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1 ABSTRACT

The German government’s National Strategy for Sustand&dvelopment aims at
reducing land utilization from the 100 ha per day cutyemsed today to 30 ha a day
and at realizing three times as much internal devetopras external development by
the year 2020. Circular land use management is a d&égymnd strategic approach for
implementing the two-pronged strategy of quantity qudlity management necessary to
achieve these objectives. Circular land use manaderpemarily focuses on
systematically exploiting the potentials of exigtistructures and reusing derelict land. It
allows for zoning of new land for development on aaliscale under certain
conditions. Consequently, this strategy endeavourdirtonish new development in
“green belts” and to activate previously developedding land. Realizing a Circular
land use management policy requires employment afiaypmix which pools existing
and new instruments in the fields planning, inforomtiorganization and cooperation,
funding and budgeting, marketing and dispositionewNnstruments which provide
goal-oriented incentives capable of effectively iefiaing current land use and zoning
practices are necessary because existing instrumeradifmited potential with regards
to achieving these aims. The German government ahdr dmportant groups of
stakeholders — theéander, public stakeholders at the municipal and regioeakls,
private enterprise, institutions which own land, thel restate industry and private
households and small-scale property owners — shoulgecai® closely to establish
appropriate framework conditions for Circular land useagament.

Keywords: Circular land use management, land use manageaorbat; and regional
planning, sustainability
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2 CIRCULAR LAND USE MANAGEMENT: AN INNOVATIVE STRATEGIC AND
GOVERNANCE APPROACH

Circular land use management represents an integrativg pnd governance approach
which presupposes a changed land use philosophyregtird to land utilizatioh This
modified land use philosophy can be expressed with dlogan “avoid — recycle —
compensate”.

This paper is based on the findings of study coretliot the research field Circular
Land Use Management in Cities and Urban Regionkeohational research programme
Experimental Housing and Urban Development (ExperinientéVohnungs- und
Stadtebau), ExXWoSt. The German Institute of Urban Aff¢Difu) examined this
research field from 2003 to 2007 on behalf of the Fad®ffice for Building and
Regional Planning (BBR) and the Federal Ministry of $gort, Building and Urban
Affairs (BMVBS), and in cooperation with the project gpo8tadt + Entwicklung (City
+ Development), Leipzig and the special research grBopiety for Institutional
Analysis (sofia), Géttingen/Darmstadt.

2.1 The principle of reuse and phases of land use

Similarly to the recycling-based principles which hdnezome commonplace in recent
years in areas such as waste and water managemeatidciland use management”
should become an established policy in sustainknld utilization. Materials cycles
serve as a model for circular land use managementotistructed city is understood as
a system with a structural makeup which is subjestarious usage phases and where,
in certain instances, entire districts and industriehs are dismantled and made suitable
for subsequent use, whereby the total area of land sBeuld remain unchanged.
Structures no longer fit for reuse are demolished or readeted; infill measures are
implemented in areas with high settlement pressure.idéa of a “circular” of use thus
seizes upon the notion of a use cycle of the dilocaof building land, development,
use, abandonment and reuse.

2.2 Potential of circular land use management

A strategy of this nature primarily and systematicakyeks to exploit the potential to
develop existing building sites and reuse derelioflat focuses solely on internal
development (recycling abandoned sites, higher densigvelopment, infill
development, multiple use, etc.). The entire useecyitbm planning to utilization,
disuse, dereliction, and building and land recovennfthe core of the strategy. The
ultimate aim is dynamic site preservation. In an idem@nario this vision would be
realized if only land which is currently in use werélized for new settlement
initiatives. Zoning small areas of new land for depahent is not categorically ruled
out, assuming abandoned sites are being reusedenartmss.

Circular land use management, therefore, aims to neeim@zoning of “green belt”
land (for development) and activate existing buildlagd, including, among other

1 The basic theoretical principles of land reaygliare expounded upon in detail in: Federal
Office for Building and Regional Planning (BBR) dished by), Perspektive
Flachenkreislaufwirtschaft special publicationsesefor the ExXWoSt research field Flache im
Kreis, Vol. 1. “Theoretische Grundlagen und Plaakuinzeption®, revised by Thomas Preul3
et al. (German Institute of Urban Affairs et ahdaFabian Dosch et al. (BBR), Bonn 2006.
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options, derelict land, gaps between buildings arploiting possibilities for infill
development (Table B).

Activating land potentials
« brownfields
(industrial, commercial, military)
« gaps between buildings in
internal areas
« urban renewal sites
« sites under going planning

Planning

Zoning new
“green belt” land

onom
ec ie S
for development

Mix of instruments

« legal, planning
and economic
instruments

« cooperative

govemance

approaches

Rejection of land
not suitable for

subsequent use \

Figure 1. Phases and potentialities of circulad lase management *
*Source: German Institute of Urban Affairs, owngtiam.

2 The amount of brownfields currently availabledonstruction in Germany is listed at 128,000

ha: land formerly used for industrial and commeérgarposes (48 percent), real estate
previously occupied by the military (41 percent)andoned tracts of land used for transport
infrastructure, railway and port facilities (twelpercent): cf. Federal Office for Building and
Regional Planning (BBR): “Bauland- und Immobiliemki& 2001. Ergebnisse der
Baulandumfrage”, Bonn 2001. Federal Statisticalid@ffcalculations estimate that the total
amount of brownfields within towns and cities asr@ermany increased by 12.7 ha per day
between 1993 and 2000; cf. Federal Statistical cOffi“Umwelt. Umweltproduktivitat,
Bodennutzung, Wasser, Abfall*, Wiesbaden 2003; aefmgnsive surveys of existing
brownfields are not available.
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Table 1. Expansion and internal development oppdiés of land*.

Expansion opportunities

Theoretical development reserves with no (specific)

(outlying land which has yet to be | planning status

developed)

Regional planning reserves (anticipated building

land)

Preparatory land use plan reserves (building land
awaiting development)

Legally binding land use plan reserves which are
fundamentally reclaimable (raw building land)

Internal development opportunitie§ Gaps between buildings (land prepared for

building/building land) within the ambit of
settlement-expanding legally binding land use plans

Gaps between buildings within the ambit of legally
binding land use plans using pre-existing
developments and unplanned interior areas.
Scarcely developed lots/opportunities for infill
Brownfields

Vacant buildings

Land which will be abandoned in the foreseeable
future

*Source: German Institute of Urban Affairs, owngliam.

2.3 Stakeholders involved in circular land use manageme

Circular land use management in urban regions cannalriten by the actions of a

single primary stakeholder but can only be achieveoutih the coordinated efforts of
the various public and private stakeholders who, asnars, property owners and land
developers, influence or govern how land is used.

Gender-
Commissioner

Regional planning
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associations

Large-scale
landowners

Nature
conservation and
environmental
associations

Project
developers and
financiers

Researchers

Planning at
the Lander
Level

Municipal
planning
authorities

Business
development
authority

Chambers of
industrie and

Stak8_h0|de|'5 commerce
of circular
land use Real estate
management sector

Building and
property owner
associations

Agricultural
authorities/
Agricultural
chambers/
farmers*
association

Housing
associations

Figure 2. Stakeholders in circular land use manag¢m
*Source: German Institute of Urban Affairs, owngliam.
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This includes municipal policymakers, the variousaloadministrative departments
(urban affairs, urban planning, environment, businessldpment, real estate, finance),
regional planning departments, businesses, businesglopment associations,
developers, estate agents, large property owners, lalaksjng offices, environmental
and nature conservancy associations, committees npademembers of civil society et
al. (Fig. 2). Conceiving tenable circular land use rgen@nt strategies and taking the
steps necessary for their implementation can only digeged through constructive
collaboration and consideration of these stakeholdetstests. This is of particular
relevance to reusing derelict land, which is oftenwei@ as the sole task of the
municipality and all too rarely as an undertaking Whioust be resolved through a
cooperative effort of both the public sector and pevanterprise. The ability to
cooperate, appropriate cooperative structures and coroatiom, information
dissemination and mediation services are thereforehef utmost importance for
successful circular land use management.

3 INSTRUMENTS FOR CIRCULAR LAND USE MANAGEMENT

Circular land use management requires a uniform, inegj@td harmonized course of
action which encompasses the entire spectrum ofigsland activities, is fused into a
single, explicit integrative political approach ampoys a correspondingly complex
package of instruments (policy mix). In this instanagrent and potential new
instruments are pooled while accounting for regiondfeidinces in framework
conditions. These instruments primarily affect govecearin the areas planning,
information, organization and cooperation, funding abddget, marketing and
arrangements.

3.1 Testing of instruments using simulation gamesitgr(arban region)
circular land use management

In order to evaluate the effectiveness of differentrimsents simulation games were run
for the research field Flache im Kreis (circular land ms@magement in cities and urban
regions). Examining the vast palette of possible @sucs action via simulations does,
however, pose special challenges. The simulationegabegan with a review of the
various courses of action existing instruments prova@layers at the regional and
local levels. The review determined what these caup$action can achieve in terms of
urban region circular land use management under thelactnditions in the regions. In
contrast to retrospective case studies, this was gedréarther developing existing
methods in order to better tailor them to the circuladlase management objectives set
forth by the German government. As is typical of timusation approach, although the
further development of measures and strategies for udgions was based on real
conditions, the results remain those of a non-bindirgerimen The StadtRegion
Stuttgar? (Baden-Wiirttemberg), the regions Mélin (Schleswig-HatteRheinhessen-
Nahe (Rhineland-Palatinate), the City of Duisburg (NdRthine-Westphalia) and the
North Thuringia planning region (Thuringia) participatedthe simulation games for
circular land use management. These regions vary in atural surroundings, sizes

3 Arno Bunzel and Thomas Preul3: “Planspiel alshbi# der Strategieentwicklung”, in: Federal
Office for Building and Regional Planning (BBR) fdished by), ExWoSt-Informationen
No. 25/2 Flache im Kreis, Bonn 2005, pp. 26—27.
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and populations, economic development dynamicspapilation trends. This means
each faces unique challenges with regard to lanitattdn. The simulations included
both growing (StadtRegion Stuttgart) and shrinking regi@viorth Thuringia planning
region, the City of Duisburg) as well as others wittabeed development dynamics (the
Molin region). The Rheinhessen-Nahe region is experngngrowth and shrinkage in
equal measure.

A specially developed regional work programme servethasnethodological basis
of the simulation games for the regions examined. rBsearch group formulated and
monitored the work programme. This included introdudihg selected instruments,
explaining how they function and relevant incentmechanisms. Overviews 1 and 2
show the instruments tested in simulation game phiaased 1.

Table 1. Instruments tested in the “as-is” urbamping simulation*.

Field of activity/ Instrument
instrument category
Planning Regional schemes

Intermunicipal planning

Influencing land consumption when formulating pregary land-
use plans

Appraisal of the land requirements

Urban redevelopment concepts

Additional neighbourhood and site planning

Influencing land consumption when formulating légainding
land-use plans

Concepts to establish resource compensation desmsfor
equalization and alternative measures) resourcg@ensation areas
and compensation measure pools,

Limitation on land usage possibilities

Temporary use

Renaturalization

Information Informational instruments to influence property @
Informational instruments to influence municipatian
administrative land use management decisions

Municipal council resolution on land managementqgyol
Organization Organization within public administration

Delegation of responsibilities for urban regiorcaiar land use
management tasks

Cooperation Project-related cooperation between public andapeiplayers
Forms of public-private partnership applicable ligpeojects
Framework agreements/coordinated strategies

Investment and funding| Funding programmes

programmes, budget Appropriating financial resources from municipatigets

Marketing Marketing through public stakeholders
Real estate marketing
Arrangements Urban development measures

Urban redevelopment measures

Building orders

Demolition orders

Designating protected areas through nature cortsemauthorities
Other Planning which links the preservation andagglement of open
spaces, protection of recreational spaces andudtgiie

*Source: German Institute of Urban Affairs, owngtiam.
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The new instruments were tested in view of the figdirof the first phase of
simulation games, which demonstrated that the egigiackage of instruments was not
sufficient to accomplish the German government's toufs land use policy aims. This
meant testing instruments which created new (finanimakentives with regards to land
consumption.

All told, the Flache im Kreis planning simulation games tested nearly 50
instrumental approaches.

Table 2: Instruments tested in the “new instrumeirtiulation games*
Field of activity/ Instrument
instrument category
Influencing the cost of | Property tax reform (land value tax, land tax, laisé tax)
land

Land transfer tax reform

Price mechanisms for | Cost-benefit analysis

zoning undeveloped Levy on zoning land for building site use or apfmmnent for
land zoning

Tradeable land-use certificates

Funding measures and Reform of fiscal equalization scheme at municipakl
subsidies Zoning-oriented tax codes

Low-interest loans for businesses and municigalito implement
internal development measures

Liability insurance for demolition

Surplus funds for demolition

Real estate funds

Additional economic | Abolition of commuter allowance

framework conditions | Abolition of first-home buyer allowance

Legal and planning Obligation to demolish in the inner zone

instruments and issues Exemption from nature protection law impact regolas for
brownfield redevelopment

Additional procedural modifications

*Source: German Institute of Urban Affairs, intdrdaagram.

4 RESULTS FOR THE SIMULATION GAMES ON CIRCULAR LAND
MANAGEMENT

4.1 Circular land use management is a key policy anatagy approach.

All political and scientific actors agreed that ciauland use management is a vital
strategy approach for implementing national strateggtistainable development and is
therefore adequate for achieving the federal governsnemsgtainable development aims
with a dual strategy: quality management — usingrirdl development to spare external
areas and increasing the value of settlement sitemd- quantity management —
restricting utilization of new land.
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4.2 Established instruments as part of a circular larst management policy

mix.
Instruments already in place in Germany include:

= regional schemes and intermunicipal planning,

= appraisal of land requirements (a key component of megigplanning and
preparatory and legally binding land use planning),

= informational instruments to influence municipal aadministrative land use
management decisions,

= additional neighbourhood and site planning (e.g. pdstning, framework plans,
master planning),

= delegation of responsibilities for urban region circldad use management tasks,

= municipal council resolutions on land managementcppl

= existing funding programmes,

= informational instruments for property owners, and privaseketing activites.

With view to the protection of open space the follogvexisting instruments should
be employed:

= concepts to establish resource compensation aread f{tanequalization and
alternative measures, resource compensation siteamgbosation measure pools),

= designation of protected areas through nature consematithorities,

= integrated schemes to preserve and develop high-vagea epaces: areas for
relaxation, agriculture, public gardens, recreationalsarea

To adequately counter the impacts of population, leasant buildings, functional
deficits and site overlaps, shrinking regions and esitirequire supplementary
instruments such as:
= urban redevelopment,

= funding programmes targeting brownfields, i.e. C Sites.

4.3 Public authorities: the driving force of circulaathd use management —
cooperation between municipalities, Lander andféteral government are
paramount.

Public authorities act as a key player and driving one the introduction and
implementation of circular land use management bytiagaa framework which
significantly influences the behaviour of real estatarket players. The German
government and other important groups of actors —L#heder, public players at the
municipal and regional levels, private enterprise, l@gge property owners, the real
estate industry, private households and small-scafgepgoowners — should cooperate
closely in future to establish appropriate frameworkditions for circular land use
management. This should be actively supported thraughift from initiatives and
programmes with selective approaches to a compreheasiiom strategy. Independent
of concrete legislative competencies, the federabgoment should act as an initiator
and role model for circular land use management.
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4.4 A policy mix of existing and new instruments isuresg.

Existing and new instruments implemented through lecyponix promoting city and
urban region circular land use management should suplperpriority of internal
development and, in addition, should promote a higinstance of recycling of
brownfields, conversion, demolition and conservatibopgen spaces and of recreational
areas in a manner commensurate to the needs of earhregion.

4.5 Integrated action plans for city and urban regidrcalar land use
management must be developed.

On-site analysis

settlement structure, dynamics/pressing issues
demographic development

economic framework conditions and structural policy aims
land requirements for housing and commerce

existing land potentials for an internal development focus

Preliminary phase

Qualitative and
quantitative objectives

Resolutions and agreements
on land use

Concept development phase

Elaboration of an integrated action plan (moderated Workshops)
= motivation
= aims and strategic approach
= measures packages
= proposal for further course of action/implementation
= planning implementation Dialog and implementation
= implementation of measures phase
= monitorin, . . L. .
d (including mediation if necessary)

Figure 3. Compiling an integrated action plan temmote urban region circular land use
management*
*Source: German Institute of Urban Affairs, owngfiam.

Integrated action plans on circular land use manageefénttively aid in reaching
stipulated quantity and quality aims for land uéition at the local and urban region
levels.

5 CONCLUSION

5.1 New instruments which complement existing instrisnere needed for
circular land use management.

Current instruments and the incentives they offer ateeffective in influencing the
behaviour of land market players in a fashion whiclsteéis circular land use
management. To reach the German government's ambitindsuse policy aims, new
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instruments with aim-oriented incentives are needecttwiean effectively influence
land use and zoning land for development. Becausieeodliversity of aims and parties
addressed, new instruments should only be employpdrasf a package. Furthermore,
because the effects of these instruments haveiliflieence on spatial allocation, they
must be continually developed and implemented hanlgand with existing planning
and legal instruments.

In the context of a policy mix, a variety of new ciauland use management
instruments could contribute to reaching the federabgonent's land use policy aims
by offering new (economic) incentives:
= Influencing real estate prices to lessen the incentioe private and public parties

who wish to use undeveloped land; e.g. by reforntiegoroperty tax system or land

transfer tax reform,

= introducing price mechanisms for zoning undevelopedl l&o further motivate
municipalities to pursue internal development; eygestablishing tradeable land-
use certificates or apportionment for zoning in comiioma with cost-benefit
analysis,

= introducing financing options and tailoring funding@asures so they are conducive
to circular land use management and significantlyngtteen internal development;

e.g. by reforming the fiscal equalization scheme aninipal level, low-interest

loans, real estate funds, demolition liability insw®, subsidizing renaturalization.

The form and feasibility of new circular land use ngeraent instruments must be
comprehensible and simply designed so they are mabkgeEconomic instruments,
such as tax remedies, must be recognizably boundrdolar land use management
objectives at both the appraisal and implementatitage. It makes sense to link
financial incentives to incite private parties to uergircular land use management with
planning parameters which promote development of iegisstructures and sites
(“support and stipulate”).

A variety of measures were recommended to the federadrgment to create
appropriate instrumental framework conditions for circldad use management:
= improvement of the regulatory impacts of spatial piag,
= more support for activating internal development laotbptials
= more support for private initiatives to revitalize broigtds,
= expert assistance in conceiving and for practical duection of B-Site Funds,
= expert assistance in conceiving and for practical dhction of C-Site Funds,
= activating land potential on sites owned by theefatigovernment,
= fostering the provision of information on sites andsmous land use,
= further elaboration of urban renewal instruments,
= creating tenable benefit-burden equalization schemesthfe case of blocking

development on land or zoning new land for develogmen
= trials for the introduction of new levies for zoningdaweloped sites,
= trials for the introduction of tradeable land-use cedifes,
= trials for comprehensive property tax reform,
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= testing the introduction of compulsory allocationfarfids for internal development
measures in the context of fiscal equalization seseat municipal level,

= testing further development of obligations to denfok¢ructures and unseal land,
and the introduction of demolition liability insuranc

More detailed elaboration, impact research and trialsecessary to establish a final
structure for, or rather before implementing, these ingnis) many of which are new.
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