take reduction, many technical
solutions can be imagined.

Solution 5 - Increase huilding reversibility

Reversibility concerns the transformation of housing into offices or vice versa. But
that’s not all. Housing and other needs can evolve, and it is necessary to build, while
thinking about the future. The design of future buildings should imperatively
integrate the principle of modularity to preserve future needs and uses. This is a
criticism that can be made in relation to the recent past. We believed we were
doing the right thing, responded to a demand, or even a political orientation. The
result is that housing is no longer adapted to current expectations. This is the case
in France, where there was a willingness to allow most people to go on holiday on
the seaside or in the mountains, and to make these holidays more affordable by
building housing that is now too small to meet new expectations in terms of leisure.

Modular constructions have two main benefits: they are quicker to put together
and allow for a very high energy efficiency. As the reduction of GHG emissions lies
at the heart of the European Green Deal, this solution allows us to address both
excessive land take and climate change.
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Solution 6 - Building on stilts

To reduce land use and, in particular, sealing, which is defined as "the constant covering of
an area of land and its soil with impermeable materials, such as cement or asphalt’, one possibility would be
to promote construction on stilts, which would prevent soil sealing without
significantly increasing production costs. This solution would help to mitigate the
impact of land take.

Thus, rather than talking about the consumption of space, it would be preferable to
measure impervious surfaces in order to integrate renaturation efforts or, as we
have seen before, to introduce the notion of soil protection for the functions it
performs.

c. Fiscal solutions

This policy of land frugality, which seeks to build on already built-up areas as well as
recycling urban wasteland, will entail costs that will be difficult to bear for our
fellow Europeans, who are already facing a glaring lack of affordable housing. It is
therefore essential to support this transition fiscally through the following
solutions.

Solution 7 - Develop aid for the reconversion of urhan wasteland

The reduction of land take requires the creation of specific funds to support the
reconversion of brownfields or adapted tax measures such as the reduction of VAT
in certain areas.
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BEST PRACTICE - FRANCE

As part of the sustainable construction recovery plan established in
the autumn of 2020, the French government set up a "brownfield
fund" with an initial budget of 300 million euros, which was increased
to 650 million euros after this fund was made permanent. This fund
can be used by project developers to provide financial support for
private or public brownfield redevelopment operations, i.e. land that
has already been developed, including polluted sites, with a view to
reducing land use. It has a national and a local component. Regions
that organise the calls for projects define the criteria for eligible
projects, often in a very broad manner.

Solution 8 - Bonus to demolish or convert offices into housing

In its Manifesto, Build Europe stressed that taxation should be better adapted to
the production of affordable housing. A satisfactory solution, in line with the
objective of the Green Deal, would be to apply a reduced VAT rate on
deconstruction and renovation operations, or even reconstruction in urban
centres for residential use.

Indeed, except in certain specific cases, housing patterns have evolved to such an
extent that renovation will not be able to meet current aspirations in terms of
space distribution and to satisfy environmental and energy requirements.
Reconstruction operations should therefore be encouraged to build the conditions
for urban renewal.
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BEST PRACTICE - BELGIUM

Belgium has put forward fiscal measures aimed to incentivise
demolition and reconstruction projects. As explained by the law
cabinet Eubelius, “since January 2021, the demolition and reconstruction of a residential
building can benefit from a 6% VAT rate (instead of 21 %)"23. Moreover, the sale of the
building “can also benefit from a reduced VAT rate’ and also concerns ‘the
accompanying plot of land, unless sold separately by a land company”24,

Solution 9 - Support the transition to circular construction

Developers have integrated the concept of circular economy and have already taken
steps on the ground, particularly in terms of design, recycling, procurement, etc.

However, the ambition to move towards a circular economy as a whole will have a
negative effect on housing prices (new materials, higher insurance costs, etc.) as
well as on deadlines. It is therefore of the utmost importance to assess the impact
on housing affordability at each stage of the transition, and to provide sufficient
funding for the whole sector, especially during the time of this industrial revolution.

Solution 10 - Strengthen integrated territorial investments

The objectives set by the European executive will require major efforts in spatial
planning and urban development. This large-scale work will require support from
public authorities, but it is already possible to build on existing measures. EU
Regulation 1303/2013 states that "where an urban development strategy, other strategy or territorial
pact requires an integrated approach [..], actions may be carried out in the form of an integrated territorial investment".
Build Europe recommends strengthening the support available through these
territorial investments in order to ensure the affordability of the territorial
approach.

2333le of demolished and rebuilt buildings: VAT rate reduced to 8%, Cabinet Eubelius, 3 February 2021
24 |dem
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