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Abstract

The area of Vistra Hamnen within Malmd municipality has since the area’s reconstruction,
from industrial harbour grounds into a residential area in 2001, been regarded as the city’s
frontrunner in sustainable urban planning. In this role the area has worked to garner much
international attention for Malmo, while at the same time becoming one of the most exclusive
areas in the city, with some of the most expensive housing prices. After a sharp decline in the
local housing prices in 2011, and the revision of the area’s planning policy regarding the
implementation of green/blue infrastructure, the housing prices rose once again, with over a
million in average sales prices over a nine-year period, from 2013 to 2019. This thesis argues
that a contributing factor to the post 2013 rise in housing prices within the area is the use of
greenspace as a status raising element, as a part of the revised planning policy. This policy
benefits both developers within the area and the municipality in the long term, through higher
profit margins, increased demand within the area, and strengthening of the area’s brand, which
contributes to Malmd’s larger city marketing project. At the same time, using greenspace as a
status raising element decreases the affordability of housing for the city’s residents. In analysing
the greenspace’s effect on the housing market Neil Smith’s ‘Rent Gap Theory’ is employed, and
attractive greenspace is argued to be a mechanism in closing the rent gap, created in the area by

the 2011 capital depreciation.

Key Words: Greenspace, green/blue infrastructure, rent gap theory, city marketing, housing
affordability, case study, Vistra Hamnen, Malmo.
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1. Introduction

1.1 The Historical Background of Vistra Hamnen
As a part of a rebranding and large-scale urban renewal project, described in the Malmo

Municipality’s new vision, the area of Vistra Hamnen was given the roll of the city’s ‘flagship
area’ (Listerborn et.al, 2014: 33). An area that was meant to symbolise the city’s transition from
industrial harbour city, to sustainable city of the future, with new ‘creative industries’ as the
base of its economy (Listerborn, 2017). In this transition, Véstra Hamnen, built on the land of
the old industrial harbour, acted as a frontrunner and a manifestation of the vision for the city’s
future (Holgersen, 2012). As a part of the European Housing Exhibition in 2001, Vistra
Hamnen was built with the times ideals of ecological and economic sustainability in mind,
incorporating many, for the time, ground-breaking solutions in urban green/blue infrastructure,
as well as experimental architectural expression in the housing of the area (Malmo Municipality,
2021). The background to this formulation of the area, as a frontrunner in the city’s urban
renewal, has its roots in Malmo’s recent history. As a part of the large-scale recession and
industrial decline of domestic industries, experienced by the majority of western European
cities beginning in the 1960°s, the city of Malmo came into a period of economic decline (Vall,
2007). Throughout the 70’s, 80’s and 90’s almost all of Malm&’s domestic industries, which
had been the main employers of the city’s population, came to be outsourced and offshored to
places with cheaper labour and lower production costs, and what followed was a large wave of
unemployment (Anderson, 2014). To counter this development and to revamp the city’s
economy through the creation of new work opportunities, the vision of a knowledge-city was
formulated: a city which economy is based on the specialised knowledge and creativity of its
workforce, and a city that, through its planning and design, will foster cultural capital and

facilitate global systems of communication (Listerborn, 2017: 14).

Through the large-scale investments in the building of the new Vistra Hamnen, that were at the
time heralded as the latest sustainable solutions, the area also became an attempt by Malmo to
garner international recognition and publicity, to attract creative professionals to fuel the city’s
new creative industries: an example of city marketing and placemaking to attract the so called
‘creative class’ (Holgersen & Malm, 2015; Listerborn, 2017). Because of all the publicity
surrounding the area, and the large investments that had gone in to building the area’s unique
features, Vistra Hamnen was at the time of its completion considered one of the most exclusive

and attractive areas in Malmo (Arlemyr, 2021). With this reputation came some of the highest



property prices and housing rents, further solidifying the areas reputation of exclusivity
(Holgersen, 2012). Since then, the area’s housing market has experienced declines, and is today
considered a middle class-area, attracting mostly families with children (Malmd Municipality,
2012). A part of the area was also turned into student housing in 2018, with the area’s proximity

to Malmo University (MKB, N.d).

In recent years and ongoing, after a half time evaluation of the work comleted in the area up
until 2011, there has been a new surge of planning policy and projects, with steady and
continuous renovations of existing properties and new implementations. On its official website,
Malmo Municipality states that: “The goal of being a national example for sustainable urban
construction has been achieved, but Vistra Hamnen is far from fully developed” (Malmo
Municipality, 2021a). This statement signifies the continued ambition of the City authorities to
keep Vistra hamnen as its ‘flagship area’, and to further the area’s role in creating international
publicity and attracting creative professionals. These developments have happened during a
time where the availability and affordability of housing in Sweden is at an all-time low, and
with the recent sharp increase in the costs of living (Grander, 2023), form the time of writing
this thesis, these developments might come into conflict with the need for affordable housing

for a larger number of the city’s population.

1.2 The need for New Green/Blue Infrastructure
In the half time evaluation report produced by the municipality in 2011, and the new

comprehensive plan published in 2018, the need for an expansion in the city’s network of
green/blue infrastructure was identified (Malmdé Municipality, 2011; Malmé Municipality,
2018). The benefits of urban greenspace are argued to be numerous. It is greenspace can provide
both physical and mental health benefits for urban populations, all the while providing relatively
cheap means of climate change adaptation and mitigation though its water absorbing and
cooling effects, as well as strengthening urban ecosystems though increased biodiversity
(Shannan et.al, 2015; Hoover & Hopton, 2019; Aronson et.al, 2017). The need for new
greenspace and green/blue infrastructure is steadily increasing. With increasing urban
populations and more crowded cities, the already existing green areas will have to serve a larger
number of people, and with a changing climate that will provide larger and more frequent
challenges, the climate adaptation and mitigation properties of greenspace will become all the
more important (Shannan et.al, 2015; Graga et.al, 2022). In the comprehensive plan for Malmé

Municipality, published in 2018, the need for green/blue infrastructure within the municipality



is described. In the comprehensive plan the need for green/blue infrastructure as a part of the
city’s climate change adaptation is emphasised, with greenspace being a large part of the climate
change adaptation strategies described in the document. The need for green and blue
environments for health and recreation of the city’s residents is also emphasised in one chapter,
and the ambition of greenery being a constant part of the cityscape is continually mentioned

throughout the whole comprehensive plan (Malmo Municipality, 2018).

1.3 Statement of Purpose
With the affordability of housing at an all-time low in the Swedish housing market in the last

five years, and the costs of living on the rise (Grander, 2023), the need for understanding what
consequences certain planning policies has on the social sustainability and spatial justice of the
city becomes all the more relevant. Therefore, the aim of this report is to investigate how the
most recent wave planning policy concerning the implementation of urban greenspace, and big
investments in green infrastructure and climate change adaptation measures in the area of Vistra
Hamnen in Malmé, might be facilitating a rent gap in the housing market of the area,
encouraging landlords and property owners to raise rents or attempting to sell property at higher
prices to maximise profits. The results of this report will thus shed light on whether the intensive
investments in the Vastra Hamnen’s green/blue infrastructure has had an exclusionary effect on
the housing market of the area. The research question that has been formulated as a part of the

making of this thesis is:

How has the policy formulated by Malmo Municipality, to extend and expand green
infrastructure in Vdstra Hamnen, impacted property prices in the local housing market?

1.4 Literature Review
Much research has been dedicated to the area of Vistra Hamnen in the last 20 years since the

start of the area’s construction. The research on Vistra Hamnen within critical urban geography
and urban studies has mostly been focused on the way that the area has been a part of Malmd’s
transition from industrial harbour city to knowledge city (Anderson, 2014). Here the research
highlights that the area, together with the Oresund Bridge that was built around the same time,
was an instrumental part in Malmd’s new identity building, and way of situating its new role as
a knowledge city with close ties to Copenhagen within the Oresund region (Anderson 2014:

16-17). How Vistra Hamnen’s mobility and accessibility relates to other parts of the city is also



a subject that has been investigated within critical urban geography, wherein the connections to
other areas of the city and the sustainability of the corridors built to and from the area were
evaluated (Listerborn et.al, 2014). Lastly, how the area has been used in the marketing and new
placemaking strategies employed by the municipal authorities is another subject analysed
within the field of critical urban geography (Listerborn, 2017). Within all these subjects the
connection between the municipality’s planning strategies and neoliberal planning practises is
often drawn, highlighting how Malm&’s planning acts to increase the competitiveness of the
city’s economy and workforce, often at the expense of the city’s poorer population. Research
within other fields on Viastra Hamnen has been mostly focused on evaluating the sustainability
of the solutions incorporated in the area, such as the energy efficiency of the buildings in the
area (Bagge et.al, 2004; Green, 2006), and the contamination of the ground that the area was
built on (Lallo, 2000).

Other studies that are similar to this one in their research questions and focus on the impact of
greenspace on urban housing markets have also been conducted, but then mainly with the
objective of modelling, quantifying and calculating the value of urban greenspace (Lake et.al,
1998; Tyrvédinen & Miettinen: 2000; Sander et.al, 2010). Within the field of gentrification
studies, there has also been studies on the effects of ‘Green Gentrification’, eg. gentrification
occurring from the greening of an area which causes displacement of residents from lower
socioeconomic groups (Gould & Lewis, 2018; Rigolon & Németh, 2019; Jelks et.al, 2021).
These studies conclude that green gentrification has become a more and more common
phenomenon as the climate adaptation and mitigation of cities has increased, which creates
recilience inequality in that the most adapted areas are often those who has undergone green
gentrification (Gould & Lewis, 2018), and that green gentrification, in the same manner, causes
inequality in the health of urban populations (Jelks, et.al, 2021). It has also been argued that the
size and function of the greenspace of greenspace is a dominant factor in if areas in its vicinity
will gentrify (Rigolon & Németh, 2019). These have a similar methodology and theoretical
framework to the ones used in this thesis, but differ in focus as gentrification research entails
analysing more factors, such as: demographics of the area, the migration of people of different
socioeconomic groups within the city, the changed character of the area, and the potential
occurrence of gentrifying institutions in the area. These factors are all outside the scope of this

thesis, as the focus is solely on the impact on the housing prices of the area.



1.5 Limitations
The scope of this work will only focus on the area of Viastra Hamnen in the form of a case study.

The area of Vistra Hamnen was chosen because of the comparably large number of policy
documents produced for this area, as well as its interesting history within the city, being the
area marketed to be at the forefront of the city’s planning and urban development. The focus of
this thesis is only on the housing market and the policies affecting the prices of housing.
Demographic data will only be used as a means of situating the area within the larger context
of the city, therefore demographic trends will not be further investigated. In addition to the
documents two interviewees were chosen to be a part of the study, one from the municipality
and one from the developer PEAB. The reasoning behind this choice was that the relationship
between the municipality and developers was of interest, to give further understanding to the
approach to policy from the developers and the implementation process, as well as which actor
that has the most power in deciding how greenspace is to be implemented. An interviewee from
PEAB was chosen because it is one of the companies with a larger share of project within the

area, and therefore has and therefore has the greatest interests and experience in the area.

The focus of this report is solely on the policy produced for the area introduced after 2013 when
an evaluation report was produced and new policy was formulated. Therefore, the policy in
place prior to 2013 that has been revised will not be investigated, although it is mentioned for
context and in showcasing how the new policy had changed from the old one. Although this
thesis recognises that planning policy is not the only factor affecting an areas housing market,
only the policy’s contributing effect will be investigated. Similarly, only policy active within
the area of Viastra Hamnen will be investigated, and not policy that applies to other parts of the

city, as it is the policy applied to the area which is of interest to this investigation.



2. Theoretical Framework

2.1 Rent Gap Theory
The main theory which will be used as the basis of this report’s argument is ‘Rent gap Theory’,

first developed my Neil Smith in his 1987 article Gentrification and the Rent Gap. Rent gap
theory states that when an area is suffering from ‘disinvestment’, the lack of investment in
context to the rest of the city, and the areas housing market is in decline, it will disincentivise
landlords from investing in their properties and instead leave them in disrepair, what Neil Smith
refers to as capital depreciation (Smith, 1979: 545). When the housing market of the area has
declined to a certain point, the prices of land and property will be low enough that attention
from investors will be directed to the area, and a potential land-rent will be created. The
potential land rent is the amount of rent that could be extracted from the land under the right
land use circumstances. The gap between the actual and potential land rent in the area is what
is called a ‘Rent Gap’ (Smith, 1979). This rent gap will then incentivise the landlords and
property owners to start investing in their properties and sharply increase the land rent, to
maximize profits at the cost of the residents of the area (Slater, 2021). Smith explains his theory
as: “The rent gap is the disparity between the potential ground rent level and the actual ground
rent capitalized under the present land use. [...] the rent gap is produced primarily by capital
depreciation (which diminishes the proportion of the ground rent able to be capitalized) and
also by continued urban development and expansion (which has historically raised the potential
ground rent level in the inner city” (Smith, 1979: 545). This will be the main theory used in
discussing the development of Vistra Hamnen’s housing market, as greenspace will be argued
to be a prominent factor in the redevelopment of the area that worked to close the rent gap that

had been created.

Rent gap theory is itself a theory within the larger theoretical framework of ‘The Political
Economy of Space’. The political economy of space can be explained as a framework focused
on how economic systems, and the governance of economic systems, work to shape different
conceptualisations of space, which consequently shape the built environment and social
relations within the built environment (Zieleniec, 2012). This theoretical framework, within
urban geography, was pioneered by David Harvey in his book Social Justice and the City, first
published in 1973. The framework was developed by Harvey as an attempt to tie Marx’s critique
of classical political economy and theory of ‘Historical Materialism’, that details how different

historical modes of production has shaped the structure of society, to the understanding of



geographical space (Zieleniec, 2012). In this pursuit, Harvey argues that the flow and
accumulation of capital will work to produce different urban forms and social practices (Harvey,
1973: 13-14). ‘The political Economy of Space’ is itself a development of the earlier
socioeconomic framework of ‘Political Economy’, which emerged from classical economic
theory. The framework of ‘Political Economy’ states that rather than the economy following
economic laws that emerge spontaneously, as classical economic theory states, the economy is

shaped by social relations of power (Walton, 1993: 302).

The following concepts will be used in the operationalisation of rent gap theory and the political
economy of space, and to discuss the motivations for and ramifications of the development that

works to close the rent gap created in the area.

2.2 City Marketing

City marketing is a concept that has grown as it has become an established practice in city
management in the global north/west in the past 30 years. The practice of City Marketing, is
displaying a city’s assets, and marketing them in order to attract tourism, businesses or
investment (Kavaratzis, 2007). In city marketing, the usage and formulation of visions together
with a broad range of stakeholders are a common practice, with the vision acting as the steering
document for the city’s development. What follows is the active implementation of city
marketing measures set out in the vision, that can be spatial, organisational or financial, that
then work to build the city’s brand (Kavaratzis, 2007: 696). City marketing is therefore more
than just the marketing of the city’s already existing assets. Instead, city marketing can be
described as a work process towards achieving a certain goal, that encompasses the planning
and physical implementation of the city’s features. The concept of city marketing is closely
linked and can be said to be a sub concept of the larger concept of ‘Urban Entrepreneurialism’
(Phelps & Miao, 2020). Urban entrepreneurialism is the product of public-private partnerships
that focus on investment and economic development, and that result in a speculative
construction of space (Phelps & Miao, 2020: 305). City marketing can therefore be seen as one
of the methods by which city authorities can attract investors and developers, with which to
engage in public-private partnerships. The concept of city marketing will be used to discuss the

municipality’s motivations in producing policy that works to close the rent gap.
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2.3 Urban Greening
A concept that will be used to detail the contributing factors to the widening of the rent gap,

caused by the planning policy in place in Vastra Hamnen, is ‘Urban Greening’. Urban greening
is the promotion of green space and urban ecologies, to benefit from the green space’s positive
effects on the health of the urban population, the social life of the city’s residents, the ecological
effects on biodiversity in the city and the climate adaptation properties of the greenery (Haaland
et.al, 2015). This is a concept that has become mainstreamed in both academic, professional
and popular discourses surrounding planning in the last 10-20 years in the global north/west.
Thus, it is a big part of most major global north/west’s planning goals, and is also further
solidified as one of the main goals of urban development through the UN’s Sustainable
Development Goals, through goals such as: Good Health and Well Beeing, Climate Action, and
Sustainable and Communities. The concept of urban greening will be used in discussing the roll
of greenspace and greening as a contributing factor in the redevelopment of Vistra Hamnen,

that creates incentives for higher housing prices and closes the rent gap.

2.4 Housing Affordability
Finally, the concept of ‘Housing Affordability’ will be used as an explanatory concept, to

discuss what affordable housing is and how the housing produced in the area of Véstra Hamnen,
relate to definitions of affordable housing. Housing affordability can be a difficult concept to
pin down, and is largely dependent on income levels and what type of housing that is discussed
(Robinson et.al, 2006: 3), but a general definition of housing affordability is: “Affordability is
concerned with securing some given standard of housing (or different standards) at a price or
rent which does not impose, in the eye of some third party (usually government) an
unreasonable burden on household incomes.” (Maclennan & Williams, 1990: 9). Thus, when
discussing affordability, it is the price of the housing, related to the income of the resident, and
how the price of the property affects the resident’s economy that is referred to. Housing can
therefore be considered to be unaffordable even when a resident has the ability to pay the price,
if the negative economic impact of paying the price affects the resident’s personal finances
unreasonably. An example of an unreasonable burden could be that the resident loses the ability
to pay for basic goods and services (Robinson et.al, 2006). Housing affordability will be used
to discuss the implications of the closing of the rent gap, through the redevelopment and urban
greening in the area. It will also be used in describing in what way the decreased affordability
in the context of both the area and the larger city might negatively impact the social

sustainability of the city.
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3. Method

3.1 The Case Study as a Methodological Framework
The methodological framework used for the gathering of data used in the analysis of this report

is the ‘Case Study’. The case study as a methodological framework can be defined as: “an in-
depth exploration from multiple perspectives of the complexity and uniqueness of a particular
project, policy, institution, program or system in a ‘real life’ context” (Simon, 2009: 21). Thus,
the case study is a framework which focuses the research a specific case, in which the depth of
inquiry and the uniqueness of the case is emphasised (Denscombe, 2010). A case study should
not be seen as a method in itself, but as a frame around which other research methods can be
organised, and is more linked to the choice of study object rather than the choice of method
(Thomas, 2011: 17). In this study, the study object is the area of Véstra Hamnen, which, through
the theoretical framework this report argues could be a case of planning policy widening the
rent gap of the area. Since the study object of this report is limited to the area of Vastra Hamnen,
and the case of policy analysed can be clearly defined to this area, the case study is the most
fitting choice of methodological framework. This will allow the research to delve deep into the
particularities of the policies affecting Véstra Hamnen, while not having to relate it to other
variables, such as other policy in other areas or cities. In this regard, case studies give a holistic
view of a single object rather than deal with isolated factors in several objects (Denscombe,
2010). Case studies are also often open-ended, allowing for many different types of data
collection to contribute to the analysis (Thomas, 2011; Denscombe, 2010). This will the
research to use many different methods of data collection which gives a more holistic view of

the case.

Critique has been directed at the case study as a methodological framework regarding if
generalisations can be made from the findings of one case and the difficulty of replicating
studies. Some even claim that the intense exposure of the researcher to the case that is studied
often lead to biased conclusions (Emmanuel Idowu, 2016). This critique questions if case
studies can be regarded as useful to the bigger research outside of that focused on the specific
case studied at all, because the knowledge found in one case cannot be directly applied to
another case because of their inherent uniqueness. And while this could be a genuine issue with
case studies that focus on so called ‘extreme instances’ (Denscombe, 2010: 61), this report
argues that the case of intensive investments focused on sustainability in one area, as can be

seen in Vistra Hamnen, is not the only one of its kind. Therefore, the findings from this report
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can still be useful in other analyses of similar areas. In this regard, the potential uniqueness of
the findings in the area of Vistra Hamnen can even be more useful by means of comparison,
just because Viéstra Hamnen is not an entirely unique area. But still the particularities of each
area that is studied, and the implications that the unique factors present in each area can have
on the results have to be kept in mind when looking at the next chapter of this report. To meet
the critique that research employing a case study method often are non-replicable and lead to
biased conclusions, it could be argued that this is based on how the researcher chooses to use
the case study. Idowu argues that: “the case study method can be abused by being employed in
arbitrary and indefensible ways. [...] I am of the view that case study as a research strategy
excels at bringing us to an understanding of a complex issue or object and can extend experience
or add strength to what is already known through previous research” (2016). In other words,
since science evolves in cumulative fashion, each study adds to the previous research on the
case and the theme and contributes to the general development of its foundational theory. in
that sense, case studies should not be considered in isolation of one another, but as parts of a
bigger historical whole. The results of this report, on the case of Véstra Hamnen, can neither be
considered in isolation, as the process of what is happening in Véstra Hamnen is also tied to
processes taking place on other scales, citywide, nationwide and global. Nontheless, the focus

of this report is strictly on the developments on housing prices within Vistra Hamnen.

3.2 Document Analysis
The main source of data used in the analysis of this report has been gathered from the official

planning documents regarding the planning of Véstra Hamnen and the sustainability strategies
used in the area. These documents have all been acquired through Malmdé Municipality’s
archives and official web-pages, and are all documents used in detailed planning, zoning and
implementation. Among these documents there are both those specific to the area of Vistra
Hamnen, and those concerning planning in the context of the city as a whole. In addition to
these official documents from Malmd Municipality, promotional material, such as vouchers,
articles, and written interviews, also produced by the Municipality have been analysed. In this
way both the official guidelines and visions that the municipality follow as a part of the planning
process, and the picture that the municipality wants to convey to the public and other
stakeholders can be discerned. The documents produced by Malmo Municipality that have been

analysed can be seen in Table 1. By analysing documents produced by the municipality the
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validity of the documents and the statements included can be ensured, as all municipality

documents have to be revised and approved before publication (Denscombe, 2010: 222).

These documents have been analysed using a document analysis method, wherein the
documents are read line by line while notes were taken and quotes form the text were picked
out continuously during the process. In this way the meaning of the documents can be
deconstructed and the information of relevance to the report can be picked out. Through the
deconstruction of the text and categorisation of the different messages conveyed, a clearer
picture of what the implications of the text can be seen (Denscombe, 2010). In the case of this
report, the implication of the messages in the documents are on the planning and
implementation of green infrastructure and climate adaptation measures. The notes taken on the
texts were done in a qualitative manner, meaning that the statements in the text that affect the
planning of the area and how different statements in the text relate to each other is the focus,
and not the frequency of certain messages or quantitative patterns in the text (Denscombe, 2010:
237). The texts were also deconstructed in a deductive manner, meaning that the notes taken
and the quotes picked were based on the researcher’s assumptions of what could be found in
the documents of relevance to this analysis. Nonetheless, what was considered to be of
relevance to the analysis was continuously changed and revised during the reading process, to
better suit the results found in the documents. Thus, this document analysis method can be seen
as a ‘constant comparative method’, which has been refined during the research process

(Silverman, 2015).

To fit the different purposes of the documents analysed, and the different relevance of the
documents to different aspects of this analysis, the focus of the document analysis was different
for different types of documents. The official planning documents produced by Malmo
Municipality detail the guidelines for construction and implementation, and other policies that
developers have to relate to in the implementation work. Thus, the focus of the analysis in these
documents was on the policies that affect the implementation of projects in the area. In the
promotional material, also produced by Malmé Municipality, the purpose of the documents is
marketing the area to potential investors, developers and consumers. These documents were
useful for the analysis in telling how the municipality approach and work with these other
stakeholders in the areas housing market. Thus, statements in the text that give insight to these

relationships were the focus in these texts.

As with all secondary data, using it as the basis of this analysis doesn’t come without its
disadvantages. The secondary data found in the documents that were analysed was produced
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for different purposes than those specific to this investigation, and constructed by another party
that may have had a different interpretation of reality than that of this report. In the production
of the documents that have been analysed, some facts may also have been missed, presented in
a specific way, or chosen not to be included. Therefore, the bias of how the documents have
been formulated and produced has to be kept in mind (Denscombe, 2016). Still, most of the
documents that have been analysed are the documents that guide the planning and
implementation process, and directly affect the finished results that comprise Véstra Hamnens
housing market. Thus, these documents are not a biased description of the study object of this
report, but the study object itself. All the data gathered in the report, document analysis,
interviews and economic data analysis, has also been triangulated with each other to avoid the

issue of bias that may occur in one type of data.

Table 1: Documents from Malmo Municipality that have been analysed.

BiodiverCity: Green innovation in the urban fabric (N.d)

Development Plan: Varvsstaden (2014)

Fact Sheet: Environmental Investments as a Part of BO0O1
(2007)

Environmentally Adapted Biotope and Green Area
Maintenance (2003)

Greenspace factor for BOO1 (2011)

Guidelines for Greenspace Factor (2014)

Halvtidsutvardering av Vistra Hamnen (2011)

Malmo6 Municipality’s Comprehensive Plan (2018)

Plan Program: Varvsstaden (2011)

Sustainable City Malmo: Viéstra Hamnen, 10 Years (2011)

The Good Conversation: Flagghusen (2010)

Value Program: Citadellsfogen (2012)

Value Program: Dockan (2012)

Value Program: Hamnporten (2013)

Value Program: Masthusen (2011)

Vision Vistra Hamnen 2023 (2013)
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3.3 Interviews

To complement the results from the document analysis, and to gain additional knowledge that
is not represented in the documents, two interviews with officials involved in the planning and
implementation of green infrastructure in Vistra Hamnen were conducted. Through the
interviews, knowledge on how the actual working process from people that are and have been
involved in the planning and implementation can be gained. The result form the interviews
contain personal opinions, experiences and feelings on how the different policies in place in the
area has affected their work. This is knowledge that cannot be acquired as effectively by any
other research method (Denscombe, 2010: 173). Conducting interviews with professionals in
the field that are or have been active in Vastra Hamnen also gives access to sc. ‘privileged
information’. This is in depth information not widely available to the public, and that only key
actors within a field may have access to, or may have acquired through experience in the field
(Denscombe, 2010: 174). The Interviews were conducted in person, one to one, and in a semi-
structured manner. The advantage of in-person interviews, rather than interviews taking place
via a mail conversation or over a digital meeting, is that subtleties of conversation, such as body
language, tone of voice and other implements that the interviewee might use to demonstrate
their points, can be better and more easily discerned (Knott et.al, 2022). These subtleties that
can be better interpreted through interviewing in-person also contribute to the greater depth of
understanding that can be reached with the interview method. The semi-structured nature of the
interview also allowed for follow-up questions and a more spontaneous flow of conversation,
opposed to structured interviews where the conversations is strictly limited to the questions

prepared by the researcher (Denscombe, 2010: 175).

The interviewees that participated in this report were: One planning architect at the municipal
planning office’s detail-plan department, and one project manager at PEAB. The planning
architect at the municipal planning office is, at the time of writing this report, currently active
in several projects within the area of Viéstra Hamnen and the project manager have previously
been involved in one project within the area. Both interviews were conducted in the
interviewees’ work environment. Conducting interviews in an environment where the
interviewee is comfortable can be seen as an advantage, as it is a prerequisite for a relaxed and
open conversation. During the interviews, audio recording was used to capture the
conversations, to make transcription and further analysis possible. After each interview, they
were transcribed in their entirety. During the transcribing process, the exact wording used by

both interviewer and interviewee was written, as to not misinterpret or misrepresent the message
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conveyed by the participants. When what was being said in the audio recording could not be
heard clearly enough to interpret it was market as ‘inaudible’ (see. Appendix). Before each
interview the interviewees were informed about the background, research questions and
methodology of the report, as well as the conditions of their participation and how their personal
data will be used. To ensure that all parties involved in the interview were aware of the
conditions of the interview, a consent form was issued and signed by the interviewer and both

interviewees respectively.

3.4 Economic Data Analysis
The final piece of data collected to be used in the analysis of this report was economic statistics

on historical final property sales prices in the area of Vistra Hamnen. The prices that were
analysed came from data collected on property sales, for apartments and houses, in Vistra
Hamnen between 2010 and 2022. The reason why this interval was chosen is because of the
new wave of policy’s, introduced after the Halvtidsutvirdering (Halv Time Evaluation Report)
in 2011, regarding planning and implementation of green/blue infrastructure in the area that
was developed and introduced in the years from 2010 to 2013. The year 2010 is used as a
baseline, and the following years up to 2022 considered the years where this new wave of policy
is expected to take effect in the planning, and is likely to have an impact on the housing market
of the area. The data used in the analysis was found on the property statistics website ‘Booli’,
that is run by the state-owned bank SBAB (short for The State’s Property Financing Company,
in English). Booli in turn gets its data on final sales prices on properties from the real-estate
agencies brokerage systems and from the Land Surveying Authority’s archives (Booli, n.d). The
economic data taken from Booli was processed and compiled to be transferred to excel, where
average property prices per year were calculated and visualized in a graph, to see the
development of the property market per year in a visual format. The average prices per year
were produced by calculating the mean price of all the sales for each year. One factor to keep
in mind when analysing the results is the large increase in property sales from the beginning in
2010 to the end of 2022. This is due to the large expansion of the area during the 2010’s, as
large parts of what is today considered Viéstra Hamnen outside of the BO01 area was yet unbuilt

(Malmo Municipality, 2011: 5).

Data produced by Malmé municipality on “the average incomes among gainfully employed per
area between 2007 and 2019 has also been used as contextual data, to situate the economic

demographics of Vistra Hamnen in relation to the rest of the city. The data on average incomes
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was also used as a cross-reference to the data on property sales prices acquired through Booli.
By referencing the data on property sales prices with the data on average incomes it becomes
apparent whether the development of the housing market has had an impact on the composition
of people of different socioeconomic groups within the area, or whether the trend in the housing
market of the area might be following other bigger trends. With this data the average incomes
in Viista Hamnen was compared to the city as a whole, and Ortagarden, which is considered the
area with the lowest socioeconomic status in Malmo. By this comparison, which socioeconomic
background the average resident of Vistra Hamnen has compared to the rest of the city can be

seen.

4. Results

4.1 The Housing Market of Vistra Hamnen in Decline
From the results gathered, it can clearly be seen that there has in the last nine years been a large

increase in housing market of Vistra Hamnen, that has social implications on residents within
the area and the city as a whole. But initially, from looking at the graph below (See figure 1.),
a sharp decrease in the area’s housing prices between the years 2011 and 2013 can be seen,
where the average final housing prices plummeted from roughly 6 700 000 SEK to around
2 900 000 SEK (see Appendix A2). The explanation for this sharp decline in only two years can
be found in the data on the number of completed housing units during this time. Before 2011,
the area of Vistra Hamnen as we know it today was largely still under construction, except for
the BOO1 area, which had been the frontrunner project for the area. This can be seen in map
below (See figure 3), taken from the summary document to the half time evaluation report made
by the municipality on Véstra Hamnen in 2011 (Malmé Municipality, 2011: 2). From looking
at the map, the only residential areas completed at this time were: BOO1, Flaggskepparen, and
the eastern and southern part of Dockan. Altogether these residential areas comprise only a
small part of the Véstra Hamnen Area today, and of the Housing stock currently present that
was to be developed in the following years. As seen in figure 2, the number of housing units to
be sold per year, increased from around 20 per year in 2010-2012 to approximately 70 in 2013.
This also reflects the increase in the housing stock that was to be developed over the following
years. Therefore, the sharp decline in the areas housing market can be explained by a larger
supply of housing becoming available, thus lowering the value of the properties in the area by

simple supply and demand.
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Figure 1: The development of the housing prices in Vastra Hamnen between 2010 and 2022,

based on final property prices taken form Booli.
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Figure 2: The number of housing units sold per year, based on archived listings from Booli.
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VASTRA HAMNEN
Primaéra funktioner
okt 2011
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Figure 3: The development of Vastra Hamnen in 2011 with housing represented in orange
(Malmé Municipality, 2011)

Another contributing factor to the decrease in the housing prices of the area is the change in
planning approach from the side of the municipality after the halftime evaluation report. The
document 'Halvtidsutvdrdering for Vistra Hamnen’ (Half Time Evaluation Report for Vistra
Hamnen in English) is a summary and evaluation of Malmé Municipality’s work in the planning
of Vistra Hamnen, from the initial construction of the area in 2001 to the reports publishing
date in 2011. This was the report that was the basis for the new vision for Vistra Hamnen:
Vistra Hamnen 2031, published in 2013 (Malmd Municipality, 2011: 6). The Half Time
Evaluation Report is an amalgamation of: the work team’s evaluation, the results of a citizen
survey, and interviews with the developers that had been active in the area up until 2011. From
the interview conducted with a planner at Malmo’s municipal planning office, more light can
be shed on this change in approach to the planning of the area. The planner states that the
planning of Viéstra Hamnen was conducted to be more “experience based” before the

evaluation. As the planner puts it:

“With BOO1, for example, then we worked with... maybe it's a small detail... but then we
worked with a lot of water channels and open storm water solutions, as an example. It

was very expensive... so we haven't worked like that since”.
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This planning, incorporated sustainable solutions that would not only contribute to the area by
its direct function, but also by the experience that it would bring, but was as the planner states,
it was “very expenisve” to implement. As part of the halftime evaluation report the planning in

the area faced criticisms, partly for these types of solutions. As the planner states:

“They did a half time evaluation where, with various actors, residents and so on, they
pointed out: What is good and what is bad? BOO1 was then criticized because it was like
a rich man's... well, it wasn't for just anyone. So in the next phase, they demanded that
there be a certain percentage of rental properties, as [ have understood it, but this was a
little before my time. So that it wasn't built as exclusive, with the public place and such.
[...] What type of housing that has been built, that may have changed. Then again, the
projects I'm working on now, they're actually condominiums again, but there's a

difference. There they tried to meet the criticism that came with that issue”.

From these statements, according to the planner, the new wave of policy that came into power
after the half time evaluation report can be understood as meeting the criticisms raised against
BOO1 for its exclusivity. Although as the planner mentions the majority of projects that he/she
is involved in are still not rental apartments, he/she still claims that there is a difference in
approach. The planner also states that the amount of greenspace incorporated in the early
projects of Vistra Hamnen was limited and that this was one of the big changes in the planning

approach after the halftime evaluation:

“The area Dockan was built quite early, and it was there that you could see that it was
very much hard surfaces. So, to bring in greenery, they said that area that is in the north-

east, there should be a large park”.

From this it can be discerned that another contributing factor to the sharp decrease in the
housing prices of the area is the change in planning policy from expensive “experience-based”
implementations that often focused on hard infrastructure, as in the form of the water channels
mentioned earlier, and towards more a more cost-effective based on the implementation of more
greenery. In a similar way, the following nine-year increase in the housing prices can be
explained, but in terms of how the new wave of policy as a part of the new vision for the area,

meeting the critique faced in the half time evaluation, was to be formulated.
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4.2 The Greenspace as a Status Raising Element
In the next nine years after the sharp decline of the area’s housing market, following the new

wave of policy introduced with Vistra Hamnens new vision that was based on the half time
evaluation report, the average sales prices of housing in the area of the area would increase with
roughly 40%, from around 2 877 000 Sek in 2013 to 4 043 000 Sek in 2022 (See Fig. 3). This
increase would happen during a period during which the steering interest rate was mostly
negative or at zero (The Swedish Central Bank, 2023), and therefore the increase cannot be
partially contributed to inflation. This increase, must therefore instead be explained by factors
relating policy affecting the planning and implementation of the area, that was during this time
still in full development. The economic data attained from Malmo Municipality (See Fig. 4) on
the average income levels per area, show that the average incomes in Vastra Hamnen lie over
the city average and far over the average for Ortagérden. All of the three average incomes are
increasing, but in relation to the increase in property prices between 2013 and 2022 within
Vistra Hamnen, which was around 40%, the increase in average annual incomes for the same
area between 2013 and 2019 was only around 9%. This means that the property values increased

unproportionally to the incomes.

From the results attained in the document analysis and interviews, more insight on the new
wave of policy introduced in the years around the initial increase in the areas housing market

around 2013 can be gained.
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Fig. 3: The development of the housing prices in Vastra Hamnen between 2013 and 2022,
based on final property prices taken form Booli.
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Fig. 4: The average incomes of the areas Vastra Hamnen, Malmé Municipality and Ortagarden
between 2007 and 2019.

In the halftime evaluation report, the municipality’s perspective on the work up until 2011 can
be seen, and how the reformulation much of the policy active in the area, including the vision,
was to be done. In the evaluation all of the original goals set for the area before its initial
construction in 2001 have been evaluated. The goals of most relevance to this report are:
“National Example of Sustainable Urban Development”, “Meeting Places”, “The Mixed City”
and “Surprises and Attractiveness”. On each of the goals the work team has marked it as either
“not achieved”, “partially achieved” or “completely achieved”, under which there are bullet
points on positive aspects of the goal that have been achieved and negative points which have
not been completely achieved (Malmd Municipality, 2011: 12-23). The goals that were
evaluated by the working team as completely achieved were “National Example of Sustainable
Urban Development” and “Meeting Places”; while “The Mixed City” and “Surprises and
Attractiveness” were evaluated of being partially achieved. Some of the positive points, of
interest to this analysis, raised by the evaluation on the development up until 2011 was: that
“BOO01 had gained international attention”, there was “continued environmental investment in

2 ¢¢ 29 ¢

the area”, “the area have become known for its attractive public spaces”, “the area in its totality

was perceived to have a mix of functions”, “there exists different housing options in the area”,
“the sea is one of the biggest attractions in the area” and that “the area contains award-winning
architecture”. On the other hand, the negative points raised were: that “the environmental goals

had become outdated to a degree”, “it’s difficult to follow up the environmental goals”, “there

are no meeting places in a green environment in the southern and eastern parts of the area”,

9% ¢¢.

“rental units are for the most part on the land divested by the municipality”, “the unbuilt plots
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of land are perceived as unattractive and unsafe” and that “the wind is the worst part about the

area” (Malmo Municipality, 2011: 23).

From the extracts above of the work team’s evaluation it can be interpreted that the
attractiveness of the area, and the recognition that the area has gained for its attractiveness, is
one of the most important parts of the work up until the halftime report. Other positive points
such as a mix of functions existing within the area, there being continued environmental
investments, and a mix of housing options are all portrayed in the evaluation as points to work
further on, by the negative points that elaborate on them. In the same spirit, the negative points
raised seem to reflect the positives. A lack of green meeting places, unbuilt plots of land being
perceived as unattractive and unsafe, and “the wind being the worst part of the area” are all tied
to the perception of the area and its recognition as attractive. The other negative points, there
mostly only being rental units of municipality owned land and the partially outdated

environmental goals, reflect the need for improvement indirectly stated in the positive points.

Continuing on to the new vision for the area, based on the feedback and sentiments expressed
in the half time evaluation, much of the same thinking around the function of greenspace as a
part of the areas character can be traced. From the Analysis of the Vision Document produced
by Malmé Municipality it can be surmised that Véistra Hamnen was and continues to be a highly
valued area from the side of the municipal authorities. But it is continually reinforced that the
work in Vistra Hamnen, that started with BOO1, is far from over. As it is stated in the
introduction of Malmg’s vision document for the area Vistra Hamnen 2031: “Viastra Hamnen
is a source of pride, for both Malmo Municipality as well the residents and developers in the
area. But we cannot lean back and just live on the success that Vistra Hamnen has had this far,
but we must continue to work for new successes, which is achieved best through consensus
within the city and the cooperation of all actors” (2013: 3). From this quote Malmo’s view of
Vistra Hamnen as a largely successful project, even from the beginning can be discerned. The
following sentence, about the consensus of the city and cooperation of all actors, can be
interpreted as Malmd’s ambition to keep the development of Vistra Hamnen in the good of the
public eye, even though it has been a controversial area historically (Hemmingsson, 2005).
Later on, in the introduction of the document, Malmo Municipality’s view of the area’s success
become more apparent. The introduction states: “So that the brand ‘Véstra Hamnen’ will
continue to be strong and so that the area Viéstra Hamnen will continue to be on at the forefront
regarding sustainable urban development, the level of ambition has been raised even further”

(Malmo Municipality, 2013: 3). From this sentence it becomes apparent that the brand of Vistra
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Hamnen and the sustainable development in the area is seen as inherently tied by the
municipality. The success of the area is therefore measured at least partly on the success of the
brand that the area has been able to build over the years since its initial construction. The last
part of the sentence, that the ambition level has been raised even further, is also indicative of
the new era of development policies introduced in the area during the time the document was

published, after the publishing of the Half Time Evaluation Report.

Further on in the vision document, the future goals of the area and new areas of interest to
development are identified. The concept of ‘sustainability’ is described as permeating all
aspects of the document and the work in the area, and is further described by the three
dimensions of sustainability: social, economic and ecological, which are described as being co-
dependent (Malmd Municipality, 2013: 7). In the chapter “Priorities” the brand of Véstra
Hamnen is again stated to be of utmost importance. As is stated in the Priorities chapter: "The
brand is about the waterfront location, the inventive architecture, innovative processes and the
redevelopment of an industrial area to a mixed city. To continue to develop the brand Véstra
Hamnen is an important priority in the work following the vision”. (Malmé Municipality, 2013:
11). The brand of the area is further elaborated on in the chapter “The Brand Vastra Hamnen is
Strong Nationally and Internationally”. In this chapter the reason for the brands importance is
explained to be the role that it plays in solidifying Malmd’s role as a “regional motor for
business”, and to “attract many different kinds of people” that “enable different types of
activities” (Malmo Municipality, 2013: 13). What these types of people are or which types of
activities that the municipality wants to enable is not further elaborated on in the vision
document. The importance of green and blue infrastructure is also stressed in the Priorities
chapter of the vision document, but mainly for their function as social spaces and as status
raising elements for the area: “The green area’s important functions are fulfilled in Véstra
Hamnen, where the parks create calm and lush oases with big trees, that work as meeting places,
raises the status of the area, quality of life and property values” (Malmo Municipality, 2013:
11). The last mention of the green areas function in Véstra Hamnen is especially interesting for
the purposes of this report. Further on in the chapter “In Véstra Hamnen Blue and Green is
Close By”, the importance of availability of green and blue infrastructure is stressed. Here the
climate change adaptation properties of green/blue areas are also mentioned, and the
attractiveness and status raising properties are elaborated on by describing what qualities parks

and waterfronts should contain (Malmo Municipality, 2013: 22).
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The same sentiments about the brand and function of greenspace as a status raising element can
also be seen in the policy documents for the individual areas. From looking at the different plan
program-, development program and- value program-documents, policies specifically applied
to the different developments in the area can be closer examined. The plan program, and
similarly development- and value programmes, are the first step in the detailed planning
process. They are based on the goals and ambitions of the comprehensive plan, and applied to
smaller sub areas where guidelines and policies for the detailed planning are formulated
(Malmo Municipality, 2022). As with all the documents regarding Vastra Hamnen, the concept
of sustainability is mentioned time and again throughout the entirety of the documents. But
since it is so loosely defined and not clearly applied to the projects in a manner that makes it
distinct as a policy, it cannot be considered as one. It seems from reading the policy documents
that sustainability can be applied to anything, even developments that many would argue are
the opposite of sustainable, such as “sustainable parking” described in one of the chapters of

Varvsstaden’s plan-program (Malmd’s Municipal Planning Office, 2011: 43).

The overall focus in the plan programs, and what in terms of text and pages takes the most space
in the documents is the focus on mobility and location of the different subareas. Here the priority
is mainly on the accessibility to the different functions and attractions for residents and visitors
to the area. For instance, a big concern seems to be the compromise between building for the
privacy of the residents in the area, while at the same time enabling tourism and a vibrant street
life in all of the subareas. This can be seen in the statements: “the planning of a public transport
route outside of Varvsstaden would have devastating consequences for the area, as the flow of
people would be concentrated in the outskirts of the area, rather than in the central parts that
would then be at risk of becoming purely residential areas” (Malmo’s Municipal Planning
Office, 2011: 70); and “The quarters should be open but not inviting as shortcuts for outsiders.
The residents should have private and individual spaces in their own quarter. The flow of people
should be concentrated to surrounding pathways” (Malmo Municipality, 2012a: 10). From these
statements, the importance of visitors and the roll of green areas in creating both an attractive
urban environment for the resident of the area and “outsiders” can be seen. But there is a conflict

in finding a compromise, as to not cater to one group over the other.

Policy for the implementation of greenspace is generally not given as much space in the
documents. When the implementation of green area is mentioned, it is often in general and
broad terms, such as: “Masthusen is sustainable both in the sense of rich in urban greenery and

in the sense of sustainability, both ecologically, economically and socially” (Malmd’s
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Municipal Planning Office, 2011: 8); or “Greenery is a consistent theme for all of Hamnporten’s
places” (Malmo Municipality, 2013: 13). Though it is worth noting that the plan program for
Citadellsfogen put more emphasis on green space in the text and described the planning of it in
more specific way, compared to the others. When strategies for implementing greenspace is
described in the text, the appeal of greenery or the “character” that the greenspaces create for
the area is often the focus. This can be seen in the plan program for Citadellsfogen, where the
planning of green areas is included under the rubric “Building-character” (Malmé Municipality,
2012a: 21), or in the statement: “The greenery should take many expressions and span a wide
spectrum, both in design and plant material, to create variety and surprises, as well as supporting
a biological diversity within the field” (Malm6 Municipality, 2013: 13). Here it becomes more
evident that greenery and greenspace is an integral part of the aesthetic and character of the
area, that Vistra Hamnen is trying to achieve. In the latter quote it is interesting that the
greenery’s ability to create “variety and surprises” is what is emphasised in the sentence, and
that the ability to support biological diversity is mentioned as an afterthought. The green area’s
ability to build the character of the area and create attractive environments is a recurring theme
in all of the texts, and while the other favourable properties of greenspace is mentioned, these

come across more as side benefits.

From both of the interviews the same view of the function of greenspace can be interpreted as
in the policy documents mentioned above. Both the planner at the municipal planning office
and the project manager had views of the greenspace incorporated in the projects that they had
worked on as raising the living quality and status of the area. For instance, when asked if the
implementation of new green/blue infrastructure affects the areas housing market, the project

manager at PEAB answered:

”Yes, I think so. When you say blue, I think you mean open storm water solutions and

something like that. It's part of the attractiveness”.

The statements mentioned earlier form the planner at the municipal office, about the changed
approach in implementation of green/blue infrastructure, and its connection to the exclusivity
that the BOO1 project was criticised for further strengthens view from both of the participants.
When discussing the implementation of greenspace, it was also mostly the experience of
greenspace versus other implementations that emphasis was put on. For instance, when
discussing the benefits of green roofs versus solar panels in the area that the project manager

had worked, he/she stated:
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“The green space factor blocks some possibilities of having solar cells on the roofs, and
then one can imagine that we would have a better effect of having solar cells on the roofs
of our properties than that one should be able to see a green roof. Who is the experience
for? Not those in the airplane, or is it those who live in a house higher up and look down
on a roof who are supposed to see a green roof? Would it have been so boring to look at

solar cells, knowing that we produce energy when it is sunny?”

Here the project manager discusses what implementations that would more beneficial in the
area, but with the background of what people in the area would experience. The main argument
that interviewee 2 uses for green roofs in this case is the experience of them, and not their other
benefits. In a similar way, the main counterargument that he/she uses rhetorically against solar
panels is that they are boring to look at. This can also be seen in the statement “who is the
experience for?”, as to indicate that it is the experience of the greenspace that is its main
function. The same focus on the function of greenspace as increasing the attractiveness of the
area is seen in the statement below from the planner, when asked how the municipality considers
what social consequences implementations might have, and if the social consequences of the

implementation of greenspace is considered:

“I actually don't know to what extent the Property and Street Office does it. Because I
would like to see such arguments [...]. And I think that I have tried to find evidence for
that [...]. I remember that I read some study where residents were asked, but then it was
more like - what is considered attractive? - but then to what extent it actually affects

economic values, i.e., the concrete study. I can't think of any like that right away”.

From this it can be discerned that the social consequences in terms of economic impact are not
clearly evaluated, at least by the Planning Office. Instead, as the planner mentioned, it is the
social impact of the attractiveness the greenspace can bring to the area that is the focus of
evaluation. One aspect of both interviews also worth noting was how the interviewees' talked
about their work with the social sustainability of the area. In addition to connections to the
affordability of housing, that were only made by the planner, both interviewees included the
attractiveness of the area in their view of making it socially sustainable. For instance, the project
manager mentioned that the social sustainability is about people enjoying the area and that the

area feels lively:

“We (PEAB) have talked a lot about social sustainability, that you feel comfortable and

that you don't have to move, and that the area itself lives and breathes in some way.
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Sustainability is part of something that should last a long time, it is sustainable, and then

I think it’s about the attractiveness of the area”.

This view of social sustainability is one that differs from the mainstream definitions provided
by academic and policy discourses, that are about maintaining cohesion between social groups,

developing communities, decreasing inequalities and providing basic needs (Davidson, 2010).

From the analysis of the documents and interview statements above, the view of the greenspace
as a status raising element, which main function it is to increase the attractiveness of the area
and thereby raise property prices, becomes clear. But what drivers of these policy’s that exist,
and which that actors have the motivations and decision-making power to shape these
implementations is not clear solely based on the documents. For this the results of the interviews

can give further knowledge.

4.3 Public/Private Relations Concerning the Attractive Greenspace
When asked about the relationship between the municipality and developers in the

implementation of new blue/green infrastructure, both interviewees gave the impression that it
is mostly the municipality that is in control in that matter. Among which policy tools that are
used by the municipality in the implementation of green space, the ‘Green Area Factor’ (GAF)

use in detailed plans occurred most prominently in both interviews.

The GAF is a policy that has been present in the area since before the start of the areas
construction. The GAF can be explained as a planning tool to measure the amount and
effectiveness of an area’s greenspace and greenery, and as a tool to plan for a and motivate
certain type of green structure within a property. The area to which the GAF can be applied
varies form whole neighbourhoods to a courtyard or a garden (Vartholomaios et.al, 2013;
Malmo Municipality, 2014). Another purpose of the GAF, according to Malmo Municipality, is
as a tool to stop thinking about greenspace simply in terms of ground vegetation or trees (Malmo
Municipality, 2014: 3). GAF works as a quota with a certain number of ‘points’ that need to be
filled. The planner starts by determining how many points different types of vegetation should
give, and then uses the point system to determine when the area has planned in sufficient green
area. If the same GAF system is used for several plots of land within an area, then the quota to
be filled is adapted to the numerical area of the plot (Malmd’s Municipal Planning Office,
1998). As Written in the document Grénytefaktor fér BoOl, produced by Malmd’s Municipal
planning office in 1998, the GAF have been applied to all the developments in Vistra Hamnen
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since the construction of BOO1. In BOO1, the GAF was adapted to the area of the plot being
developed, and green areas within the plot were given a number between 0,0 and 1,0, with the
average for the whole plot of land required to be over 0,5. The green areas included in this
estimation could be all from open grass, trees and shrubbery to green roofs, green facades, and
ponds or small rivers (Malmé’s Municipal Planning Office, 1998: 2-3). The positive effects that
the municipality mentions in its guidelines on GAF are: “Securing and improving the
microclimate and air quality, improving the living environment, creating and improving
environments for animals and vegetation, securing and developing the plant bed’s function, and
improving water management” (Malmo6 Municipality, 2014: 6). From this statement it can be
understood that the green area factor is, according to the guideline document, is useful for
improving many aspects of the urban environment, both for the residents of where it is applied
and the plant and animal life it is directed at. Further on the application of GAF is explained.
When the GAF is applied it is not only adapted to the area of the plot of land where it is applied,
but the factor quota is also adapted based on what type of property it is applied to and the
prerequisites that can be found before application (Malmé Municipality, 2014: 7). Thus, it is
the planners responsible for the detail plan for the area in which the GAF is to be applied that
have the power to determine what quota that is to be used. In reference to the use of GAF, both
interviewees stated that the detailed plans that the developers have to work with are restrictive
in the sense that the municipality uses the GAF to make demands on certain levels of greenery
for each project, that cannot be compromised on by the developers. For instance, the project

manager mentions that:

“The detailed plans are very controlled, so it was kind of set how the house should look,
it's a concrete house - it's roughly these heights and this kind of house, and it's this
architect who has been involved in working an example into the layout plan. So, it was
very controlled. [...] “They make a demand and we fulfill it. [...] You have a greenspace

factor and it is fixed. You cannot deviate from it”.

This is further supported by the statement of the Planner on how the GAF is used in the detail
plans to great effect. But the planner makes it clear that there is no real legal basis that forces
developers to adhere to GAF requirements. The only real legal requirement that can be set by

the municipality is instead on the permeability of the ground surrounding the property:

“In the detailed plan, we can demand that there be permeability. The ground must not be

hard-packed. We have support for that, making such a demand”.
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Even though both interviewees make clear that the municipality works mostly by putting
requirements when planning for new green space, they both also mention the motivation for
developers in this pursuit, even though it can be at conflict with the developer’s interest of
maximising the built area, to make as large a profit as possible through more sales. From the
side of the municipality, according to the planner there is differing interest in the notion of
sustainable solutions among the developers active in the area, but still indicates that paying
extra to implement more solutions might be worth it for the developers with the ability. When
asked on if developers in Vistra Hamnen embrace the notion of sustainability that has been

used in the development and marketing of Vistra Hamnen, the planner answered:

“There is a slightly different interest in that. Some are perhaps more interested in reuse
and circularity, some are more large-scale and like to have simple processes, and some
find biodiversity exciting. It's quite different. [...] But depending on how expensive it is,

it can cause the group of those who think it's worth paying that extra to decrease.”

In this statement from the planner the different interest in sustainability among the developers
active in the area can be seen. Thus, depending on the developers’ interests, and interest in
marketing the company in a certain way, different sustainable solutions will be used, but that
the cost of these solutions factor into which developers think that it’s worth paying for.
Therefore, incorporating sustainable solutions, such as greenspace, can be interpreted as an

important investment for those who are able to make it.

4.4 The Impact of Greenspace on the Housing Market
The way that the implementation of new greenspace as a status raising element affects the

economic values and property prices of the area is through the enhancement of the location.
The location of a property is often referred to as the most important factor in the evaluation of
property, and in making the location, environmental factors together with the geographical
location in relation to the cities functions and services play the biggest roll (Kauko, 2002). Tying
on to the last statement form the planner mentioned above, the way that the implementation of
new greenspace affects the housing market is elaborated on by the project manager at PEAB.
When asked on how calculations are made on the final sales prices of the property that PEAB

develops, the project manager answered:

“You calculate a property: where can I sell an apartment of this size for this location? [...]

Not what the contract cost is”.
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As the project manager explains, the contract cost, ie. the production cost in building and
developing the property, is not the determinant of the final price. Contract cost, according to the
project manager, is only a factor that contributes to determine the profit margin of the finished
project. When asked the follow up question, if other factors such as the proportion of green

space and the character of the area can affect the price, he/she answered:

“Absolutely. If you think to yourself, if you know what the broker says - location,
location, location. So, if you take Véstra Hamnen — location, location, location. Then
people pay to live there. [...] I wouldn't have been able to get through all the measures I
got through if I hadn't had such a high margin - here are the revenues, which are very

high”.

In this statement, the project manager equates the greenspace of the property and character of
the area to factors playing into the location, which is what is used primarily in calculating the
final prices, as he/she mentioned previously. The project manager also explains that the reason
why so many sustainable measures were able to be implemented were because of the location,
where the revenues are very high. Thus, it can be understood that the location, affected by the
amount of green area that contribute to the character and attractiveness of the area, affects the
final price and profit margin, that in turn affect how many measures that can be implemented.
This highlights the developers’ situation, where the investment in more sustainable solutions,
such as the implementation of green spaces, both reduces the profit margin in the short term
through increased contracting costs, but has the potential to increase profit margins in the long
term through an increased attractiveness of the area. This also relates back to the statement
made by the planner on which developers that embrace the sustainable profiling that Vistra
Hamnen has worked hard to market outwards, where he/she mentioned that there is differing
interest in sustainable solutions depending on which developer that is able to make the
investment in these types of implementations. As stated before, this statement clarifies that
incorporating sustainable solutions in one’s project as a developer has a monetary value, such
that decreasing the profit margin in the short term can be justified by those who are able.
Incorporating greenspace as a status raising element can therefore be seen as a long-term profit
strategy, employed mainly by the companies with the monetary capability, and that are

established in the area enough to reap the benefits of the investment.
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5. Discussion

As the empirical results presented above indicate, there is, both from the side of the municipality
and developers in the area, a notion of green/blue infrastructure, in the form of greenspace and
water features, as a tool to increase the attractiveness and property values of Vistra Hamnen.
As seen in the results from the economic data analysis there has been a sharp decline in the
areas housing market between 2010 and 2013, which can be explained by a larger supply of
housing. This decline was followed by a more gradual but still large increase from the years
2013 to 2022, of over a million in average sales prices. As mentioned before, this increase
between the years 2013 to 2022 coincides with when the new wave of policies and
developments has taken effect after the halftime evaluation was published, and a new vision for
the area based on the evaluation was formulated. With this in mind, the use of the greenspace
by the municipality and developers, and the development of Vistra Hamnen’s housing market

will be further explained by the use of the Rent Gap Theory and the concept of City Marketing.

5.1 The Attractive Greenspace as a Rent-Gap Mechanism
As outlined above in the empirical results, and as clarified by the interview statements form the

project manager at PEAB, the implementation of greenspace works to affect the areas housing
market by increasing the attractiveness of the location, which in turn affects the long-term
demand of the property, increasing its price. This process can be better explained by the
application of the Rent Gap Theory, wherein the implementation of new green area as a status
raising element works as a mechanism facilitating a rent gap. As Rent Gap Theory states, when
an area is suffering from disinvestment and the area’s housing market is in decline, the potential
for a rent gap to be created occurs. As Neil Smith puts it: “the rent gap is produced primarily
by capital depreciation (which diminishes the proportion of the ground rent able to be
capitalized)” (Smith, 1979: 545). The rent gap, the gap between potential land rent and actual
land rent, is created when the potential for redevelopment and possible land rent is perceived.
When the gap is wide enough for developers to pay contracting costs and still make a
satisfactory profit, then the redevelopment of the area will take place. The redevelopment of the
area is thus the mechanism which allows for the closing of the rent gap, all potential land rent
to be realised, and larger profits to be made (Smith, 1979). This is effectively the same process
that Véstra Hamnen has gone through in the last 10 years. As seen in the economic data gathered

for this report, the capital depreciation, responsible for creating the conditions for a rent gap to
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be created, happened in Véstra Hamnen between the years 2011 and 2013, when the housing
market declined drastically due to the large increase in housing supply and change in planning
policy towards more cost-effective implementations. During the depreciation, the new wave of
policy for the area was formulated which outlined the redevelopments that the area would
experience in the following nine years. Among these redevelopments was the development of
greenspace, that would act to “raise the status of the area, quality of life and property values”
(Malmé Municipality, 2013). The new strategies for implementation of greenspace, thus
worked as a key part of the redevelopment of the area, that allowed for a closing of the rent gap

and a higher potential land rent to be reached, increasing the areas property values.

As Smith also mentions concerning the rent gap, is that the process is most often initiated by
several actors in the area’s housing market. For instance, Smith mentions that in the US it has
historically often been the state or other financial institutions that have been responsible for
initiating the process of gentrification, in which the rent gap is the main cause of displacement.
In the cases that he mentions, the state played a role by in gentrification by reversing redlining
policies, and financial institutions in opening up the land market of an area by targeting it with
construction loans and mortgages. He makes clear that it is not the preference of the consumers
that initiates the process (Smith, 1979: 546). In the same way it is the combined efforts of the
municipal planning and the developers interests that have initiated the closing of the areas rent
gap, by targeting it with the aforementioned policies regarding the implementation of

greenspace.

Altogether the facilitation of a rent gap and the subsequent closing of it, has led to a clear
decrease in the affordability of the area. Although the average price in 2022 is considerably
lower compared to 2010, the large increase in the housing market between 2013 and 2022
markedly reduced the socioeconomic group that is reasonably able to settle in the area. From
looking at the data on the average incomes among gainfully employed per area between 2007
and 2019, the average incomes per year were already much higher than the city-average. The
increase of Vistra Hamnen followed the municipal average income trend, as well as that of
Ortagérden. But in relation to the increase in property prices between 2013 and 2022, which
was around 40%, the increase in average annual incomes between 2013 and 2019 was only
around 9%. This means that the property values increased unproportionally to the incomes.
Therefore, higher rents and costs of living can be assumed to be a consequence for some of the
residents in the area in terms of higher rents, while the inaccessibility for groups of lower

socioeconomic status looking to establish themselves in the area has increased.
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5.2 The Attractive Greenspace as a Part of Vistra Hamnen’s New City Marketing
The motivations behind intentionally using attractive greenspace as a strategy for closing the

rent gap might come into question from the discussion presented above, especially from the
side of the municipality that don’t have the same immediate profit interests as the developers
that, which have been made clear, profit from the increased attractivity that greenspace can offer
in the long term. From the results, the municipality’s controlling approach in planning of
greenspace within the area also becomes evident. Then what motivation behind pushing policy
for status raising green areas could the municipality have, other than increasing the profits for
developers within the area? As stated in the planning documents which have been analysed, one
of Vistra Hamnen’s most important roles within Malmg is to market the city outwards and to
garner international attention. Thus, the redevelopment of Vistra Hamnen, the closing of the
rent gap created by the 2011 decline in the area’s housing prices, and the project of raising the
status of the area through the implementation of new greenspace, can all be argued to be a part
of Malmé Municipality’s post-2013 city marketing strategy. As stated in the documents, the
new implementation of greenspace is to raise the attractiveness of the area and thereby reinforce
the brand of the area, which was mentioned to be one of the most important goals in the vision
(Malmé Municipality, 2013: 11). Through strengthening the brand of the area, Malmo
Municipality will continue to get attention from possible investors and businesses and the goal
of becoming a “regional motor for business” (Malmé Municipality, 2013:13) might be

achieved, leading to greater economic development and tax revenues for the municipality.

As is often the case in city marketing strategies, a vision is developed for the area where the
city marketing is to be applied (Kavaratzis, 2007: 696). As is the case with Vistra Hamnen,
where the new vision was developed as a part of the areas new policy strategies. City marketing
is also applied as a part of the planning and development process, and is therefore not just about
marketing the city, but about formulating policy that will change the city’s physical,
organisational or financial properties (Kavaratzis, 2007). Thus, city marketing is about
changing the city’s assets, so that they will attract investment, businesses or tourism. The focus
on changing the area’s physical properties to attract a certain target group, in this case
investment and skilled labour, can be seen all throughout the Municipality’s documents on
Vistra Hamnen. For instance, the mention of attracting “many different kinds of people” that
will “enable different types of activities” as a part of becoming a “regional motor for business”

in the vision document (Malmo Municipality, 2013: 13). This can also be seen in the large
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concern shown over attracting visitors to the whole area so that it doesn’t turn into a purely
residential area in the statement: “the planning of a public transport route outside of Varvsstaden
would have devastating consequences for the area, as the flow of people would be concentrated
in the outskirts of the area, rather than in the central parts that would then be at risk of becoming
purely residential areas” (Malmo’s Municipal Planning Office, 2011: 70). So, in addition to just
raising property values and making a more attractive area, Malmo Municipality hopes to attract
investment business and skilled labour through the physical implementation and formation of

the area.

6. Conclusion
To conclude and answer this thesis’s research question: How has the policy formulated by

Malmé Municipality, to extend and expand green infrastructure in Vistra Hamnen, impacted
property prices in the local housing market? It can be surmised form the empirical evidence
and theoretical discussion that the effect of the post-2013 policy for the implementation of
greenspace in Vistra Hamnen has contributed to the rise of the areas housing market over the
following nine years. This is largely because of the roles given to greenspace in the area,
formulated in the planning documents, as mainly a status raising element implemented to
increase the attractivity of the area and raise property prices. The newly implemented
greenspace works to increase property prices as a part of the redevelopment phase in closing
the rent gap, created by the sharp decrease and capital depreciation experienced in the areas
housing market between 2011 and 2013. Both the municipality and the developers in the area
gain from this closing of the rent gap and increased attractivity of the area. Through the increase
in sales prices, the developers get higher profit margins in the long term, and therefore a greater
return on their projects, which in turn allows for more investment in future projects. The
municipality gains from the attractivity that the greenspace brings to the area as a part of Vistra
Hamnen’s city marketing project, wherein the greenspace can be seen as a restructuring of the
cityscape that enhances the status of the area and in turn attracts tourism, skilled labour,
businesses and investment. Altogether, the increase in the housing market that the
implementation of attractive greenspace contributes to negatively impacts the social
sustainability of the area, and in turn the city as a whole. When the prices increase the chance
for groups of lower socioeconomic status to settle in the area without compromising their day-

to-day finances becomes slimmer. At the same time the increase in property prices affect the
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rents in the area that increase, meaning that the affordability for those who already live within

the area becomes lower.

Even though the more cost-effective approach of the post 2013 policy, compared to the previous
policy, has not led to an increase to the same property price levels of the pre-2011 Vistra
Hamnen, the increase of over one million in less than ten years can still be considered a large
one. In the post 2013 policy it is more so the approach to implementation and the considered
effect of the green areas which can be considered problematic, rather than the high costs of
single expensive implementations being passed on to the consumer, as is the case with the pre-

2011 implementations.

6.1 Further Research
As has been concluded in this study, the approach to implementation of greenspace and the

view of it as status raising can be problematic to the social sustainability of the city. However,
how different forms of implementation of greenspace affect housing markets differently has not
been investigated. This is a research question that would bring further clarity to the effect of
different types of greenspaces on housing markets, and how greenspace is to be implemented
without impacting housing markets and social sustainability in a negative way, while at the
same time offering all the advantages that urban greenspace can bring to the residents of the

city, the climate change adaptation of the city, and urban biodiversity.

Another interesting subject for further research is if sc. ‘green gentrification’ has occurred in a
Swedish context. This subject differs from the one investigated in this study through the further
analysis of demographic patterns and movement of different socioeconomic groups across the
city. The migration of businesses and other institutions to and from the area could also be

investigated as a part of this subject.

An interesting aspect that popped up in the analysis of the interviews conducted in this thesis is
the planner’s and project manager’s conception of social sustainability, that seemed to differ
from the mainstream academic definitions. Further investigating this alternative conception,

and the implications that this has on the planning for the social sustainability of the city.

Another interesting aspect also found in the interviews conducted for this analysis is the project
managers statement about the high profit margins in the area allowing for more sustainable
solutions to be implemented. This is interesting, as argued in this thesis the implementations

themselves also contribute to raising the profit margins even further in the long term. This could
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indicate a spiral effect, where the implementation of ‘“‘sustainable measures”, such as more
greenspace, allowed by the high profit margins can contribute for even higher profit margins,
that in turn allow for more measures to be implemented in the future. A subject of further
research could therefore be to investigate if this process works to further increase the inequality

in where sustainable solutions are implemented.

Lastly, the implementation of greenspace meant to have a status raising effect could be further
investigated on a city-wide scale, to further investigate how intensive investments in one area,
such as is seen in Véstra Hamnen, could indicate an inequality in which areas that are invested

in, and how this affects the dynamics between different neighbourhoods.
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Appendix

A.1 Average final sales prices of property in Vistra Hamnen 2010-2022

2010| 6268 375 kr 10
2011| 6712500 kr 4
2012 | 4557083 kr 14
2013 | 2877467 kr 77
2014 | 3087979 kr 49
2015| 2917453 kr 108
2016| 3376 259 kr 141
2017| 3668619 kr 136
2018 | 3481542 kr 181
2019| 3208173 kr 383
2020| 3329820 kr 464
2021| 3863332kr 556
2022 | 4042944 kr 457

A.2 Average Incomes per year for Vistra Hamnen, Malm6 Municipality and
Ortagirden, 2007-2019

Income Vastra
Hamnen

2007 418 606 284 456 195 676
2008 410 481 297 650 202 157
2009 446 252 307 099 210 426
2010 428 394 307 203 211 208
2011 437 002 316 710 221624
2012 436 372 323 066 228 243
2013 437 029 329214 229 294
2014 447 710 335 880 238 085
2015 453 058 344 521 243 769
2016 450 268 354 243 252 757
2017 458 818 363 942 259 281
2018 476 501 375 215 260909
2019 475 336 378774 262 843




A.3 Transcript: interview 1, planner at the municipal planning office

I: Interviewer

R1: Respondent 1 (planner at the municipal planning office)

Date: 2023-04-21 Time: 13:10

Transcript:

I: Da ska vi se, saddr nu har jag borjat inspelningen. Sa, inledande fragan dr bara att jag
undrar vad din roll i planeringen av Vistra Hamnen har varit?

R1: Ja, jag jobbar ju framfOrallt med detaljplaner i Véstra Hamnen. Jag har bland annat jobbat
med detaljplaner i de sddra delarna som &r mer ner at Universitetsholmen och ehm...ska visa
pa en karta lite snabbt bara... ska vi se hér...forlat, nu vart det en massa grejer, ska bara
slacka bort... I de hér delarna, s& dér héller man ju pa.

I: Det dr Citadellfogen va?

R1: Ja precis, Citadellsfogen. S, dem delarna. Och sen haller jag pd med det hdr omradet
(visar pd kartan), och sen kommer jag jobba med ett par planer, eller haller pd med ett par
planer, hir ocksd. Sen har det ju inletts ett arbete med en fordjupad dversiktsplan for metro.

I: Det dr Kopenhamnsmetron da?

R1: Ja, men det uppdraget handlar ocksd om stadsutvecklingen hér i den norra delen av Véstra
Hamnen, s man kommer ocksa komma in pd och koppla till kustskyddsarbetet och sd. Sa jag
ar med dir men det &r inte jag som héller 1 det arbetet, och jag har ju jobbat nu i... den dér
forsta planen borjade jag jobba med 2017, och planeringen av Vistra Hamnen har ju
uppenbarligen pagatt 1ang tid, sd det dr ju nu pd senare tid kan man sdga som jag har varit
inblandad.

I: Ja, och just hallbarhetsaspekterna har ju varit ett fokus i Vistra Hamnen dndd frdan borjan,
och det dr vildigt mycket i dokumenten om hdllbarhetsdimensionerna. Hur skulle du sdga att
du har varit involverad i hdallbarhetsarbetet i Viistra Hamnen? Ar det ndgon aspekt av
hallbarhetsarbetet som du kédnner att du har varit extra involverad i?

R1: Ja, alltsd man kan... jag kan nog uppfatta att det var dnnu mer fokus pa det tidigare, och
dé fanns det ju ocksd en annan typ av projektorganisation. Alltsd ndr man holl pa med BOO1,
och det var ju med médssan, och med projekten efter det. D4 fanns det ju fortfarande inom
staden en tydlig projektorganisation, som sen allt eftersom planeringen har fortskridit inte
finns pa plats pd samma sétt. Och det, mojligt vis, har vél gjort att det inte 4r lika samlat pa
ndgot sitt med den frdgan. Men man kan vél sdga att vi forsoker jobba for att fa in grona
miljoer, med parker. Vi forsoker halla en viss niva vad det géller, alltsé gérdarna till exempel:
forutsittningar for att de ska vara grona. Sen kan ju inte vi 1 detaljplaneskedet gé in och styra
vilka vixter man ska sétta, for att sdkerstélla att det blir ndgon slags biologisk méngfald. Sen
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ar det ju klart att man vill gérna férsoka fa in lite olika boendetyper, sen med just de projekten
som jag har jobbat med kanske inte har varit de starkaste ur den aspekten. Men man kan vél
kanske sédga att héllbarhet ur ett mobilitetsperspektiv, alltsa att vi jobbar med p-hus for att
kunna samnyttja parkering och minska markparkering och underjordisk parkering i formén for
andra funktioner. Det &r ju en héllbarhetsaspekt som vi jobbar ganska aktivt med, kan man vél
sdga. Mojligheterna... att det ska vara létt att rora sig som gidende och pé cykel. Sa den
aspekten och kanske det hir med tillgangen till rekreation och gronska dr vl nadgot som har
varit, kanske, alltsa tydligast...

I: Alltsa ndrheten till gronska?

R1: Ja, och alltsa... precis, och bade liksom pa géardar och i form av parker och sé. Ja sen
jobbar vi ju med... i mer detaljer med att forsoka fa in och stélla krav pa lokaler i
bottenvaningar i vissa delar som kanske @nda kan ses som ndgon del litegrann i social
hallbarhet och s&, och tillging till forskolor och sadér. Det dr klart, men det &r ju inte min idé
pa nagot sitt, men den hér gatan hir till exempel, Skeppsbyggaregatan och Neptunigatan har
ju byggts ut med sant hir biofilter for att rena regnvatten. Det tinker jag ju att det finns med
hir, men det &r ju inte jag som... alltsé det dr ju sen dem som projekterar som alltsa pa
Fastighets- och Gatukontoret, men det dr ju sanna aspekter till exempel. Och nu... ja det &r ju
ocksé ndgon slags héllbarhetsaspekt dar med hur man hanterar framtida h6jda havsnivéer, for
det ar jag rétt involverad i. D4 har vi jobbar mer hér (visar pé kartan), och det ar en stor fraga i
de har delarna ocksa.

1: Med éversvimningsvallar till exempel och den typen av skydd?

R1: Ja, mer att man hojdsétter gatorna utifran vissa nivaer eller att man... Ja, det &r mycket
det. Eller att man stiller krav pd att fardigt golv ska ligga pa en viss niva till exempel.

1: Jag dr ju sjdlv ifran Skanor och det dr mycket snack om det dir nere. Var enda exempel vi
har haft pd vattennivahdéjning sd har det alltid varit en karta av Skanor.

R1: Ja precis. Alltsd med vallar och sa det blir vdl mer aktuellt l&ings med stranden. Det finns
ju inte riktigt utrymme for det hir, men mot den hir mer nordliga delen av Vistra Hamnen,
Gallionen, dir kommer man ju fa jobba mer med att hdja marknivaerna. For det ar ju klart att
det finns ett annat tink om vilka scenarion man ska utga ifran nu jamfort med vad man hade
for 20 &r sedan. Sa det dr ju méanga olika delar av hallbarheten.

1: Ja okej. Ndsta fraga knyter an lite ddir. Du sa att det dr en annan organisation nu dn vad det
var i bérjan med Vistra Hamnen, och du har ju inte varit med dnda fran borjan heller, men
kan du se att det har skett nagon fordndring i hur man jobbar med hdllbarhet i planeringen av
Vistra Hamnen? Fran borjan tills hur man jobbar med det nu?

R1: Alltsa man har vil hanterat fragor pa lite olika sétt tror jag 1 Vdstra Hamnen. Med BOO1
till exempel dé jobbade man med... det kanske &r en liten detalj... men da jobbade man med
mycket sanna hér vattenkanaler och 6ppna for dagvattnet till exempel. Det blev ju vildigt
dyrt... sa det har vi ju inte jobbat vidare med sen dven om man forsoker tinka skyfall; att man
ska ha Oppna 16sningar sa att parken, till exempel, hdjdsétts pa ett sitt si att man leder vatten
dit till exempel och f6rdrojer. Men vi jobbar inte med liksom sm4 sten... hirdgjorda kanaler
langs med gatorna, men det dr ju en detalj kanske. Man jobbade ju... alltsé det gjordes ju
2011 en halvtidsutvirdering av BOO1, for ddr kan man vil séga att det var mycket fokus pa
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ekologisk héllbarhet och med lokal energiproduktion och sant. Sen gjorde man en
halvtidsutvirdering dar man med olika aktorer, boende och sa vidare, man pekade ut: Vad ar
det som &r bra och vad &r déligt? Sa BOO1 blev ju da kritiserat for att det var liksom
rikemans... ja det var inte for vem som helst. Sa i kommande etapp da stdllde man ju krav pa
att det skulle vara en viss andel hyresrétter, som jag har forstatt det. Men det hér var ju lite
fore min tid. Sa det byggdes ju inte lika exklusivt, om man sdger med den allménna platsen
och sddir. Sa att det hir med vem...vilken typ av bostdder som man har byggt, det har vél
kanske fordndrats. Sen de projekten som jag haller pa med nu, det &r ju egentligen
bostadsritter igen, men det &r ju skillnad. Dér forsokte man ju méta upp den kritik som kom
med fragan.

I: Fler upplatelseformer och...?

R1: Ja, till exempel. Ja, precis, om man jamfoér med BOO1. Sen har det ju varit... alltsé jag
tror att man... Dockan byggdes ju ganska tidigt och dér blev det ju att man sag att det var
valdigt hardgjort. Sa att det hiar med att i in gronska har man ju dé sagt att det ar det hér
omradet i nordost ska det finnas en stor park. Sen en sak som man introducerade i BOO1, det
var det har med gronytefaktorn. Det kom ju fran Tyskland, som jag har forstatt, dir man far
liksom poéng for... ja, beroende pd om man har hardgjorda ytor eller gris, eller om man har
héckar och trdd av olika storlekar och sént. Och den anvénder vi fortfarande men den har
forédndrats litegrann tror jag, den har forenklats litegrann. Sé tidigare, sa min kollega som har
jobbat med detta, fick man poéng mer kopplat till biologisk mangfald och sa. Sen har den
forenklats lite.

1: Sd nu dr det mer bara mdngd gronyta?

R1: Ja lite s&, men ocksa trdd och hickar och sa. Men jag vet inte exakt hur det var
formulerat. S& den har forenklats lite. Men ddremot anvénds den ju fortfarande och den kan
man vél sdga, som en parentes, att den dr inte problemfri. Men den har vil gjort att man har
haft en viss ambition i &tminstone anldggningskedet, och jag tror arkitekter och sa har dndé
varit positiva till att det gor att man tvingas att vara ganska ambitids. Sen ér det vl en
utmaning hur det héller 6ver tid, som &r svért i det. Men, sé det dr en, men annars &r det
kanske inte ndgot som har... jo den har ju fordndrats, men kanske i det lilla, sa.

I: Men hade man kunnat sdga att man har forsékt att kostnadseffektivisera mer i
hdllbarhetslosningarna? Du talade om det att man gjorde mer ... alltsd det med kanalerna och
sd.

R1: Alltsa det var ju lite mer sddar exklusivt i borjan, alltsé for BOO1. Men dé fick man ju

ocksa pengar utifrdn och sddér. S& man har vl litegrann forsokt hitta ndgon nivd som fungerar
1 ndgon sorts mer normalsituation.

I: Ja, och det dr vil ocksa kopplat till den sociala hallbarheten, alltsd fastighetspriser och sa?

R1: Ja... Sé det ar ju min bild, att det var med BOO1. Alltsa det var ju &nda en massa, man
kom med kanske pengar utifran. Det var en specialsatsning som, med vissa typer av 16sningar.
Och sen har man forsokt hitta mer en niva som...

I: En foljdfraga ddr. Tycker du att, om man jamfor hallbarhetssatsningarna i just Vistra
Hamnen med andra delar av staden, skulle du da sdga att man har satsat mer i Vistra
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Hamnen dn andra delar? Jag vet, Augustenborg har man ju satsat vdldigt mycket ocksa
men...

R1: Augustenborg var ju pa nigot sétt ett svar, alltsa som jag har forstatt det, pa en tydlig
problemsituation med de hir 6versvimningarna som vél gjorde att inprincip avloppsvattnet
frén toaletterna... Alltsé att man hade ju de hir kombinerade ledningssystemen sa nér de kom
de hér stora regnen, sé fyllde ju, alltsa det var ju dagvatten och spillvatten och sa ifran
toaletterna kombinerade. Sa nér det kom jattestora regn dé fylldes ju ledningarna upp och
liksom vattnet trangde upp ur ledningarna. S& dir gjorde man ju satsningar pa ha 6ppna
dagvattensystem for att avlasta ledningsnitet och om jag minns rétt sa la man ju ocksd nya
ledningar 1 vissa delar 1 alla fall, och man forsokte verkligen fa till den hér, alltsa 6ppna
dagvattenhanteringen for att avlasta ledningar for att inte... Sa det kommer mycket ur den
problematiken. Den har man ju inte haft pa samma sétt i Véistra Hamnen, pé det sdttet. Och
hir kanske man har jobbat, tinker jag, med hallbarhet lite bredare. Alltsd hir har det ju varit...
Alltsa om det i Augustenborg var mycket fokus pa det hir med dagvatten och
skyfallshanteringen, s& har det vil varit lite allt mdojligt 1 vistra hamnen, med
energiforsorjningen, biologisk mangfald, avfallshanteringen och sa vidare.

I: Kan den hdr ambitionen som man hade redan fran borjan ha gjort att fortfarande dr mer
hallbarhetssatsningar i Vistra Hamnen om man jamfor med staden som helhet liksom?

R1: Fast man jobbar mycket med héllbarhet nu pé olika sitt, som med Sege Park. Dir har man
Jju jobbat mycket med delningsekonomi och sé till exempel. Och det som var en ny grej for
BOO1 {or da 20 ar sedan, det &r ju kanske lite mer standard nu pa vissa sétt. Sen har vi ju det
hir med trabyggnation till exempel. Det ér ju inte ndgot som har varit specifikt att man har
gjort det i Vistra Hamnen, men det ploppar ju upp lite sdnna projekt pd andra stillen. Och
Hyllie — nu kan ju inte jag Hyllie sa jattebra — men dér har man ju ocksé mycket
hallbarhetstink i vissa delar, och jag kan inte svéra pa vad som skiljer, d& far jag ndstan prata
med nagon fran Hylliegdnget. Om man tinker hallbarhet kanske mer socialt och ekonomiskt
sd har vi ju Sofielund. Dar tog man ju fram en planprogram, med en kulturljudzon, kallade
man det, ddr man sa att - hir ska vi faktiskt inte tillata bostidder, for om vi tillater bostider, da
kommer det kanske bli klagomal och s vidare, och da kommer verksamheter som ar hér idag
kanske riskera att tringas bort, och de har inte sa latt att hitta andra platser att vara pa — om
man tanker kulturutdvare eller konsertverksamhet och en del littare industri som behdver
billiga hyror och sa. Sé att det &r ju en annan aspekt av hallbarhet liksom. Och sen har man
ju... men det dr ju pé olika platser i staden liksom. Som det hiar med dldre industribyggnader
hur man bevarar dem, det gors ju lite 1 Sorgenfri, lite i Sofielund, lite i andra delar av staden,
dédr man har kvar dldre byggnader. Och detta gor ju... det har man ju i Véstra Hamnen ocksé
med varvsstaden till exempel, ddr man bevarar det gamla och gor ndgot med det, och det ar ju
bade en karaktir och identitet, men ocksé sdklart material och liksom dteranvéndning och sa.
Ah... nu far du kanske inte sa klara svar.

I: Men du upplever ingen storre skillnad i antalet satsningar i Vistra Hamnen och resten av
staden?

R1: Det har nog kanske varit i lite olika perioder. Men jag ténker att andd Hyllie och Vistra
Hamnen ér lite likvérdigt. Jag kanske fér ta detta pd en fika sen med kollegorna. Men jag tror
det kanske har varit mer fokus p4 om man sédger social héllbarhet pa sistonde dn vad det har
varit med Vistra Hamnen. Jag tdnker nu med att man jobbar med Rosengard och
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Amiralstaden och sddér, att bygga bort barridrer och sa, det dr ju ndgot som kanske kom lite
efter BOO1, alltsa efter Vastra Hamnen.

I: Ungefdr ndr skulle du sdga, alltsd i drtal, att man bérjade arbeta med det? Just de sociala
aspekterna mer?

R1: Nér var det nu? Det kom ju... vad hette det nu? Malmdkommissionen, jag tror det kom...
Jag ska kolla det... alltséd vad kan det handla om? 10 ar kanske nagot sadar? 5—10 ar liksom.
Det kan ju kanske vara intressant att titta pa (soker pa datorn) ... (laser fran datorn) "Malmo
Stads arbete for socialt hallbar utveckling bygger pa Malmokommissionens forslag och
rekommendationer”. De la fram sina rekommendationer 2013. Jag hade for mig att det var
senare.

1: Men efter 2013...

R1: Men lat séga de senaste 10 dren har vil social hallbarhet varit mer i1 fokus.

I: Okej...ja.

R1: Men Malmokommissionen, det kan du kanske kika pa lite?

I: Ja, det var ett dokument jag hade missat. Det dr mycket dokument att ldsa igenom.
R1: Ja och det dr klart. Om man ténker héllbarhet, det &r ju sa manga olika saker.

I: Ja, det dr ju vdldigt brett.

R1: Om man ska bade social och ekonomisk och ekologisk, och ibland gér de ju lite emot
varandra ocksa. Alltsé det kan ju vara intressekonflikter ocksa.

I: Ja... Men ndista frdga da... Da ska vi se...Vilka som du redan har svarat pd...Juste! I
oversiktsplanen ndmns det ju mycket att bade gron och bla infrastruktur mdste
vidareutvecklas och byggas pd i hela staden for att skapa det hdr ndtverket med kopplingar.
Hur arbetar ni, eller har ni arbetat med att just utveckla och bygga pd de hdr kopplingarna?

R1: Nu vet jag inte exakt hur det star, alltsé pratar vi kopplingar geografiska eller mer... for
att det finns ju... alltsd vi gor ju, om det dr dversiktsplanen da, sa pekas det ut grona stréak till
exempel. Dar till exempel (visar pa karta), Vintriestraket, det ar ett dike. Dar héller vi ju pé att
gora en detaljplan av det for att se till att det blir forverkligat. Och nér de har jobbat hér nere 1
Bunkeflostrand till exempel, dd ndr man vil kommer till detlajplaneskedet — for i
oversiktsplanen visar de ju pa de ungefarliga ytorna — och nar man vil kommer ner i
detaljplan da far man ju studera mer exakt var det ska vara. S& det 4r ju en... det &r ju sént
som vi foljer upp och jobbar vidare med nér vi &r 1 detaljplaneskedet. Sen finns det ju kanske
sa att det finns platsspecifika riktlinjer for olika omraden. Till exempel hir uppe 1 norddstra
(Vistra Hamnen), sé har det ju funnits att det ska finnas en park, sa det dr ndgonting man
forsoker fortydliga. Och det finns ju dokument... eller vénta...gick den igenom nu? Alltsa
gronplanen som skulle bli gron-bld plan. Jag kommer inte riktigt ihdg om den blev beslutad
tillslut eller om det blev forskjutet. Men dér har man ju haft analyser om var det finns brister
och sdddr, s att man ska ha ett visst avstind till parker och sé vidare. S& det har man ju som
stdd sen ndr man ska planera olika omréden — vad finns det? Vad behover vi? — men det dr
klart mycket av sant behdver man ju ténka pé redan pé en Sversiktlig niva. Det dr ju ofta lite
sent att komma i detaljplanen och éndra.

49



I: Ar det mest som man forsoker, liksom sdhdr, forbittra kopplingarna mellan redan
existerande gronytor eller att man forsoker expandera gronytor? Eller skapa nya gréna strak
mellan? ... Det kanske dr olika i olika fall?

R1: Ja det &r olika i olika fall, men...
1: Om man tinker i Vistra Hamnen...

R1: Man forsoker vil koppla ihop. Men det ér ofta dér det kanske finns bristomradden dar det
saknar parket, att man forsoker da skapa nya. Men det géller ju att man lite far med sig det pa
ett dvergripande plan. For sen nér man gor en detaljplan for fyra kvarter sa ér det ju lite svart
att 1 det skedet sdga — jamen vinta, vi ska anviinda den hir marken till en park — sa det géller
ju att ta med det tidigt. Men man kan vil sdga att... vi har ju ocksé Fastighets- och
Gatukontoret forsoker ju 6ka krontdckningsgraden i staden, alltsa hur stor andel av marken
som &r tickt av tradkronor, och i véstra hamnen har den varit valdigt 1ag. Jag tror det kanske
har varit 10% om ambitionen &r 25 eller 30% tillochmed. S& dér har det ju statt i tidningen om
att man vill forsoka fa in mer gronska pa Masttorget och var det nu mer var, som ett sétt att fa
in mer gronska.

1: Jobbar ni med den 3-30-300 regeln dir ocksd?

R1: Nja, jag vet inte riktigt... jag har for mig att det ar tinkt att det ska komma in i
oversiktsplanen men att vi kanske inte riktigt dr dér &nnu. Men vi haller p4 med en 6versyn av
oversiktsplanen, s& den tanken, det har borjat pratas om det.

1: Men, sdig planeringen av ny gron/bld-infrastruktur. Det dr inte bara ndgot som planeras
med nya fastigheter utan det dr ndgot som dven bygger till i ett senare skede?

R1: Alltsa det dr ju svart att gi in och ta av en privat fastighet for att tillskapa mer park. Om
det dar i samband med ett planarbete dir man sdger att — jamen ni far nya byggritter hér och
hir men vi behover den hér remsan, den far ingé i — da kan man ju i det sammanhanget ta,
men det &r ju svart att siga — amen du, du har ju en sa stor bit mark dér, vi vill ha hélften -,
den &r ju... ja det kanske gar, men staden har ju inte hur mycket pengar som helst, sa det blir
ju kanske mycket iséfall pa stadens mark, eller kanske 1 samband med ett planarbete.

1: Sd i samband med stérre projekt sda forsoker man ocksd fa in mer?

R1: Ja, beroende lite pa hur, séklart, situationen ser ut och om det finns ett behov av en park
till exempel. Men sen, som jag jobbade med en plan hir borta vid bryggeriet vid Ystadvigen,
och det dr bara hardgjorda ytor idag och den hir [inaudible], och déir har vi ju gjort en plan...
det var tre, fyra nya kvarter och sen den gamla bebyggelsen, och dér har vi ju sagt — amen hér
vi vill ha en liten park. Den blev inte stor [laugther], men 1 alla fall lite, och da... men da dr ju
det ett gammalt industri och handelsomrade som ska bli till bostadskvarter, och da pa nigot
satt dr det tillgéng till en forskola, och lite allmén plats 1 from av torg och park ar ju... rimligt
pa nagot sétt att man tillskapar. Men da &r det ju mycket i samband med en...

I: I kontexten av det storre projektet att det passar om det blir en...

R1: Ja, mycket sa. Det dr ju kanske inte sd ofta vi gar in och, mig veterligen, tar kontakt med
en privat fastighetsdgare och sdger — kan vi fa kopa lite mark har — alltsa det kanske hénder,
men det dr inte nagot jag kanner till.
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I: Men vidare till det lite...Vad skulle du sdga dr verktygen som ni har for att uppmuntra...
Alltsa byggforetaget att bygga gront? Vilka grona incitament anvdnder ni er av ddr?

R1: I detaljplan kan ju vi stilla krav pa att det ska vara genomslépplighet. Marken far inte
vara hardgjord. Det har vi ju stdd for, att stélla ett sant krav. Sen behover ju inte det i sig
innebdra att det blir gront. Men det dr klart det kanske blir béttre forutsittningar dnda for att
det blir gront. Eller om vi sdger — amen vi vill ha lite bredare forgardsmark — till exempel, dé
kanske det ger battre forutséttningar for att... med det kanske ar lite detaljer... Eller vi har ju
mycket diskussioner om gatubredden att. Det maste ju visserligen samordnas med ledningar
och dir blir det ofta konflikter, men att vi forsoker fa till gator som ér tillridckligt breda for att
de ska rymma trdad. Och det dr ju ocksa om det ar ett storre omrade som &r privat mark som vi
utvecklar, som det har till exempel eller ndgot annat, Det blir ju en diskussion da: hur mycket
ska vara allmadn mark och hur mycket ska vara kvartersmark? Dar vi kanske da far sdga —
amen vi vill ha de hir gatubredderna for att fa in trdd, till exempel.

I: Okej. Sd det dr mer att ni stiller krav, med det som ni kan. Det finns inget sdtt att
uppmuntra?

R1: Nja... jag vet inte om Fastighets- och Gatukontoret skulle sdga ndgot hér, men det &r
klart, det &r ju ofta mer pengar i en yta ddr man har en byggritt. Men sen kommer det ju in
sddana saker som dagsljuskraven och sa, som gor att det &r ju svart att bygga hur titt som
helst. Alltsa det dr ju Boverkets byggregler som sitter sidana krav, som gor att det blir svart
att bygga hur titt som helst. Och vi har ju riktlinjer for bostadsgardar, hur stora dem ska vara.
Det ir ju inte ett lagkrav, men vi forsoker da se till... men det har ju mer kanske med, dels att
ge forutsittningar for att grden blir tillrdckligt stor for att kunna anvédndas pa olika sétt och
utan att det blir sa stort slitage, men ocksa for att det ska kunna finnas gronyta. Men sen kan
vi ju alltid ha diskussioner om vad det géller for karaktér som vi efterstravar och sadar. Men
det 4r ju kanske inte sé vanligt att en byggherre sdger — nd men jag struntar i att bygga de dér
1000 kvadratmetrarna bruttoarea for jag vill hellre ha ett trdd har.

1: Sd man skulle kunna sdga att det finns en intressekonflikt déir mellan byggherren som vill
maximera bostadsyta och ni som vill stdilla krav pd...

R1: Ja alltsd exploateringsmdjligheterna och ekonomin i det 4r ju i en viss mén 1 konflikt med
det grona, sé ar det ju. Och det kan ju ocksd vara... ja i vissa fall dr det ju behovet och
intresset av parkering eller vad det nu kan vara. Och det dr ocksa pa négot sitt... staden vill ju
ocksé véxa, sa det dr inte sa att det bara dr byggaktorerna som vill bygga, utan det ar ju ett
intresse i staden ocksa, att fa in fler boende. S& att sdg — nd men vi gor park av hela
Nyhamnen — det ar ju inte heller gorbart. For séklart det kostar ju att bygga ut allmén plats,
och gator och torg ocksa, och for den delen att ha skolor och forskolor.

I: Just det. Men sdttet som ni da forséker uppmuntra byggherrar till att faktiskt implementera
gronytor dr mer att, amen det okar attraktiviteten det dr den hdr karaktdren som vi vill ha pa
omrddet?

R1: Ja... vi kan ju ha sddana diskussioner. Men sen ér det ju kanske ofta att vi far stélla en del
krav 1 detaljplanen. Men sen har vél de ett intresse av att om de ska skapa en gard, att det blir
en miljo ocksa.
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I: Men tillbaka lite till gronytefaktorn. Som du sa innan sa har ju det varit en del av
planeringen dnda sedan bérjan, det hiar med BOOI och allting, och jag tror du var inne pa det
lite innan, att det har dndrats i hur ni arbetar med gréonytefaktorn tillsammans med
byggherrarna. Hur skulle du sdga att man anvdnder den nu, kanske jamfort med hur man har
anvdnt den?

R1: Ja, jag dr ju inte expert pa detta, men jag fragade min kollega hér innan, och som hon sa
sa var BOO1 vildigt mycket biologisk méngtald, for att da fick man tydligen poéng for det
och sddana saker.

I: och poding innebdr?

R1: Alltsa ndr man riknar ut gronytefaktorn, och som sagt jag har sett lite sdnna hér men jag
ar inte expert pd det, men man fér liksom ett visst antal podng om man har sa mycket
kvadratmeter grasmatta, eller plantering, hick; Man far poing om man har trdd av en viss
stamstorlek; Man fir podng om man har grona tak; Man far podng om man har
fasadvegetation; och sen delas vil den dir podngen med fastighetens area, och vad man far
poéng for har vél fordndrats lite. Jag undrar om inte den hér gronytefaktorn, hur man réknar
den, ligger pd nitet, som du skulle kunna kolla pd. Sa att jag tror att matrisen har fordndrats
lite sedan det forst implementerades. Men det &r ju sd att vi skriver in det i1 detaljplanen,
brukar vi gora, framforallt d& for bostdder och kontor. Kanske inte for smahusbebyggelse, for
dér blir det sa pass gront oftast anda, men i flerbostadshus och kontor till exempel. S& da kan
de vara att de ska uppna 0,5 eller 0,6.

I: Sa det dr det podingen innebdr, att man fyller en kvot da av sahdr mycket podng bor ni ha?
R1: Maste man uppna da, och det kollas i bygglovet.
I: Och det dr ett krav dd? Ett hart krav liksom?

R1: Ja, precis. Men sen kan det uppnas pa olika sétt, och vi har ju lite svart att folja upp det.
Alltsa det... och den hir [inaudible] den ar lite knepig. Men det gor ju i alla fall att man far in
en viss ambitionsniva i borjan, men uppfoljningen &r lite svar. Till exempel, det kan ju vara att
man far ganska hoga poédng for att man pepprat en innergdrd med trdd, men sen star de sé tatt
att de inte har ndgon chans att dverleva, och da blir det ju... si att det finns vissa problem
inbyggda 1 det, &ven om det har...

1: Jag tyckte att jag ldste... tror jag ldste ett dokument fran 1998 ddr det talas om
gronytefaktorn och ddr stod det att det dr en konversation mellan byggherre och Malmaé Stad
innan projektet drog igdng, hur mycket gronytefaktor man vill ha. Ar det ndgon ting som...?

R1: Alltsa vi brukar ju gora... alltsd om jag gor en detaljplan och sétter in gronytefaktor &r det
antingen i ndgot fall s& har det varit stadens mark, alltsé att det inte funnits ndgon byggaktor,
och da har jag ithop med en kollega som é&r landskapsarkitekt gjort en uppskattning kring - vad
kan vara rimligt hdr? For det dr ju som sagt... alltsd om man sétten en s hog gronytefaktor att
det inte blir ndgot vettigt av det eller att man som sagt sétter ett trdd varje kvadratmeter, det
kommer inte hédlla d i ldngden. Sa det &r ju béttre att hitta en nivd som fungerar, att sétta en
ambitids niva som dndé dr genomforbar och som kan hélla pé sikt. Men vi brukar ju skriva in
det som ett krav i detaljplanen, men det kan ju ségas att Boverket menar ju att det inte finns
ndgot lagstdd.
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I: Kan ni ddr kdnna ibland att det inte blir som ni har tdnkt er med gréonytefaktorn? Du sa att

det var svart att folja upp, men dr det ndagon gang som ni kdnt att — det hdr ville vi ha, men
det fick vi inte?

R1: Ja... jag jobbar ju inte sjdlv med att granska byggloven. Vi borjade gora en utvirdering
nu... jag missade den genomgangen dir man utvirderade, men... sd nu r jag lite oséker pa
om vad man kom fram till. Om du gérna vill prata med ndgon annan om det lite kort, si sig
till sa ska jag be dem. Men det har vél varit sadana fall, vad jag forstar, att dem l6sningarna,
man kan tidnka att dem, det som presenteras kan inte halla pa sikt.

I: Okej. Nu ska vi se... vad jag har for ndgra mer fragor. Jag har ju kollat lite pa andra
projekt, som till exempel Biodivercity och Blue-Green City Lab. Upplever du att dessa projekt
har dndrat nagot hur ni arbetar med...

R1: Du, jag ér ledsen men jag har... kinner faktiskt inte riktigt till dessa [laughter]. Man kan
vél siga att nér jag laste vad du skrev, dé tinkte jag att det handlade mer om just det hir med
kustskydd, och dér haller ju vi pa... just i 6versiktsplanen sedan tidigare har det ju statt att
man ska nd en viss... att fardigt golv ska ligga pé en viss hojd for att skydda mot framtida
havsnivahojningar och det har ocksé funnits ndgon sorts utmarkering om man ténker sig ett
overgripande kustskydd. Och dir héller ju vi pd med att ta fram en strategi for kustskydd som
ar ute pa samrdd, som jag ténker blir klar hiar ndgon ging under varen och sedan gér in i den
nya oversiktsplanen som gér in lite mer pé djupet. Och dir har vi ju dé justerat hojderna
ocksd, och tydliggjort lite mer vilka typer av atgérder som det ar som &r aktuella, och
ytanspraken for det och sa vidare... ja, jag vet inte 1 vilken man det &r relevant...

I: Okej... Nu blev jag helt bortflugen i tankarna [laughter]... Men jag kor ndsta frdaga. Det
finns ju en utmaning inom den kommunala planeringen att bade hdlla kostnader nere,
samtidigt som planeringen ska bli hallbar och attraktiv. Hur arbetar ni fran kommunens sida
med att kontrollera den sociala paverkan som vissa implementeringar kan ha? Skulle du sdga
att ni arbetar med det hdr dven ndr det gdller implementeringen av gronomrdden den hdr
sortens projekt?

R1: Alltsa...[inaudible]... nu ska vi se... Det blir ju lite saddar ibland att nér vi vél har tagit
fram vér detlajplan och det gér vidare till bygglov, och Fastighets- och Gatukontoret jobbar ju
med implementeringen av allmén plats och utbyggnaden, man tappar lite... Forlat men vill du
ta det en gang till?

I: Ja, absolut. Fragan var: Hur arbetar ni frdan kommunens sida med att kontrollera den
sociala paverkan som implementeringar kan ha? Och gor ni dven detta med
implementeringen av gronytor och gron/bla infrastruktur?

R1: Alltsé jag vet inte riktigt vad jag ska svara pa den... For ibland gors det ju till exempel i
planprogram och sd att man gér ut och har dialog med ménniskor — hur upplever du omradet?
Hur skulle du vilja utveckla det? Sa vi gor ju vissa sddana, men det pagér ju sdkert en del
annat sant i kommunen som jag inte riktigt har en tydlig bild av.

I: Men, till exempel, om ni tinker att implementeringen av den hdr gronytan kan ha en
statushéjande effekt pd omrddet som kan pdverka bostadspriser och hyrespriser. Ar det nédgot
som ni utvdrderar och arbetar med?
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R1: Jag vet faktiskt inte 1 vilken mén Fastighets- och Gatukontoret gor det. For jag skulle ju
gérna vilja ha sddana argument, att om ni har mer gronska pé er gird eller om vi far ta en
storre del till en park s& kommer det va... och jag har for mig att jag har forsokt hitta beldgg
for det och att jag... alltsd att... jag har for mig att jag 14ste ndgon studie ddr man hade fragat,
men da var det mer att — vad anses vara attraktivt? — men sedan i vilken man det faktiskt
paverkar pa ekonomiska vérden, alltsa den konkreta studien. Alltsd jag kan inte tinka pa
nagon sadir direkt. men det 4r klart om jag nu sa sent som 1 tisdags satt och diskuterade med
en byggaktor — var tycker ni det dr viktigt att ha stora balkonger? — ja det var ju liksom mot
parken och mot havet, och sdderlidge och visterldge, och det &r klart, det &r ju de ldgena som
generellt r attraktiva liksom. Jag kan inte riktigt ge nagot sadar jattebra svar pa den.

I: Tror ndstan det var alla fragor jag hade faktiskt... jag hade ndgra extra fragor men jag vet
inte om de var sa bra... jag ska kika.

R1: Ar det s4 att du kiinner att det hér skulle jag verkligen vilja fa lite mer om, s kan jag ju se
om det dr ndgon av mina kollegor som har ndgon smart kommentar till det.

1: Jag tror jag fdar hem och kolla. Jag ska ju transkribera allting och sddqr.

R1: Jamen precis, och kénner du att hér finns det en lucka som skulle vara bra att fylla i, sa far
du jattegérna dterkomma.

1: Jo precis. Ska ldsa igenom mina extrafrdgor bara. Just det, den hdr kanske kan vara bra att
kora dndd. Det har ju ndmnts flera ganger att Malmo ska ha en vl fungerande
bostadsmarknad. Skulle du sdiga att ni arbetar med att balansera det hdir arbetet med att bade
skapa attraktiva omrdden kontra socialt hdllbara omraden? For det finns vl dndd ndagon typ
av motsdttning ddr, att bygger man vildigt attraktivt sd blir det vil oftast vildigt hoga priser
pd bostdider?

R1: Vi har ju haft nagra projekt dir med Malbo, dir man forsoker utrona da vad... det var ju
lite piloten kan man séga... Det ska byggas nagot i Hyllie nu, men det var ju men en som
vann det. Det var markanvisning diar man liksom forsokte sdga — amen om kommunen kan
stdlla upp med detta och detta for att fa ner priset — men sé ville man ju da att byggaktdrerna
skulle komma med sina bésta idéer pa hur man kunde hélla kostnaderna nere, och det var ju
ett forsok att hitta... fa fram prisvirt boende. Men det ér ju en liten konflikt. Det sitter ju vi
ganska mycket med. Till exempel om vi sdger att — vi vill inte ha loftgangar, vi vill ha sa
mycket entréer ut mot gatan som mgjligt, eller vi vill ha krav pa en viss sockelhdjd, sé att det
inte ska gé att titta rakt in — alltsd sddana boende kvalitéer. Det kan ju vara sént som ar
fordyrande. Eller till exempel om vi vill stilla krav pd om det ska vara en lokal for
verksamhet 1 bottenviningen for att vi vill ha den mdjligheten pé lang sikt. Dd kanske en
fastighetségare tycker, nej men det dr fordyrande, da kan inte vi fa ndgra pengar dér. Sa det ér
ju liksom sddana saker som kan fordyra ett byggprojekt dir vi méste viga de
boendekvalitéerna mot att det &r en fordyrande omsténdighet. Men sen ér det ju ocksa, alltsé i
omraden som ér attraktiva kanske redan, dar vi vill hélla tillbaka vissa delar som skulle kunna
gora bostdderna mer attraktiva for att vi behdver viga mot det allméinna. Till exempel det hir
med balkonger. Ja folk vill nog ha en sa stor balkong som mgjligt men... en véldigt djup
balkong som dr pdhdngd som hénger ut dver gatan kan gora att det kénns lite trakigt att rora
sig under den. S& ibland &r det ju sanna konflikter, mellan kanske vad som anses... Ibland &r
det konflikt mellan vad som dr en kvalité pa nagot sitt och vad som é&r férdyrande, men ibland
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ar det ju sa som att en boendekvalité kanske paverkar det allmdnna negativt pa nagot sétt. Sa
man maste vidga dem mot varandra.

1: Men upplever ni mer ddr att det dr fastighetsdgarna som dr tillbakahallssamma med att —
vi vill inte gora denna dndringen for att det kan kosta mer — dven om det kanske hade hojt
attraktiviteten pd omrddet?

R1: Ja...

I: For det kan vil ses som en investering fran fastighetsdgarens sida ocksd att den hdr
dndringen okar attraktiviteten, dd kan man fa ut mer ocksd kanske?

R1: Det beror ju lite pa kanske vilket tink for de har ju d&nda kanske lite mer kortsiktigt tank
an vad vi pa kommunen har. Alltsd deras ekonomiska horisont &r ju kanske lite kortare &n vér;
pa lang sikt, staden, hur ser den ut om 50 ar? Sa det dr vél ndgonting 1 det hér tidsperspektivet
som kanske stiller till det och gor att man har lite annan syn ibland pa saker och ting. Alltsa
nu ska inte jag 14ta som att byggaktorerna &r bara problem. Det 4r manga byggaktorer som gor
véldigt mycket bra grejer. Och det ér klart hade staden haft hur mycket pengar som helst s&
hade man ju kunnat ladda allmén plats med dnnu mer kvalitéer. Men nu maste man ju véiga
mot alla andra saker som ska... kostar och mot skatteintdnkter och sa vidare.

I: Skulle du sdga att fastighetsdgare anammar det hdr hdllbarhetstinket vdildigt mycket? Om
man tdnker i ett omrade som Vistra Hamnen, och man kommer in som aktor ddr och vill
utveckla och bygga. Ar det ndgonting som man tar ombord direkt, eller dir det ndgot som ni
far forhandla er till?

R1: Det ir ju lite olika. Lite olika intresse for det. Vissa dr ju kanske mer intresserade av
aterbruk och cirkularitet, vissa dr mer storskaliga och vill liksom ha enkla processer, och vissa
tycker det dr spannande med biologisk méingfald. Det ar ganska olika. Sen tror jag det hér
med... eller min bild av det har med miljocertifieringar och sédant, att det &ndé har blivit mer
och mer intressant, for att det ocksa ar ett sétt att kanske branda sig liksom, om man &r en
kontorsutvecklare, att det &r lattare att kanske hitta nagon hyresgist. For det dr dnda ett sitt att
visa — vi gor bra grejer — liksom. Sé att det finns nog lite sddant. Men beroende pa hur
fordyrande det dr sé kan det ju gora att gruppen av de som tycker det ar virt att betala det dér
extra minskar.

1: Sd det finns en avvdgning ddr liksom att...

R1: Jag tror... alltsd vi har ju det har LFM30 i Malmd, som handlar om hallbar byggindustri
och sd, och det &r manga aktdrer som har anslutit sig till det, men... nu &r inte jag expert pa
det, men sen &r det vil lite olika hur aktivt man jobbar med att vara innovativ och testa nya
saker och sadér.

I: L5?
R1: LFM30.
I: Okej, det far jag kolla mer pa.

R1: Men alltsd det hir med trdbyggnation det blir ju &ndé vanligare, och det &r ju en san sak
som vi maste ta hojd for. For d4 om man ska bygga med trabjélklag da bygger det ofta lite pa
hojden, s& dd behdver ju vi 1 vdra detaljplaner reglera pa ett sétt s att vi inte hindrar det till
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exempel. Men vi har suttit 1 diskussioner just om det hdr med om man ska ha en klimatpositiv
eller klimatneutral stadsdel, hur kan man gora det? Och det &r inte si att det ar vi pa
kommunen som kanske sitter pa de bésta 16sningarna, det kan ju vara som det hir i Géteborg.
Dér hade de handlat upp, om det var ett bygge av en kaj eller nagot, i ... jag tror de hade vl
haft med nigon sén innovationsaspekt i upphandlingen, sen var det entreprendrer som liksom
fick pumpa in sina idéer och 16sningar for att {3 till ett sa bra resultat som mojligt. For det ar
ju ofta 4nda dem som sitter pa kanske mer av den tekniska kunskapen och innovationen.
Alltsa det dr ju absolut inte sé att det bara 4r kommunen som pa négot sétt alltid ar drivande.
Pa Masttorget, till exempel, i Vistra Hamnen da var det fastighetsédgaren som drev, det hér var
ju nu kanske pa 10 ar, att man ville ha en, vad heter det, Breeam certifiering, alltsé héallbar
stadsdel. Det var inte kommunen i det fallet. Sa det har vil varit lite olika, att ibland ar det
kommunen som driver och gar fore och ibland &r det fastighetsédgaren och sadér.

1: Men det finns ett intresse dven hos fastighetsdgare att fa de hdr certifieringarna och att visa
den bilden, att de dr hallbara?

R1: Ja, men sen ar det kanske lite olika bland fastighetsidgarna. Vissa vill mer kanske profilera
sig s dn andra.

1: Okej. Amen super. Dd har jag mycket att kolla igenom nu. Oj 51 minuter!

R1: Ja, men borja. Och sen dr det sa att du har ndgot specifikt, att du tycker det hir var
otydligt och det hiar behover jag mer forklaring pa sé kan du skicka det, sé kan jag se om jag
kan komma pé ndgot smart.

I: Super!

R1: Sa hoppas jag att jag inte sagt ndgot som ndgon annan skulle siga nej till.

56



A.4 Transcript: interview 2, project manager at PEAB

I: Interviewer

R2: Respondent 2 (project manager at PEAB)

Date: 2023-04-24 Time: 16:15

Transcript:

1: Sd inledningsvis vill jag bara fraga: vad har din roll i planeringen och arbetet med Viistra
Hamnen varit?

R2: Alltsd min roll i Vistra Hamnen har ju varit att implementera de kraven som fanns i
detaljplanen och skapa ett projekt, och jag var ju projektledare for projektet som hette
Fyrskeppet. Och dé hade vi... detta var ju starten av [inaudible] Malmd, om du kénner till det,
sd nagonstans fick jag uppmaningen: vad ér det mest héllbara du kan gora baserat pa
forutsittningarna som du far med dig fran detlajplanen. Och dé hade vi dessutom... just nu ar
detaljplanerna vildigt styrda s& det var satt liksom hur huset ska se ut, det &r betonghus det ar
de hir hdjderna ungefir och den hér sortens hus, och det dr den hér arkitekten som har varit
med och bearbetat ett exempel in i detlajplanen. Sa det var véldigt styrt.

1: Sd ni fick en ritning redan fran bérjan?

R2: Nej, vi styr ju liksom ritningen i och med att vi anlitar en arkitekt, men det ar ju sa du
sdljer in det lite ocksa, att det dr det hér. Och det underlaget kan ju ocksa ligga till grund i en
detaljplan.

1: Sd for att ni ska veta vad ni ger er in pd sd har man gjort en ganska firdigarbetad plan
redan frdan bérjan?

R2: Jag skulle sdga att kommunerna kraver valdigt véldigt tidiga skisser, som gor att husets
premisser sétts otroligt tidigt i processen. S att redan flera ar innan du bygger, nir man sitter
och gor en detaljplan och planerar hela omrédet, sa sitter man valdigt detaljerade premisser
for husen. Sa att det man sitter med idag, och jobbar fram premisserna for en detlajplan, det &r
for ett hus som byggs om fem ar. Alltsa det kan ju vara att man ska paborja sedan fem ar efter
besluten detaljplan, men en detaljplan kan ju ta tva ar att ta fram eller mer.

1: Men hur mycket rum kdnner ni att ni har ddr att géra dndringar sjdlv, alltsa pd egen
initiativ?

R2: Det ér vildigt lite rum, pa grund av det kommunala planmonopolet. Jag har jobbat i
Norge och dér finns det som heter regleringsplaner, och da var det ju inte kommunen som
utarbetade detaljplanerna som man gor i Sverige som har planmonopolet, utan i Norge sa...
de har monopol dér ocksa, men da var det ju vi som entreprendr som kom med ett férlag och
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jobbade igenom alla handlingar som skulle ligga, och de godtog det liksom, man hade en
dialog. Men i1 Sverige héller ju dem hela stafettpinnen.

I: Ja, det kommunala planmonopolet dr ju ndgot som man haller hdrt vid.

R2: Ja, och det kan man vél sdga sa att nu nér vi har implementerat ett projekt i Malmo till
exempel, ett annat projekt som inte dr 1 Véstra Hamnen, da var det ju véldigt manga ganger vi
fick argumentera for — ja men de hér sakerna har vi gjort for att minska klimatavtrycket pa
vart hus — nej men vi tycket att det ska vara kupor och det ska vara det och det ska vara det.
Men vad dr kupor pa ett hus? Det dr ju material, och da klarar vi ju inte malgransvérdena
enligt LFM30 pa dem husen. Sa att det dr inte alltid handldggarna vet vad som... som
stadsplanerare, att man vet vad som driver klimatpaverkan. Men jag tror att det kommer att
forédndras.

I: Men sa du skulle sdga ddr att det dr mer de estetiska kvalitéerna som kommunen tar vildigt
mycket fasta pd eller ...

R2: Yes.

I: Framforallt dem?

R2: Jaja, framforallt dem.
I: Okej, jaha.

R2: Sa arkitekturen och kanske ocksa valdigt mycket personligt tyckande, vad man tycker ar
snyggt. Det ér ju dérfor det finns en stadsarkitekt ocksa, som vill styra hur Malmé ska se ut.

I: For att fd en helhet i...?

R2: Ja, och det dr ju ocksa positivt. Det &r ju en del... det &r ju ocksé en klimataspekt ar det
trevligt sé rivs det d& forhoppningsvis inte. Men oftast sa... jag upplever ibland att det ar ofta
sd att man inte tinker att man planerar for att det ska sté dér i1 4-500 ar, eller 200 ar kanske
mer realistiskt for ett betonghus, man pratar ju om livstidscykler pa 100 &r egentligen alltid,
men det dr ju ménga hus som kan st 100-150 ar, det &r inte... det kan std langre. Nar du som
stadsplanerare tinker att det hir ska faktiskt vara aktuellt och intressant i 100 &r, bara den
aspekten med 100 &r, d& borjar man ju liksom tédnka. Bara Nova Lund som vi tittar pa hér, hur
lange har det funnits, 20 &r? 30 ar? Kommer det vara hdr om 60 ar tror du?

I: Kanske om man viljer att halla till det, men tveksamt.
R2: Tror du vi kommer behova sahdr manga parkeringsplatser?

I: Troligtvis inte, och forbindelserna behover vil isdfall forbdttras. Jag forsokte ta bussen ut
hit och det var ju svart att ga sista biten i och med att det dr rondeller och grejer.

R2: Men det har ju varit det liksom konsumentsamhallet sa ldnge, att allting ska kringas sa
fort och att det ska vara snabbt, och att alla byggnader... Det kan man ju se véldigt nu att alla
byggnader innan har det ju varit vildigt mycket att det &r sé stressigt med tiden. Att man ska
korta och korta projekt, men det vi ser dr att géra klimatatgérder pa fastigheter, nu kom vi ju
utanfor Vistra Hamnen, men det dr egentligen samma sak dér. Att processerna tar langre tid
om man behdver anpassa sig efter till exempel betong tar ldngre tid pa sig att torka om den
innehaller ett annat &mne som &r mindre klimatbelastande.
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1: Sa de ekonomiska incitamenten och det hallbara kanske gar lite emot varandra ddr?

R2: Absolut. Och finansmarknaden dessutom. Nu stiller man &nnu hogre krav pa
bostadsrittsforeningar och sa, att byggtiden ska vara sé kort som mdjligt, men det gér helt
stick 1 stiv med hur man bygger klimatsmart, for klimatsmart handlar allting om att inte
bygga just in time och att leveranser ska komma hela tiden och allting ska ga sjukt snabbt, for
det gor det inte, du har helt andra tider att forhélla dig till. Torktider och sddana saker, men
ocksa att man forsoker samordna logistiken sa att det inte blir s& mycket transporter och da tar
det ju tid, det dr véntetid pa ett annat sitt. Sa om du hade ekonomiskt incitament pa din del sa
ar det ju jatteintressant att titta pa den.

I: Det dr ju lite den motsdttningen som jag forséker undersoka med arbetet. Men Viistra
Hamnen dr ju ett omrdde dir hallbarheten hela tiden varit en vdildigt viktig aspekt och man
har lagt vikt vid det dnda sedan omradet borjade byggas, att det ska vara en hallbar stadsdel.
Det dr vdl ndgot som man har marknadsfort med vildigt mycket ocksa. Skulle du sdga att det
dr ndagon form av hdllbart byggande som du har fokuserat mer pa?

R2: Alltsé Vistra Hamnen 1 sig, alltsd det man har pratat om hallbarheten har ju varit véldigt
mycket att man har dterbrukat det materialet som finns 1 Vistra Hamnen och forsokt plocka
ner byggnader varsamt sa att materialet kan kunna dteranvéndas pa flera stidllen. Det har man
gjort i de projekten som &r knutna till de projekt som... alltsa Varvsstaden haller 1. For Vistra
Hamnen &r ju mycket storre &n Varvsstaden, och jag forhaller mig mest till Varvsstaden
egentligen. Men du tanker pd hela omrddet och den gamla BOO1 méssan?

I: Ja, precis.

R2: Jag skulle nog inte sdga att jag tycker att det har varit s hallbart. Alltsa jag ser inte riktigt
det.

I: Men det har varit vildigt mycket, just i dokumenten som man ldser om Vistra Hamnen
dnda sedan borjan, sa har det varit en punkterna som man lagt mycket vikt pa. Men jag har
haft intervjuer med andra ocksd som har sagt att hallbarheten i just BO0I kanske inte var det
mest optimala, eller hdllbarhet pa samma sdtt som man arbetar med det idag.

R2: Nej, idag jobbar man med det pé ett helt annat sétt.

I: Att det dr andra typer av losningar som kanske kostar mer och gor det lite mer ’fancy’, som
man inte jobbar med pd samma sdtt idag.

R2: Det dr en annan sort hallbarhet som jag tror vi jobbar med idag &n vad man jobbade med
da. Alltsa Viéstra Hamnen har ju olika skikt av héllbarhet skulle jag séga, olika fokusomraden
inom hallbarhet ocksa. Som du sa dér, kanske man letade mer upplevelser och det skulle vara
rinnande vatten och att man fokuserade mer pa de sociala aspekterna att man ska kunna trivas
1 omrédet. I Varvsstaden som jag har jobbat med, dir har man forsokt att jobba mer med
aterbruket da, och det man faktiskt tar bort. Jag tror inte att aterbruk har varit ett stort fokus
for det man rev for Malmomaissan och allt det hir andra dér.

I: Nej det tror jag inte. Jag horde med en planerare pa Malmdé Stad att det var vildigt mycket
med biodiversitet, och att det dr nagot som man har gdtt bort lite ifran nu dnnu mer, och att
man kanske inte forséker trycka pd det sd mycket men att 6ka méngden av grénytor. Ar det
ndgonting som du ocksa kan kdnna igen lite i Varvsstaden?
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R2: Nej, inte 1 planeringen som vi gjorde dér inne 1 det omradet. Det dr vildigt snidva kvarter
och det ar tétt bebyggt, snidva gator och grénder. Sen &r det ju klart att det finns ju ut med
Kajkanten, dir finns promenadstrak och att man bygger néstan ut fran det befintliga for att ta
del av vattnet, s& det blir en trevlig miljo. Men det &r inte sd att man skulle kunna séga att det
ar gront.

I: Men har ni jobbat med att forséka implementera grénytor med de fastigheterna som ni
har...?

R2: Ja, absolut. Alltsé det verktyget som stadsplanerare anvander sig av det &r ju
gronytefaktorn. Men den &r ocksa, sdrskilt i sdnna hir sniva omraden, s ar det aspekten
gronyta mot energiproduktion. Vi behdver energi till vara fastigheter, och du har sdkert sjélv
maérkt att elpriserna dkar, vi har ju inte energi pé det viset i sverige, eller vi exporterar véldigt
mycket av vér energi. Sa att gronytefaktorn den blockerar en del mojligheter att ha solceller
pa taken, och di kan man tdnka sig har vi béttre effekt av att ha solceller pa taken av véra
fastigheter &n vad vi har att man ska se ett gront tak. Vem &r upplevelsen for, inte dem i
flygplanet, eller &r det dem som bor i ett hus hogre och tittar ner pa ett tak som ska se ett gront
tak? Hade det varit sé trakigt att se pa solceller, sa att vi producerar energi nir det dr soligt
vader? Jag vet inte, vad hade du sjélv tankt?

I Ja...

R2: Du bor mitt inne i centrala Malmo. Jag vet inte, nu kanske jag dr firgad men, men jag
hade nog blivit mer glad av att se att vi producerar el nér det ar fint vader dn att vi sag att — ja
det var lite gront dér.

1: Jo, man kan vdl argumentera for bdda.

R2: Absolut, for det jag menar... alltsd blommor och bin och faglar och allting ska ju ocksé
bo hér. Men det ér svart att kombinera solceller och gronytor.

I: Men hur har man jobbat med gronytefaktorn med er? Ar det ndgonting som ni har
diskuterat, alltsd fastighetsiigare med kommunen? Ar det ndgonting man diskuterat sig fram
till eller dr det mer ett krav?

R2: De stiller ett krav och vi uppfyller det. Och da rdknar vi ju, s& nér vi ldgger ytorna,
buskarna dér har en viss faktor s& dé ridknar vi in det. Men 1 just det fallet 4r det ju for att det
ar ett sa otroligt sndvt kvarter, som jag har jobbat med i alla fall. S& du ska uppna ett visst tal
pa en jatteliten fastighet som &r inne i mitten... du ska ju &nda ha en liten parkeringsficka for
handikappade nira fastigheten, du ska ha gangyta bort till att sldnga soporna, och allt det pa
det hér friméarket.

I: Just det, men det dr inget rum for diskussion ddr mellan er och kommunen?

R2: Nej, for dd har du en gronytefaktor och den ér fastsatt. Du far inte avvika fran den. Men
om man hade jobbat mer med att sétta gronytorna innan och pé négot sitt inte tinka lika
mycket varje frimédrke for sig, utan liksom jobba med gronytorna. Alltsd det kanske passar
battre med att ytan dr dir, och s far den fastigheten fa tillbaka, att det kanske blir mindre dir
och att den blir storre. Ja det 4r klart det &r synd for den fastighetsdgaren som fick den lilla
biten, men 1 de tidiga skedena vet man kanske inte exakt vem som ska {4 den fastigheten, nir
man sitter 1 de absolut tidigast skedena.
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I: Men lite det som du dr inne pd hdr da, att man hade ju kunnat argumentera att det finns en
motsdttning mellan att bygga for att maximera andelen bebyggd mar for att kunna producera
sa mycket bostdder som madjligt och att implementera grénytor som ofta tar vildigt mycket
plats. Ar detta en konflikt som du har upplevt i ditt arbete, att man viss producera vildigt
mycket bostadsyta, men att sedan kommunen kommer in och sdger — nej nej, vi behéver sahdr
mycket gronyta.

R2: Det finns vil alltid dér 1 det kommersiella som du pratar om, alltsé det ekonomiska. Men
om man kan tidnka sé, det vi pratade om fOrst, det hir med ldngsiktigheten, sdg att det hér
huset ska std 100 ar, da ska man ocksa trivas dir. Du ska inte behdva riva den hér fastigheten
for att det ar helt dott i omradet och det bara ar hardgjort. Jag tycker klart att gronytan ar
jatteviktig for trivsel, och att mdnniskorna ska vara dér. Ska vi bygga har vi da det har
bostadsavtrycket, eller byggavtrycket, men bygg pa hojden da. Se till att folk far de hir
gronytorna och att sol kommer ner, att det inte far vara for hogt. Jag tror att, bygger du bort
allt det grona sd kommer ménniskor inte att trivas och dd kommer vi behdva riva dem
fastigheterna om 50 ar nir nagon sitter och sdger — det hér blev ett ghetto eller det hir blev
ndgot trakigt, det hér blev fel omrade.

I: Gronytor dr en viktig aspekt i attraktiviteten av omrddet ocksd.

R2: Men jag haller inte med om det pa taken. For det &r ju liksom dér... gronytor &r ju liksom
dér du upplever den pa nagot sétt, tinker jag dr viktigare. Men det 4r ju mitt personliga
tyckande. For att sitta och titta ner pa ett gront tak, det dr ju d4nda fortfarande fullt med
tegelvdggar och annat kallt material. Det &r ju ndr du gar ner och du 4r dir och gér ut med
hunden liksom, eller du gér och tréftar dina vénner runt hoérnan, det &r ju dér den gréna... For
ofta dr de hér taken é&r ju inte tillgidngliga for folk, man far ju inte g& upp pé dem 4dnda.

I: I vilken man skulle du sdga att ni... kan ni pa nagot sdtt sjdilva, alltsd utan riktlinjer fran
kommunen implementera egna gréona losningar, utover det som de sdger till exempel, eller dr
det vildigt mycket att ni mdste folja?

R2: Jo, alltsd om man sidger, ett radhusprojekt... Oj forlat det 4r min dator som later dér bak...
Stor det?

I: Nej, det dr bara att kora pd!

R2: Nej men, alltsd. Jag kan ju ta ett exempel pa ett projekt som jag hade i Helsingborg. Jag
stod pa mig, vi hade en liten férening pa bara 11 hus, men jag ville ha en liten lekplats dér
emellan, for jag fattade att det kommer bara vara barnfamiljer som koper har. Och de
radhusen som fick det hér... det forsta jag fick fran en kalkyl var liksom bara — men skippa
lekplatsen sa blir det mycket billigare — men hela den hédr innergarden handlar om den hér
lekplatsen, och pd ndgot sitt de byggdes ju runt den. Det hade ju kunnat vara bara en
grasmatta, men det hade ju inte varit sa kul for de som bodde i den hér lilla féreningen, och de
var sa nojda. Jag f6ljde dem hela vigen sen nér de hdr minniskorna flyttade in, och det var ju
verkligen det som man hade sett framfor sig. Alla barnen var ute, det var bara barnfamiljer
som hade kopt och de sdldes direkt och alla liksom var jétteglada for den hir lilla lekplatsen.
Det var ju bara en fordyrande atgérd for mitt projekt, men jag tyckte att det var virt det som
projektledare och jag fick med min chef pa det, det hér &r ett séljande, alltsd hur gronytor
saljer, hér vill manniskor bo. Sa det 4r ju sa att gront séljer.
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1: Sa man hade dnda ocksd kunnat sdga att det var en from av investering fran er sida i att
gora omradet mer attraktivt?

R2: Alltsa, med tanke pa tiderna s& hade vi sélt dem radhusen, vi hade kringt dem. Men jag
som projektledare da ville ju inte bara krdnga utan det hir dr ju ndgot som jag jobbar med, jag
vill ju att minniskor ska bo i det jag utvecklat.

I: Tror du kostnaden av den lekplatsen paverkade kostnaden av de slutgiltiga bostdderna?

R2: Alltsé allting, man kan séga séhir att allting exakt vad det kostar med ett paslag for vinst,
for det behover vi ju gora, det &r ju sa ett projekt tecknas liksom. Men intdkten sétts ju baserat
pa marknadspris, alltsd vad betalar folk for bostdder idag? Och skillnaden dir emellan, vad
sjdlva kostnaden var mot den &r ju liksom vinsten. Entreprendren har ju alltid ett litet paslag
pa hand, sen pratar ju PEAB flera nivaer, att han har kanske ett paslag pa sin
entreprendrskostnad och da har jag det priset som bostadsutvecklare, och da kommer ju... ja
vad séljer man ldgenheter for idag, det méste séttas efter marknadspriser ju. Sa da blir det ju
som nu idag, i dessa tider, dé blir den skillnaden mycket mindre ju, da &r ju vinsten vildigt
mycket mindre, och sd i goda tider sd 4r den storre, och sa gér det sddir fram och tillbaka.

I: Sa skulle du sdga att ni...

R2: Nej, for att svara rakt pa din fraga. Jag tror inte att foreningen drabbades speciellt
ekonomiskt av det. Det var snarare vara marginaler som minskade. De betalar and& max,
alltsé tragiskt nog men sa ar det, de betalade marknadspris. Sa jag hade inte kunnat ta mer
betalt for att lekplatsen fanns dér.

I: Hur skulle du séiga att ni jobbar med att berdikna... du kanske var lite inne pd det nu. Men
hur jobbar ni med att berdkna de slutgiltiga priserna pd det som ni utvecklar?

R2: Man beréknar ju en fastighet - var kan jag sélja en ldgenhet i den hér storleken for detta
laget? Och da har du ju méklare till hjdlp som vérderar — jamen det sildes dir och dér for de
begangnade ldgenheterna, och ungefir detta kommer folk vilja betala for en nyproduktion.

1: Sd det dr framst markldget...?
R2: Ja och inte vad entreprenadkostnaden ar.
I: Okej. Kan faktorer sd som andelen gréonyta, alltsd attraktivitet i omrddet ocksd paverka.

R2: Absolut. Om du tinker dig sjélv, om du vet vad méaklaren sdger sa sidger den — lige, ldge,
lage. S4 om du tar Viéstra Hamnen — ldge, lage, ldge. D4 betalar ju folk for att bo dér. Mitt
projekt Fyrskeppet hade ju aldrig klarat de hoga ambitionerna... jag hade aldrig kunnat, d& for
tva &r sedan eller tre ar sedan nu. Jag hade inte kunnat {4 igenom alla de &tgirderna jag fick
igenom om jag inte hade haft s hog marginal pa att — har ar intdktslédget som dr valdigt hogt.

1: Ja, och ddr spelar vil spelar vil karaktdren av omradet in ocksa?

R2: Absolut.

I: Men om man tar till exempel Vistra Hamnen ddr det finns mycket fokus pa
hdllbarhetsaspekterna, och det finns ju ganska mycket policies i omrddet, ser du detta som
projektutvecklare och projektledare... gor det det mer attraktivt och att det 6ppnar upp for fler
mojligheter eller gor det det svdrare att bygga som en privat aktor?
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R2: Nej, det ar en del av forutsittningarna man dr van vid. Det dr ju som jag sa innan att utan
de grona ytorna sa blir det ju ett oattraktivt omrade. Du méste ha den kombinationen, det ar
inte fel. Sen dr det ju kommunen som séljer marken oftast. Just nu i Varvsstaden sa &dr det vil
PEAB som &ger det tillsammans med Balder sa dger vi ju det, &ven om kommunen sétter
premisserna med detaljplanen sa dr ju marken 4gd i det bolaget. Men oftast dr det ju
kommunen som har en markanvisningstévling, och sager: hir ar det hér friméirket som du fér
bygga pa och de hir kvadratmeterna, vem betalar mest for de hdar? Och den som betalar mest
for dem far dem. Och da har ju de redan satt ut vilka areal runt det hér lilla friméarket, den lilla
byggritten, som dr gronytor. Sa det paverkar ju inte mig som byggprojektledare pa det viset
da, eftersom det redan &r fastsatt.

I: Men dr det nagot speciellt som ni kollar pd innan ni gar in i ett projekt och innan ni gor en
investering? Att man vill ha ett omrdde déir en viss typ av forutsdittningar finns? Ar det ndgot
som du har koll pa?

R2: Nej men jag tinker sahdr, att... Du menar for att vi ska ga in och kdpa mark av
kommunen?

I: Ja, precis, att hur gor man den overvdgningen ddr liksom?

R2: Jag tror de flesta, nir det &r markanvisningstivling som kommer ut, kommunen vill att
hir ska byggas ndgonting, de flesta som &r intresserade av att ha lite omséttning och att gora
nagonting, de ldmnar ett pris pa den. Och da ar det ju precis, vad tror vi att vi kan sélja i detta
omradet med de premisser som kommunen har fastsatt — hir dr en massa gront, och dér ar
liksom de hir, och kommer std husen ar dir. Jag menar, om du tinker dig sjéalv att du far den
hér byggritten att kopa och sé fir du ett trevaningshus dér (visar med hénderna) och sa har du
runt om kring dig ett U med attavaningshus. Da forstar du att det dér vérdet pa den trevanings
lilla kakbiten 1 mitten inte &r sa jattevardefull. Hade du kanske fatt det dir attavaningshuset
istéllet da har det ju ett helt annat virde, for du har sol, det ar enklare. Sa det ar klart att
baserat mer pa vilken del av fastigheten. Det finns ju alltid ndgon som man hellre vill ha for
det dr lattare att sélja, for det ar battre for alla; alla vill hellre bo i den dér; det &r hogre dér
som inte skuggas liksom, medan det dir inbyggda lilla huset.

I: Ar det ndgra policy’s géllande planeringen av grénytor som ni kollar pd i den hdér
overvdgningen om var man vill gd in?

R2: Ne;.
1: Alltsa viiger det in pd ndagot sdtt eller det dr mest ldge?

R2: Det dr mest lidge och vad det dr de forvantar sig att vi ska bygga. Gronytorna i sig det
16ser man, det &r inte dir pengarna ligger. Om gronytor paverkar pengar sa dr det hur mycket
av byggritten den tranger undan, men nigonstans ar ju det redan fastsatt i den
markanvisningstivlingen.

I: Okej... jag hade nagon bra frdaga nu men nu tappade jag bort den... Den kanske kommer
sen... Men det finns ju lite sahdr att man vill ha vissa miljécertifieringar pd projekt och sd. Ar
det ndgot som ni upplever, eller som du har upplevt 6kar efterfragan pd de bostdder som ni
bygger? Att de uppnar vissa krav?

R2: Ne;.
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1: Inte alls?

R2: Konsumenterna bryr sig inte. Det dr snarare att... man bryr sig pé ett vis, men man &r inte
beredd att betala for det. Det dr en hygienfaktor som man forvéntar sig ska finnas. JM, PEAB,
Skanska, alltsd alla bolag har ju Svanen som certifiering i grunden, och det dr ju egentligen
kanske det konsumentmérket som de flesta konsumenter kinner till. Om du ska g& och kdpa
rengOringsspray sa kanske du noterar att det &r en gron svan pa den, och att du tanker da &r
den lite battre for miljon om du har det intresset. Och det &r ju lite det som... anledningen till
att vi tar Svanen som certifieringsmarke ar ju pa ndgot sétt att folk kdnner igen det, man vet
vad det dr, det ar tryggare, det ér ju liksom — de hir och de hér fargerna dr kontrollerade sa att
de inte har de har gifterna. Det hade vi ju haft krav pa dnda. Sa egentligen, vi hade ju inte
byggt hus med liksom férger som hade varit daliga. Men eftersom vi har tagit ett beslut att vi
ska bygga enligt Svanen sé& kan ocksa konsumentera till trygghet kdnna det.

I: Ja, men de hiir andra miljécertifieringarna, vem tror du att de dr riktade till? Ar det ett
forsok att nd konsumenterna men att man inte riktigt nar fram eller?

R2: Jag skulle nog séga att det dr mer allsta... Konsumenterna ber6rs inte av det pa det viset,
miljobyggnad och Breeam och sadér, jag skulle mer sédga att det &r ndgot sorts... eller ndgot
sorts... det dr ett bevis for finansmarknaden att den hér investeringen ar bra for att det ar det
hallbart hus. Du far béttre grona l&n, fastighetsutvecklare alltsd inte bostdder. Ndr man har en
certifiering pd en fastighet sa vet de att man har bra krav si att du har 1dg energiférbrukning
for fastigheten; sd att man ser att svinnet inte blir lika stort, och dé kan det hir finansbolaget
investera 1 den fastighetsutvecklaren som har anvint sig av den hér certifieringen, fér man vet
att den har bra hus.

I: Okej. Nu kom jag pa min fraga ocksa. Du var ju lite inne pad det héir med att kommunen
sdtter vdldigt mycket riktlinjer och att det dr ganska hart reglerat. Anvinder sig kommunen av
ndgra grona incitament, alltsd att man forsoker positivt uppmuntra till att bygga gront. Eller
dr det mest att man forsoker sdtta de hdr granserna?

R2: Jag tror man mest forsoker kravstilla. Sen dr det ju inte sa att vi som entreprendrer ar
negativa till att delta, for vi vill ju ocksa, som jag sa innan, vi vill ju ocksd sélja bra och att de
som koper av oss ska uppleva det som positivt att bo dér, annars sé siljer vi ju inte ndgonting.
Sa det &r ju inte sa att man som entreprendr pa nagot sitt forsoker minska gronytorna, bara for
att jag sa att gronytefaktorn ibland kan konkurrera med energin betyder det inte att man inte
kan kombinera det. Men ibland ar kraven sa styrda att det fa g till sidan, och det &r synd for
det gar att kombinera bittre.

I: Men du upplever inte att det fran kommunens sida finns forsok att engagera privata aktérer
till att bygga mer ... Det finns redan i egenintresse?

R2: Ofta har man ju satt en plan for det redan innan att man har sitt strukturprogram eller att,
Gront Malmo till exempel, att man har program som man redan har satt fram och att
nagonstans nir man redan utvecklar detaljplanerna har styrt var de gronytorna ska vara och sa.
Jag tror inte alltid att man &r lika intresserad av att hora eller bolla med entreprendrer, man vill
kanske styra det lite sjdlv. Det ér ju inte helt konstigt. De &r ju anstidllda pd kommunen for att
styra stadsplaneringen inom kommunen, sa att det behdver ju inte vi privata aktorer... alltsa
jag tror inte att man vagar ldmna det till privata aktorer, for da tror man att vi bara kommer
rationalisera bort det och bygga mer. Och det dr samma sak, du kan tdnka dig, vissa brukar
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skdmta om det om man dr byggnadsingen;jor, att om man bara hade 14tit byggnadsingenjorerna
bygga husen s hade det varit l&dor med luckor i taket, alltsd en 14da med hél som hade varit
fonster liksom, vildigt. Och hade en arkitekt bara fatt styra sa hade det liksom varit jitte
(gestikulerar med hdnderna)... Det ir ju ndgonstans en kompromiss mellan... Och med det
sagt, det &r ju inte alla byggnadsingenjorer som hade gjort sd. Jag haller ju inte med om det,
men det brukar vara ett skdmt liksom, och det finns jattemanga duktiga arkitekter som ténker
héllbart.

1: Jo men vi brukar ocksd skoja lite om arkitekterna. Att de dr vildigt estetiskt fokuserade.

R2: Ja, ibland undrar man om det dir praktiska faktiskt 4r mer klimatsmart ibland, &4n
materialsloseriet for att det ska vara fint. Men det maste ju ha lite av det fina ocks4, alltsé det
maéste vara...

1: Jo, men pa tal om det fina. Tror du att hallbarheten av ett omrdde kan ses... detta kanske
jag fragade innan, men om hdllbarheten kan ses som en betydande del av attraktiviteten av ett
omrdde.

R2: Ja, om héllbarheten du menar syns i det grona da?
I: Ja, eller hallbarheten éverlag liksom.

R2: Jamen absolut. Alltsa, vi har ju pratat mycket om social hallbarhet, att man trivs och att
inte behova flytta pa sig och att omradet i sig lever och andas pé ndgot sétt. Hallbarhet ar ju en
del av att ndgonting ska vara lange, det ar hallbart, och dé tanker jag att det géller
attraktiviteten 1 omrédet.

1: Sa har jag en sista fraga, tror jag. Och det dr: Upplever du att implementeringen av ny
gron/bla infrastruktur paverkar den storre bostadsmarknaden i ett omrdde? Eller pd vilket
sdtt upplever du att det paverkar?

R2: Du ténker pa slutkonsumenten?
I: Ja.

R2: Ja men det tror jag. Nér du sdger bld sé tinker jag att du menar med 6ppna
dagvattenlosningar och lite sént. Det dr ju en del av attraktiviteten s att det ar klart, om vi
bara hade byggt i betong, allting hade varit dott inga trdd, ingenting gront, sd hade man ju inte
velat bo dar sarskilt ldnge.

1: och tror du att gron/bla infrastruktur kan ses som ndagot som dr statushdjande for ett
omrdde?

R2: Absolut.
I: Alright, det var nog de fragorna som jag hade...

R2: Och det ar egentligen konstigt (refering to the previous question), for om du tianker pa vad
som inte &r statushdjande, om du gér i miljonprogrammen och tittar pa hur de dr utformade, sa
ar det ju vad jag vet 1 alla fall och fran vad jag tittat sd &r det ju faktiskt véldigt manga stora
gemensamma innergardar med mycket gront.

1: Jo det tycker jag dr vildigt spinnande, hur likt dnda miljonprogramsomradena dr till det
planeringsidéalet som finns idag. For de har ju jdttestora gronytor, vildigt mycket plats...
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R2: och dnda sa ortyggt

I: Ja men dndd sa pass mycket sociala ytor, sd det dr ju bra planerat. Men sen sd har det vil
fatt en negativ bild. Och sen sdklart finns det ju problem i manga omraden.

R2: Men sen kan man vl sdg, véldigt mycket fokus pa det grona men kanske inte lika mycket
fokus pa husen. Det kanske var vildigt mycket 1ador och billigt att bygga.

I: Jo, rent estetiskt sd tror jag definitivt det. Men funktionaliteten i husen tror inte jag det dr
ndgot fel pa...

R2: Innan vi pausar, sa hade jag en sak som jag tédnkte fraga dig. Det kanske hade varit kul om
du har med det. Du kanske har l4st det hdr om att valdigt manga stdder har kommit ut med att
de ska vara klimatneutrala stidder. Vad ldgger du i ordet klimatneutral d&?

I: Det dr vdl lika olika med vad man faktiskt menar, alltsa hur definierar man klimatneutral
egentligen? Och jag tinker var dr man klimatneutral? Man kan ju vara klimatneutrala men
forskjuta problemet pa nagon annan ocksa liksom.

R2: Men ténker du, for jag tinker sdhér: nir vi bygger nya hus, de som ska vara
klimatneutrala idag sédger man, d ska vi bygga s vi har ett visst mélgrénsvirde pa vad
klimatbelastningen &r, och sen efter det ska vi kdpa en sorts kompensation som ar utanfor var
egen virdekedja, det dr det som &r definitionen idag pa nyproduktion. Sa att du liskom
minskar klimatbelastningen p4 huset till en viss nivé, och sen kdper du kompensationsatgérder
utanfor din egen virdekedja, alltsa det har inget med huset att gora.

I: Och vad dr det for slags kompensationsatgdrder?

R2: Det kan vara att man investerar i bio-ccs, det kan vara att man koper biokol som blandas
upp 1 jordbruk. Det haller man pa att sétta fast i det hir LFM30. Men det jag tycker &r kul,
alltsd nir man sédger klimatneutrala stdder. Hur kan en stad, sig Malmo som har byggts hur
ménga hundra ar, det &r hur ménga gamla fastigheter som helst, hur kan den négonsin bli
klimatneutral? Kommer man kompensera for hela det klimatavtrycket som man har gjort. Sa
hela ordet med klimatneutrala stéder, det &r for mig... menar du da bara nyproduktion eller
menar du att du ska liksom betala for allt det du tagit fram under flera hundra ar.

I: Det dr vdl ocksd lite det hdr var borjar och slutar staden. Alltsd om staden tar in tjdnster
fran andra sidan jordklotet dr det ocksa en del av staden da eller. Vad sdtter man grdnsen
liksom?

R2: Jag tycker inte man borde kalla det klimatneutrala stdder 6ver huvud taget.

I: Mer miljévdnliga kanske, men inte just klimatneutral.

R2: och fragan dr om det ens dr miljévanligt for allt annat som har byggts.

I: Ja var produceras energin som staden anvinder.

R2: Ja det ér sa kul ndr man tar in det gamla 1 det, och sen séger man att det har géller for allt.
I: Jo verkligen. Men det ldter ju bra att sdiga att det dr klimatneutralt.

R2: Ja. Men det kanske finns ndgon i din grupp som kanske jobbar med klimatneutrala stéder.
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I: Ja, jag far héra runt lite.
R2: Men lycka till nu da!

I: Ja, tack sa jdttemycket for att du stdllde upp!
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