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Green strategies against increased 
land consumption in Germany

Ulrike Pröbstl, Wolfgang Rid

Abstract — Excessive land consumption is one of the more serious threats to the environment in Germany. Each 
day about 110 ha of cultural landscape are transformed to roads or settlement. This paper focus on two “green” 
strategies devised to address this issue: 1) the mandatory obligation to compensate for each impact, and 2) the 
opportunity to involve private house buyers in order to achieve more density. It is shown that the obligation to 
compensate has a significant effect on land consumption. The involvement of private home buyers via a multi‑at-
tribute survey demonstrates that green spaces and social infrastructure are crucial elements when considering 
less consumptive development alternatives. Therefore, the traditional planning tools, which are mostly reactive, 
should be expanded to include conservation strategies and state-of-the-art social science methods  to explore the 
demand for non‑existing developments and to influence the future market.

Index Terms — Land consumption, compensation measures, open space, new concepts for urban green.

——————————   u   ——————————

1	 IntroductIon

E ach day about 110 ha of cultural 
landscape in Germany are transformed 
into roads or settlements. Since 1992 

about 430 km² of land have been converted 
in this manner annually. This imense land 
consumption is one of the most severe threats 
to the environment in Germany as well as in 
other European countries.

Several strategies have been proposed to 
combat the problem: 
- to consider the topic in regional and mas-

ter planning processes, 
- to reduce land consumption by converting 

former industrial or military zones, and 

- to develop new concepts of intercommu-
nal cooperation. 
These ideas also represent the main ap-

proaches by the responsible German au-
thorities for housing and development (see 
[1], [2]).

This paper will discuss two “green” strate-
gies devised to address the issue of land con-
version in the field of housing development: 
- the mandatory obligation to compensate 

each impact, and 
- the opportunity to investigate the prefer-

ences of private house buyers.

2	 possIble	new	stragegIes

2.1 The effects of compensation

In 1998 the federal German building code was 
amended to include mitigation and compen-
sation for land consumption due to housing 
development. The options for compensation 
were designed in an adaptable manner, and 
each state implemented this legal require-
ment differently. Using the State of Bavaria 
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as a case study, where the strategy has been 
applied for the past eight years, I will inves-
tigate whether this legal instrument and the 
local adaptation actually achieve the goal of 
reducing land consumption. 

2.2 Involvement of private house 
buyers

A second possible strategy can be built on 
the analysis of the decision making behaviour 
of private house buyers in order to influence 
the market. The discussion of this strategy 
is based on a recent study ([3], [4]), which 
included a large questionnaire and covered 
ecological, social and economic dimensions. 

3	 results

In the following the statistics of the land con-
sumption across Bavaria is presented. In ad-
dition to the new regulations on compensa-
tion, the Bavarian Ministry on Housing and 
the Ministry on Environment, as well as the 
Bavarian associations of municipalities and 
communities jointly initiated a communication 
campaign in order to increase the accept-
ance of a new guideline on compensation 
and to improve awareness about increasing 
land consumption. An evaluation of the im-
plementation strategy of the new guideline on 
compensation measures revealed that it was 
implemented correctly ([5]).

Figure 1 shows that the Bavarian regula-
tion on compensation was successful and 
had – compared to other German states 

– the desired effect. Land consumption was 
reduced from 28,4ha per day from 2000 to 
15,8ha in 2005; it seems to increase again 
thereafter. The reduction was observed im-
mediately after the introduction of the new 
regulation on compensation measures in the 
year 2000.

The trends in figure 1 led to the impression 
that the communities became partly accus-
tomed to the compensation and that there-
fore the reduction of land consumption is now 
not as strong as it was initially. 

A detailed analysis [6] of the land con-
sumption shows that it is not directly linked to 
population growth. While the land consump-
tion increased from 1980 to 2006 to 40%, the 
population growth for the same period was 
only about 14%. Complex socio-demograph-
ic and societal reasons were cited as reasons 
by governmental bodies [6].

Consequently research was undertaken 
on the societal background to these trends, 
in order to see how they could be influenced. 

It turned out, that the majority of private 
home buyers is still dreaming of a detached 
house. Almost 90 % of the respondents who 
wish to purchase residential property in ru-
ral or sub-urban regions would like to buy or 
build a single family house rather than live in 
an appartment. 

The study used a discrete choice experi-
ment to investigate the preference of poten-
tial home buyers for a wide range of possible 
planning scenarios. These options described Fig. 1. Development of land consumption in Bavaria (ha/

day). [5]

Fig.2. DSS Analysis of the different scenarios compared 
with the Status Quo
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more sustainable forms of housing develop-
ment in which densities would still be accept-
able to respondents. The resulting decision 
support system (see fig.2) showed that a 
dense type of settlement would only be ac-
cepted if private gardens and green spaces 
around the buildings are maximized. 

Secondly, the implementation of a local 
small neighbourhood centre in close prox-
imity to new homes is another strong attrac-
tion for denser built-up spaces instead of 
detached house developments. A high level 
of interest also exits for cost effective, envi-
ronmental friendly new technology, which can 
be achieved easier in cooperation with neigh-
bours in closer proximity.

4	 conclusIon

Four main strategies have been presented 
to reduce land consumption. Regional plan-
ning and communal master planning have 
traditionally served as key instruments for di-
recting land consumption in Germany. How-
ever, these instruments do not react easily 
to societal trends, and are hardly used in a 
forward-looking strategic manner. Since in-
tercommunal cooperation is only helpful to 
create joint industrial zones and the amount 
of convertible land is quite limited, the effects 
of all these strategies are confined.

Therefore new strategies must be explored 
to include latent demands for fundamentally 
new development alternatives. The paper 
also shows that instruments of nature conser-
vation as well as green building concepts may 
influence these issues significantly. Compen-
sation leads to reduced land consumption, 
and building codes which include attractive 
green spaces improve the acceptance of 
denser built environments. Communities and 
developers will not succeed with new hous-
ing concepts unless they take the interests 
of their future residents into account. Among 
them, the role of green spaces such as small 
parks and other forms of public green play a 
major role.
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