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1 ABSTRACT

A large number of policy decisions at both the igppatnd other policy departments have an effecthen
financial value of an individual property. In therent society the economic crisis and the debateitathe
position of governments have changed the conditionsspatial policies and realization of real estat
projects. Arguing about the financial impact of tsgdgpolicy decisions is more than ever relevant.

In 2014 the Flemish spatial development departrimiticited a research on financial consequencepatia

decisions for private owners and on the actualoperdnce of existing financial compensation mechasis
The study also defined and operationalized the eqoinaf real estate value and made an in-depth sisaby

thirteen cases and their impact on the total rette value within a defined time period. The casexl a
wide variation of financial valuation techniquesrfmarative method, hedonic method, capitalizatentai

income, residual value method).

The cases illustrate that the current compensatiechanisms in Flanders are mainly focused on the
‘zoning’ of properties. Changes to generic regaladior changes to the floor space of a property (ieit/
increase number of floors) have also significaféa$ on the real estate value but are not captwitiin

the actual regulations.

Flanders intends to implement these new insightBnamcial impacts of spatial development and piagn
in the new Spatial Policy Plan. Increasing spatifficiency and further exploring and harmonizing
compensation mechanisms are two major challenges.

2 INTRODUCTION

A large number of policy decisions at spatial atiteo policy departments have an effect on the fir@n
value of an individual property. In the currentistg the economic crisis and the debate about ds&ipn
of governments have changed the conditions foriappolicies and realization of real estate prgect
Arguing about the financial impact of spatial pglakecisions is more than ever relevant.

Spatial planning policy in Flanders, as in many YMesgropean countries, intervenes in the development
possibilities of land. In the context of an iniljaBelgian spatial planning policy, area-coveriragional
plans have been approved since the 1970s whichlatpthe allocation of land and make a distinction
between land that can be built on and land thatamaspen spatial allocation (Albrechts & MeurisQ@0
Liekens, 2012). Existing built-up areas were hergogely confirmed, and in addition generous exjgans
possibilities were provided for new housing, indastestates, roads, etc. Regional plans in Flendeated

a stock market, specifically for residential builgi (Frank Vastmans, de Vries, & Buyst, 2011).
Economically this market functions in a differenayfrom supply markets in countries with less stric
spatial planning policies. In the years followirtge tapproval of the regional plans, various schews®
moreover developed which allowed development od that, according to the regional plan, wasn'tatiiy
meant for development (see fill-in scheme’, ,wagiwall scheme’, ,mini decree’, etc.) (Desmet, 20145

a consequence of these spatial and political dexgsiFlanders became an extremely fragmented dtha w
specific problems such as traffic noise, an evereasing number of vehicle movements, lack of gdoun
water infiltration, etc (Coppens et al., 2014).

The government quickly realised that these zoniteng had a financial impact that could not be
overestimated. In 1962 they installed a mechansootpensate financial losses from private owndrs w
were disadvantaged by a change in zonation (Allise&hMeuris, 2000; Hubeau, Defoort, Debersaques, &
Vandevyvere, 2012; Liekens, 2012). More recentiythie decree amendment of 1999 (Departement RWO,
2009), the plan income charge was introduced. iBhéstaxation on the added value created by a ehang
zoning plans (Hubeau et al., 2012) and appliesaiospapproved after 1 September 2009.
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For years, the absence of a plan income chargetriganthe government was under pressure to approve
expansion plans, which directly resulted in profitsthe owners involved.

The spatial planning system in Flanders is, howawet limited to determining the allocation of largince

the reconstruction in the wake of the First WorldiMhere have been other instruments that deterthm
future development of land (Hubeau et al., 201ResE are instruments that give the governmenteaimol
determining the (size of) the programme and angik@anditions for development and layout, importéomt
safeguarding spatial, environmental, economical aadal quality. Examples are the building permit
(including a permit to change the parcellation)d alifferent types of zoning plans (Albrechts & Misyr
2000; Hubeau et al., 2012; Liekens, 2012). Thas&uments raise or lower the value from a partbeit

one can expect based on the initial zoning typal@pecifying, for example, the maximum buildingdigi

or a minimum percentage of unpaved space. No cosapen mechanism has been developed for this,
neither for taxing the added value nor for compengathe loss in value. The absence of effective
compensation mechanisms means that when severarewavelop an area together, the costs and senefit
are badly divided. Such lopsided divisions form tha&sis for many cases brought to court against
governmental spatial planning decisions. Ultimgtehany projects are never implemented. At the same
time, these financial discussions between owneguintly impede the actual mission of spatial glagn
creating a social added value by ensuring highapiality.

The global economic context and the more specdlicy context in Flanders resulted in a study assignt
from the Flemish government. In 2014 the Flemisitiagbdevelopment department initiated a studyhen t
financial consequences of spatial decisions reggrdrivate owners and into the actual performaridde
existing financial compensation systems in FlandBrggernier, De Nocker, Broeckx, & Bosmans, 2014).
The ultimate intention, but for this a follow-upudy is necessary, is to achieve a clear policy éwmork
from which policy concepts can be developed fongemnents between owners from parcels with added or
reduced value.

The research questions dealt with in this paper are

« Which elements determine the economic value ofragia How can we estimate / calculate the
value of a property?

« How and why does this value evolves during timedifierent cases? Are there any financial
compensations involved?

« What can we learn from this situation? How can wapa the planning system to this financial
context?

The various study questions will be answered is fiaiper. Part 3 of the paper shows how the finbwalae

of projects is determined. The following chapteaisummary of the case study. Three cases weliedta
change of allocation from agriculture land to natuerea, a residential project and a brownfield
development. Finally, these concrete cases weaterklto the Flemish planning system and a systesn wa
sought for monitoring various events. This analyBiwlly leads to a number of conclusions and
recommendations for the Flemish government, whictuirently reworking both its planning system ¢l
content of spatial planning. Setting up a monitprof value gain and reduction and aligning existing
compensation systems are important building briickhis.

3 ESTIMATION OF ECONOMIC VALUES

The fair economic value of a parcel is the unbiassidnate of the potential market price of thiscprif it
was to be sold on a good working market betweenimaependent and well informed parties (IASB, 2014)
In this case, price will reflect the economic vatig¢he current use of the parcel and of altermglidgitimate
uses. More restrictions and conditions for futuaed uses and programs will increase risks for piaten
investors and lower economic value. The economituevawill depend on (Sirmans, MacDonald,
Macpherson, & Zietz, 2006; Visser & Van Dam, 20880ll & Cray, 2010; Damen, Vastmans, & Buyst,
2014)

(1) current land uses (natural areas, agricultegdential, industry),
(2) characteristics of the specific uses (e.g. sroppe of buildings, m2 floor area),
(3) construction costs and adaptation costs ,
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(4) perception of the market parties for potertiald uses, programs and related risks,
(5) location of the parcel and characteristicshefsurroundings (functional, landscape),
(6) macro-economic factors (income, expected iigihgtinterest rate, tax systems ).

Spatial policies may affect the factors 1 to 4.t6exc5 and 6 indicate that the impact of a spaaicy
measure is likely to be location- and time-spedifientext). The assessment of the impact of spadiities
requires the comparison of the economic value dirael in the reference situation (= current situgtand

the policy scenario. As a change in economic vdlygends on various elements, the assessment equire
detailed, location and context specific assessmamd, assumptions on how the new opportunities or
restrictions created by the spatial policy measuae affect the program on a parcel. Consequeritly, t
impact of spatial policy measures is assessed basathse studies, that illustrate mechanisms aeid th
relative importance. These cases use a genenoagpbased on the best available data for eaeh cas

The first best method is to build on a hedonic istsidhat estimate the impact from spatial policyasuges
and regulations on market price for real estaté&lémders there is only research available onrtipact of
legal status for land use destination (agricultmeisus natural area) on the market price for |ards
method is used in the first case study. For othees, the generic approach is based on the resigihbd
for real estate appraisal, that estimates the wafldbe land on the net income that can be gereatethe
parcel with a specific program, and the expectaarmeon investment, given macro-economic conditiamd
specific opportunities and risks (Uittenbogaardvés, 1996). For residential or industrial use, ves c
estimate this value by the gross income from rgrflimor space minus all building and other costse data
(gross income per m? floor space and building ¢@sts based on studies of market prices and acestied
in case studies 2 and 3.

4 VALUE ANALYSIS IN DIFFERENT CASES
4.1 Case 1: changing land use destination from agriculte to natural area

4.1.1 Description of the case

In this case study, we look at a spatial zoning fRUP) that changes land use destination froncaliure

to natural area in a small river valley east of88rls. The parcels can be used for agriculturehleuthange

in zoning can lead to additional restrictions abtigations for the users, either immediately othia future.
This will affect the economic return of agricultLiggtivities on these parcels and limits futuregoial uses.

It has been observed in Flanders that this chaméggal status lowers the market price of agricaltiand.
Consequently, the law foresees in a financial corspion for the landowner to compensate this
loss(,kapitaalschade’). In addition, a compensafianthe users of the parcels is foreseen, depgnain
additional restrictions for the users. As impagtd éinancial compensations can differ for differgatcels
within the same project area, we focus on a spegéicel of 0,3 ha, a typical size for that area.

4.1.2 Methods, data and assumptions

The size of the compensation depends on the expéuoigact on the market value of the land, which is
estimated following a specific methodology, disatsbelow. Second, there are additional criteribetanet,
e.g. related to a minimum size of parcels affegdandowner (0,5 ha).

The impact on the market value of the parcel igtam a site specific hedonic study by the Flerhaid
Agency, that accounts for the agricultural value tloat location (e.g. related to soil quality) apalrcel
specific characteristics (e.g. size and shape)afvie Landmaatschappij, 2014). Based on data fat loc
market transactions for land used for agricultthés study estimates how the legal status of theghs
(agriculture versus natural area) affects the markee. For this project area, it is estimated etnhahange of
destination from agriculture to natural area lowmegket prices with 17 % or — given current markétes
for that region — 0,65 €/m2. In addition, the stedyimates the use value of the parcels, whickpsessed as
a % related to a best case situation, and estirtizdés 1 % decrease in use value lowers marketuvith
0,012 €/m2. Furthermore, it is estimated that far $elected parcel, the use value will decline f8n% to
24%, which results in a loss of market value oBGEfAN2. The total impact of the spatial planningject for
this parcel is a decline in value from 12 k€ to 1 or a loss of 3,9 k€ (see table 1).
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As the selected parcel is 0,3 ha, the landowndronlly receive compensation if (s)he owns othercelsr
within the same project area. In that case, theiiTmam compensation is set at 80 % of the estimaissl of
market value, or 3,1 k€ for the selected parcel.

4.1.3 Results and conclusions

This case study illustrates that the market val@ieagricultural land is affected by spatial policies
irrespective of its actual use. Although the conga¢ion mechanism is based on sound theoreticalestud
and local data, a full compensation is not guaehtdue to specific provisions.

Before plan (ref) After plan
Land use destination Land use destination
Agriculture Natural area
(1) Market value parcel 0,3 ha (k€) 12 8,1
(2) Change in market value (k€) -3,9
3) Compensations (k€)
Min 0
Max (80 % ) 3,1
(4) Change for landowner, after comp. (k€)
Min -39
Max -0,8

Table 1: Impact of change in land use destinatiomfagriculture to natural land on market priced eampensations for land
owner, data for case study for selected parcel.
(1) Data for selected parcel of 0,3 ha, based okl\2014.
(2) Estimated impact on market price (= price befolan — price after plan)
(3) Compensations for landowner as foreseen in [&@322009 (kapitaal schade regeling)

4.2 Case 2 affecting the building program in residentibzones

4.2.1 Description of the case

In this case study we look at a change in spatilitips that give greater flexibility to landowneaegarding
the program that can be built in a residential z&matial planning regulates the maximum size agight of
buildings in residential areas. In general, the lpemof floors is limited to 2 (not counting theiator
basement floors). In the Brussels Periphery, whader buildings have often more floors, a specific
provision allows up to 4 floors. The case studykbat a small vacant parcel (270 m?) in a nicedeagial
area with higher buildings (4 to 5 floors) in thdan fringe. We examine the impact of the gredeilfility
from 2 (reference) to 4 floors (policy scenaribhis allows the creation of an additional apartmaint25

m? floor space in this building, as illustratedie application for a building permit for this pakc

4.2.2 Methods, data and assumptions

The economic value in the two scenario’s is basethe residual value method and we use a low agi hi
estimate. Gross income is based on simulatiorexpécted rents for houses and apartments usingla to
developed for the Flemish government (www.huurgehdie) and based on the hedonic study from
Vastmans (Frank Vastmans, Helgers, & Buyst, 20IRBg simulation accounts for the exact locationhaf t
building and the most relevant characteristics|ddug costs are based on a simulation using a vesedb
tool (www.paulvanwelden.be) and data on buildingtsqwww.aspen-index.be). The driving factors iis th
tool are m2 living area, level of completion, typkebuilding and quality of construction and workrship
and are based on unit costs for the building seictdflanders. Costs are independent of location, an
indicate an uncertainty +/-10%. We use a simplifiesidual value approach, assuming 12 months af ren
and no maintenance costs and we account for lowhlnational taxes on real estate but not the fiscal
incentives. We estimate the current value of futergs using a discount rate (required return gastment)

of 3% and 4 %. This reflects the current macro-eatin conditions with low mortgage rates and inflati
high fiscal incentives and the perception of resthe as low-risk investment (Damen et al., 2014).
validate our approach and data, we compare thewmes (€/m? land) with the market prices for vadantl
plots in that community. The simulated values oidiglots fall within the 15 % range of the Q75 watbr

for recent market prices (2010-2014) for vacantllplots in that community (economie, 2014).

4.2.3 Results

In this case a general rule (2 instead of 4 flot@ajls to a doubling of rentable floor size, andhaslocal
market appreciates this type of small apartmentigisas single family houses, total gross incomabtes.
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Compared to a single family house, a building witto apartments implies costs savings and additional
costs, that, in this case and our assumptions, engsgte each other. As a result, the residual \&ltlee
parcel increases with 50 % to 100 %, dependingssaraptions. It is expected that this increase inevevill

be reflected in market prices. This extra valuetfa landowner, is not subject to specific taxesomplus
value (apart from the generic 12 % sales tax (tegien taxes)).

Steps in the analysis Reference scenario Policy scenario
2 floors 4 floors
low High low High
1 Floor space (m?) 125 125 250 250
2 Rent (€/year/m?) 5,9 8,6 7,1 8,6
3 Gross income (k€/year) 8 12 20 24
4 Discount rate 3% 3% 4% 3%
5 Current value future rents (k€) 266 393 484 787
6 Building costs (k€) -163 -201 -325 -401
7 Residual value parcel (k€) 92 172 142 344
8 (€/m?) 341 637 525 1.275
Change in value Additional value
For parcel (k€) 50 172
€/m2 185 637
% 54 % 100 %

Table 2: Impact of program flexibility (4 floorshaconomic value of residential land (k€)
(1) based on building plans for the parcel and essumptions
(2) based on simulations using huurschatter.béhfitrparcel (hedonic analysis)
(3) Gross income for renting family house (refRaapartments (policy scenario), accounting forflsgace, rent and taxes on
rateable value of real estate
(5) Current value of future rents, using a 3 % afd discount rate (for policy scenario).
(6) based on simulations tool for cost calculatipaalvanwellen.be
(7) residual value of the parcel, based on (3)(@h@nd 12 % sales tax (registration tax)
(8) parcel size = 270 mz

4.3 Case 3: brown field development

4.3.1 Description of the case

The third case looks into impacts of potential lamses and programs in the case of a brownfield
development. A former industrial site of 4 ha istlyaaffected by groundwater pollution and soil lp&bn.
The site is located in a rural area, nearby therrischeldt (see figure 1). The policy scenario o
alternative types of land use and programs, inoydesidential use (with high and low density),ustial
use (small and medium size enterprises (SME) artdrfsant industries (Waterind)) and a combinatidn o
land uses (Maring et al., 2015). The paper doe$ocats on costs of remediation.

Fig. 1: Example of two land use scenario’s (rediidélow density) and SME ) (Maring, 2015)

4.3.2 Methods, data and assumptions

We use the same generic method as for case 2 iffithedit data for each specific context and useak to
be noted that the rent per m2 is lower for thisakdmcation compared to case study 2 (urban fringjag
costs in the residential scenario include additi@moats for the development of the site: grey istinacture
(streets, parking) and green infrastructure (speks). Costs are based on key figures for tygiogjects in
Flanders (STADIM, 2008). Rents and building costs the SME-scenario are based on literature studies
(International, 2006). Land lots for waterfront ustiies in Flanders are not sold but rented ouwhter
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management agencies in long term contracts. Incthigext, development costs of the site are foit¢hant
but we account for the 80 % subsidy given to thmame for the construction of quays. As developnmant
industrial land involves public partners to promeonomic activities, it is appropriate to use soeial
discount rate of 4 %, in line with recommendationshe Flemish government. To ease comparison,sge u
the same discount rate for the residential and anseenario. We only report average values, cakedlas
the average of the low and high estimates.

4.3.3 Results

Table 3 lists the data and results for the 5 aditvas. The residential scenario’s offer more flgpace,
which is rented out at a higher rent compared ® itidustrial scenario’s. Although it requires highe
investments, including those for green infrastrieton the site, the net income is higher. Excluding
remediation costs, the net value varies a factor between scenario’s (from 30 €/m2 to 120 €/mBede
values per m?2 are lower compared to case studis@ far residential uses. This is due to lower sgntiral
location), lower density (m? floor space/m? projacta) and costs for grey and green infrastructure.

These results can further be compared with costeefoediation, estimated at 12 million € (beforbsidy
for remediation) to 1.8 million € (after subsidyldring, 2015). It shows that only scenario’s thaximize
residential floor area would generate enough inctinpay for full remediation costs. Most scenariwtuld
be able to generate enough money for remediatien gbvernment subsidy, but for industrial scerarioe
net value of the land would become very low.

The case study illustrates the complexities inviblire brownfield development and shows that a common
understanding of the elements that contribute tocorme and costs can contribute to a common
understanding of potential land uses and programs.

5 PROPERTY VALUE AND COMPENSATION MECHANISMS IN RELAT
FLEMISH PLANNING SYSTEM

Indicator Unit Residential Industry Mix
High Low SME Waterlnd Mix
1 2 3 4 5
Land uses
m2 floor area 1000 m2 18 14 13 21* 11
Grey infrastructure 1000 m2 30 30 13 21* 26
Green infrastructure 1000 m2 4 4 16 14 8
Gross income
m2 floor area * 1000 m2 18 14 13 21* 11
Rent €/year/m? €/m2 59 59 3,3 4,5 5,6
Total rent year k€lyear 1.288 952 507 94 663
Current Value future rents (4
% ) million € 32 24 13 2 18
Costs - - - - -
Building costs million € 26 19 7,6 0,57 14
Grey infrastructure million € 0,5 0,5 2,4 - 1,2
Green infrastructure million € 0,9 0,9 0,4 0,6 0,8
Total costs million € 27 21 10 1,2 16
Net income million € 5,0 3,3 2,3 1,2 2,0
€/m? 120 79 55 29 48

Table 3: Impact of different land uses and programgconomic value in brownfield redevelopment case

* m2 floor area for waterfront industry is buildimgnd grey infrastructure

IONSHIP TO THE

The cases illustrate that the property value oéréa object or plot is not constant throughontetj which
is logical since the property value is dependenewnlving factors such as allocation, building spsisks,
etc. (see 3. Estimation of economic values). Edi¢thase factors can change through decisions thatken
by both government and private persons. Legisladioth regulations drawn up by the government have an
impact on environmental factors and/or developmgfits, and the resulting value of land and buddin
Decisions in building permits, certain architeatuchoices or initiatives for selling land, are gsally

initiated by private individuals but equally deténmthe property value.

Generally there are various parties involved andffacted by spatial decisions. Owners can chamgeers
may or may not be able to make use of the landodg concerned themselves, owners can set therprope
fo rent or make a lease agreement, etc. In additiorowner may or may not act as developer andeso,
facto, achieve and/or exploit the change in valles interaction between the parties involved (goueent
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and private individuals, owners and users) can gaeto mutual ‘transfers’ linked to a change aiue for
the property concerned, resulting in added or redwalue for the parties involved.

A first category of spatial events is taking geoelecisions ‘by a government’: drawing up geneuies for
spatial planning. The generic rules clarify whossite rules, who assesses them and how the informat
about the rules is distributed. Generic meansttiegt are applicable everywhere, the rule is iHfitbe same
for all of Flanders.

The clearest example of this is the “basic right donstructions not conform to regional urban piagn
guidelines ": the existing function of a buildingdh priority over the attributed functions withirzaning
plan, ,badly zoned constructions' can receive aragrent building permit. A permitted dwelling is wad
financially in a different way from a non-permittddelling: a permitted dwelling in an agricultueakea has
quite a few generic extension possibilities and ddsgh financial value (notwithstanding the fawattit is
located in an area in which residential use iscoofirmed in the allocation plan).

A second category of spatial events with an effacproperty values is an area-driven policy ingthby the

government. The vision of the desired developmérgnoarea is translated into laws that only applyd

part of the land area and that are stipulated atiapimplementation plans, regulations, parcellanyd

building line plans. The plans stipulate wheredsfructure will be laid, where and how many buigirtan

be built and where green should be provided. Tieevaf building land depends to a very large degnmee
building regulations (Ryckewaert and Vastmans, 20Lhe number of buildings that may be built onlat p
of land helps determine the value offered by timellsAn important principle is creating area-drivsatial

quality. The scenarios of the brownfield covenaiatsé 3) illustrate the effect of different progragsnon the
property value of the project, and thus the feéigibivithin specific financial parameters. Thesgukatory

plans influence at the same time the possibiltifatie developer but also his risks.

The third category of spatial events is assesstigah projects. A developper applies for a pernmit o
certificate and the government decides whetherghogect satisfies the rules or not (or only undertain
conditions). The moment the permit is provided, tlecision is taken and the programme becomes
irreversible (if the decision is not contested) amdtertainties cease to exist. From that momeetgetis
clarity about burdens and conditions and where #reytocated.

Implementations and environmental factors can lamgad by government and private partners and aye ve
difficult to estimate. The image and thus the fitiahvalue of neighbourhoods changes, buildinggwigse,
new roads and parks are laid by government, etatidglanning should thereby acknowledge thatofiesct
outside its authority play an important role in thgact on real estate values as well. In the kang it is
the borrowing capacity of households that determimause prices. This borrowing capacity is explhing
income evolutions, long-term interest rates, haysaxes, mortgage markets and tax legislationsni&ra
Vastmans, Buyst, Helgers, & Damen, 2014). The dyosiof the mortgage market and building land play
thus an important role in the real estate markgtkBwaert & Vastmans, 2011).

The moment of a property-transfer (whether betwgewernments or between private persons) is the
moment that the market determines a price, baselnown data, flexibility, risks and (un)certainties
Decisions with impact on the property value aremftpread over a longer period, and are only sjpaiad

— and either simultaneously or otherwise — expli@t transfer of property. Often added value owucditn
remain invisible until they are nailed down at stam of property or change of use. A distinctiom dze
made between the momentum of a decision that causkange in value, and the moment at which tteere i
actual effectuation (and possible compensatio@doied or reduced value. This momentum cannot rbally
situated in the spatial policy, but largely in thgplementation of this policy or the transfer obperty of
land and buildings.It could be interesting for a/@e owner to consciously not place land on theketa
speculating on a further increase of its valuhenfuture. This is why in practice there is oftesiscrepancy
between the potential use value (i.e. building Jamdthe one hand, and the factual current useevauthe
other (i.e. plot in agricultural use).

The dispersion of compensation instruments thrdirgl is today not balanced. There are only a nuraber
clear compensation mechanisms for changes in Jalked to reallocation and area-driven policy, wehil
there are none for generic policy. It is also #tigkthat the available instruments for compensatialgie
reductions — certainly from the sectoral policyar duthnumber those for taxating added value. Furthee,
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spatial instruments, sectoral instruments and Girzupolicies are only partly integrated, which realkt very
difficult to evaluate whether reallocation mechamssare effective or not.

6 CONCLUSIONS AND RECOMMENDATIONS

A large number of spatial decisions have an immaciproperty value and thus on assets of individuals
companies and public authorities. Examples aratgitlin different stages of the property chain:rigjes in
generic legislation, area-driven policy and realtoans, issuing of building permits, effective isation of
real estate projects, actual use and transferopigpty etc.

Cases illustrate (the evolution of) the propertjugaof certain projects. The Flemish government &as
number of mechanisms to compensate value redufdioprivate persons, but mechanisms for taxating
added values are rare. Existing mechanisms do hmtever, capture the complete value addition or
reduction and are not always linked to the momémttue creation or reduction. They are mainly loage
changes in the zonation. Changes in general I¢igislar in the finalised project proposal are asteequally
important and also generate an added or reduceck \a&tl a certain moment in time but are not now
understood. Case studies indicate that it is in flais time aspect that has an important impactatal
property value. The taxating mechanisms shoulcefbex be aligned to the moments of decisions riesult
in an added or reduced value (i.e. when the agr@ramme is known, whether or not the number of
storeys has been changed, etc.) and not so mulh thboment of the change in zonation.

A central recommendation is that policy makers imigpatial planning and outside it must at leastdrbe
aware of the possible financial consequences af theices. Data are not always available or cadg ba
estimated, but comparison of various alternativespmposals should at least include some financial
consequences of spatial planning decisions. Gowemtsnshould enlarge their knowledge of project
development and real estate valuation, in orderdate more negotiating power and better policyingak

Property valuation and uniform estimation methodsret easy to implement by public authorities pites

the large demand for standardization. Case stugiies that the influence of policy decisions on ey
value is complex and that the government has liniteeans to budget these elements. A plea for the
development of calculation instruments that taki® iaccount this complexity is appropriate. Impottan
parameters are: the exact moment of value creatiergeographic dispersion of property values anéérs
and the net present value of future cash flows feomproperty. A systematic monitoring of changes in
property values is needed and is only possible antlupdate of current land registry incomes anddiyg

the area-covering database with building permits.

The Flemish government is working on a harmonisatibits compensation mechanisms: both the Flemish
government (Vlaamse Regering, 2014) and the agbrminister (Vlaams minister van Omgeving Natuur
en Landbouw - Schauvliege, 2014) (Policy paper 8eri of Environment 2014-2019) have the intentmn t
issue a global instrument decree which will inclugle evaluation of the existing mechanisms. The
development and evaluation of compensation mectmanierces spatial planners to look beyond their own
area of expertise. Spatial planners should expled financial and real estate knowledge in order t
estimate the consequences of spatial planning awrerately. The research presented in this pappliss
crucial insights.

In addition to optimisation of instruments, a geheand more fundamental renewal of spatial polity i
Flanders is on its way. On 4 May 2012, the Flengsliernment approved the Green Paper of the Spatial
Policy Plan (Vlaamse Overheid, 2012). Its key aiobiis to realise the necessary spatial developsrient

our social needs in a sustainable way. Future dpugnts respect the limits of growth and contriliatéhe
liveability of society and find the right balancetlwyeen economic, sociocultural and ecological daspeith
respect for the capacity of the space. Negativeeaspof further asphalting (more traffic congestion
flooding, heat stress, drying out, loss of prodietopen space and a less healthy living environnetas)

will be addressed in an innovative and particigatipatial policy. Insights from this study will bensidered

in the operationalization process.

The Spatial Development Department (Ruimte Vlaagwleis, at the moment, carrying out follow-up
research into the ‘development of financial argutedar intensification of the built area and praiac of
the open space and into financial redistributiorcima@isms for spatial planning (between towns, <itied
governemental partners).
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