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ABSTRACT

This thesis examines the adoption of Public-Private Partnerships (P3s) in the delivery of affordable housing
in Brazil. Using as a case study S&o Paulo’s Casa Paulista Program, the country’s first P3 for affordable
housing, it investigates the shifting role of government in housing and space production, moving away
from development to serving as a facilitator. It documents and critically assesses changes and continuities
in affordable housing governance, and details the rising conflicts between state, market, and civil society
actors. Findings show that PPPs have failed in their central ambition of leveraging private capital, in
scaling up production, and have excluded citizens from engaging in policy decision-making. It concludes
by proposing special attention to planners and public authorities of specificities of space and time in the
implementation of universal planning ideas.
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Introduction

Over the last century, Brazil went through significant social, economic, political, and cultural transformations.
A rural exodus coupled with exponential population growth transformed a predominantly rural country into
one of the most urbanized in the world. Such movements not only added to the complexity of establishing
and sustaining vibrant cities but also heightened social inequality in the urban environment. The right
to housing, which today figures among the fundamental human rights expressed in Article 6 of Brazil’s
Constitution, is the constant focus of scholarly works that aim to unveil the different challenges and solutions
that constantly hinder and advance this civil right. This is one more such work contributing to the field. It
focuses on the rollout of the first public-private partnership for the provision of affordable housing in the
state of S&o Paulo, Brazil. The specific questions guiding this research include an observation on what
the changing roles of public and private actors entering a public-private partnership in affordable housing
provision are, with the objective of documenting and describing the shifting roles of stakeholders involved,
and how public-private partnerships are changing the landscape of affordable housing provision, to observe
changes and continuities in affordable housing provision and attempting to shed light on the potential

effects of implementing housing with P3s as the central instrument.

The case study method was selected as the most suitable for this research. Given this first public-private
partnership for affordable housing carried by the state of Sdo Paulo was intended to serve as a pilot
and was planned to be replicated across other cities, an extensive examination of its implementation will
support planners in other Brazilian cities and abroad that may consider experimenting with the model.
Data collection involved conducting 17 in-depth interviews with key stakeholders involved in the project,
including S&o Paulo state government officials (3), Sdo Paulo municipal government officials (2), leaders
of civil society organizations (4), lawyers (2), entrepreneurs in the construction sector (2), and leading
scholars in housing issues (4). In addition to the interviews, a comprehensive analysis of all administrative
documents made available by the state of Sdo Paulo’s Department of Housing, as well as the technical

studies organized by Urbem helped complete the picture presented here.

The next sections are organized in the coming order. The first section following this introduction provides
an overview of affordable housing policies across municipal and state levels in Sdo Paulo and at the
federal level in Brazil from the 1960s to the present day. The next section briefly introduces two key legal

instruments in current housing and urban development projects: the notion of a social function to property
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introduced by the City Statute and the Special Zones for Social Interest. Following, the legal framework for
public-private partnerships as a central mechanism for affordable housing provision is presented, as well as
an overview of the institutionalization of Agéncia Casa Paulista, the body responsible for managing public-
private partnerships within the state’s Department of Housing. The introduction of the urban and economic
modeling of this P3 is followed by an assessment of its outcomes, including a thorough analysis of its pitfalls
and its promises. The conclusion calls the attention of planners for careful consideration of the specificities

of time and place when implementing universal ideas such as a public-private partnership.
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The Trajectory of Affordable Housing Policy in Brazil

Brazil shifted very quickly from a predominantly rural country to an urban one. In the 20" century, the share
of the urban population went from 10 percent to 81 percent, due to both massive waves of rural-to-urban
migrations and exponential growth of the population (Ribeiro, 1995; Maricato, 2001). From the 1930s, the
country’s booming commodity-export economy based largely on the production of coffee in the state of Séo
Paulo creates a network of modern cities that support trade, with capital diversification igniting new urban
economic sectors. New industries transform work relations and consolidate a new salaried-employment
culture that fortified the idea of the city as a place of opportunity (Carvalho, 2002). In the following decades,
a developmentalism agenda carried by the authoritarian regime expanded the economy at an average
annualized growth rate of 7 percent through the 1980s (Sachs, 1999). However, with an industrialization
agenda supported by low salaries and a lack of attention to social inclusion resulted in an urban Brazil
plagued with deep spatial segregation (Maricato, 2001; Caldeira and Holston, 2005). With no significant
social policies targeting the welfare of the poor, the least privileged were “forced to reside in precarious and

typically illegal conditions in undeveloped hinterlands” (Holston, 2009:4).

During the national-developmentalist period, spanning from the 1940s through the 1960s, Brazil’s social
agenda had an accessory role to policies dedicated to the advancement of the national industry. An example
of this can be traced in the educational policies during the presidency of Juscelino Kubsticheck (1956-
1961), when the priority was to create skilled human capital that would support the establishment of foreign
companies in Brazil (Pereira-Pereira, 1987). Right from the start of the dictatorship established in the country
after a coup d’état carried out by the federal armed forces, the military government uses social policy as a
form of reparation for the loss of civil and political rights of the population (Oliveira, 2010). It is during this
period that the country achieves some social advances, and urban housing reform is chosen by the military
state as its central feature (Fernandez, 1982). This is when the National Bank for Housing (Banco Nacional
da Habitagdo or BNH in Portuguese) is founded, using a system of compulsory saving to provide funding
for cities to invest in urban infrastructure and to directly finance housing development (Klak, 1990). The
volume of investment throughout the country is unprecedented; just after a few years into existence BNH
emerges as a prominent housing agency, becoming the largest state housing program in Latin America and
the fourth largest among capitalist nations through the 1980s (Robbins, 1984). Established concurrently
with BNH was the Guarantee Fund on Time of Service (Fundo de Garantia por Tempo de Servico or FGTS

in Portuguese), a compulsory savings account to which employers make monthly deposits equivalent to 8
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percent of employees’ wages. FGTS serves as the main source of funding for BNH, feeding it more than
two-thirds of its availabilities, with the remainder of funding coming from mortgage loan payments (BNH,

1982).

Throughout its 22 years of existence, BNH “financed the construction of 4,3 million new housing units, of
which 2,4 million were affordable” (Bonduki, 2008: 73). Although this represents an impressive 25 percent of
all housing units built across Brazil between 1964 and 1986, it did not come close to meeting the country’s
affordable housing demand (ibid). By the mid-1980s, the military regime’s economic model faces significant
crises, including a deep recession, soaring inflation and unemployment rates, and an average decline
in real wages for the entire population, all of which leading to high levels of mortgage loan defaults and
the government’s loss of control of FGTS balances (Bonduki, 2008). The end of the military regime also
brought an end to BNH in 1986. The decades following the death of BNH are marked by the absence of the
federal government in the forefront of housing policy, forcing states and cities to strengthen their housing
departments to respond to the needs of low- and medium-income families (Arretche, 1996). Brazil’'s new
constitution approved in 1988 has the decentralization of the country’s main social policies as one of its
guiding principles, which further pressures state and local governments in crafting solutions to increase
affordable housing supply (Arretche, 2009). It is around this period the state of Sdo Paulo works to thicken
the infrastructure of its Company for Housing and Urban Development (Companhia de Desenvolvimento
Habitacional e Urbano do Estado de Sdo Paulo or CDHU in Portuguese), a public company under the
housing department founded in 1949 and responsible for the provision of affordable housing throughout the

state (Arretche, 1998).

One of the first actions to strengthen CDHU'’s capacity is dedication of a percentage of State Tax on the
Circulation of Merchandize and Services (Imposto sobre a Circulagao de Mercadorias e Servicos, or ICMS
in Portuguese) to affordable housing construction. This ignites significant production and commercialization
of affordable housing at the state level, in efforts parallel and independent from the federal or municipal
governments (Arretche, 1998). By the early 1990s, CDHU becomes Brazil’'s largest affordable housing
development company (ANDP, 2014). Its purpose today remains the same as at the time of its foundation:
to implement housing programs throughout the state, aimed exclusively at families with income in the

range of 1 to 10 minimum wages'. It is responsible for the design of projects, development of works,

1 Brazil’s Institute of Geography and Statistics (IBGE) uses the number of monthly minimum wages a household generates to classify families across
different socioeconomic strata, labeled from Class A to E, with the latter encompassing the poorest households. Households in Class E make up to 2
monthly minimum wages, and Class D earn from 2 to 4 minimum monthly wages. Classes D and E combined represent 50.7% of Brazilian households.
Class C is considered the medium class, is composed of households earning 4-10 monthly minimum wages, and represented a share of 33.3% of Bra-
zilian households in 2022 (Infomoney, 2022).
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offer of subsidized mortgage loans for homebuyers, and carrying maintenance of existing affordable
housing schemes. What has shifted over the course of CDHU’s history is the way it engages with housing
production. The neoliberal ideas that advanced upon government policy in Brazil and other countries in
Latin America in the 1990s seem to reach the state’s housing department. Guided by the ubiquitous notions
of the New Public Management and of ‘steering against rowing’ diffused in that decade (Hood, 2009; Lynn,
2009), CDHU slowly transitions from a company that directly carries the execution of construction works
to becoming a manager of concessions and contracts with the private sector, delegating most of the works
and post-construction services to private agents (Bresser-Pereira, 1996; Pulhez, 2006). Between 1986
and 2008, CDHU had built around 440,000 housing units, serving nearly 2 million people in 617 of the 645
municipalities of the state of Sdo Paulo (CDHU, 2021).

At the lowest level of government, municipalities embark on similar efforts to establish their own
infrastructure for affordable housing provision once BNH is shut down. In 1965, the city of S&o Paulo
founded the Metropolitan Company for Housing (Companhia Metropolitana de Habitagdo do Estado de S&o
Paulo or COHAB in Portuguese) to implement local affordable housing projects with funds distributed by
BNH (COHAB, 1992). In 1994, when funds from the federal government had already ceased to arrive, the
city takes action to create a municipal housing fund to which it deposits a share of its revenues, and the fund
is allocated to support the works of COHAB. The output of COHAB, however, is quite marginal compared
to the city’s demand or the production of housing carried by the state government, and throughout the state
of Sao Paulo cities ultimately rely on CDHU to offer affordable housing to low-income populations. This
remains the status quo of the affordable housing policy in Brazil and in the state of Sdo Paulo through the
2000s when two major developments bring a new breath to the sector. The first is the rollout of Programa
Minha Casa Minha Vida (PMCMV) at the federal level, and the second, the focus of this research, is the
introduction of the public-private partnerships as a central mechanism for affordable housing production at

the state level.

In 2009, the federal government launched the Programa Minha Casa Minha Vida (PMCMV), which became
the largest housing program in two decades. Existing literature on the program indicates that its objective
was not only to address the issue of unmet housing needs but also to mitigate the crisis’s impacts through
the multiplier effects of the construction industry (Andrade, 2011). The PMCMV drew significant inspiration
from Chile and Mexico’s housing policies, where the private sector played a fundamental role. In Brazil,
representatives from real estate companies contributed a proposal that closely resembled the implemented

program (Rolnik, 2015). The approach adopted by the PMCMYV, akin to Mexico and Chile’s housing policies,
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primarily relies on providing public subsidies to meet the demand. The program encompasses different
modalities with distinct target audiences, financing sources, selection criteria, and subsidy levels. Most
housing units produced under the program fall under the ‘PMCMV — Companies’ modality, highlighting the

significant involvement of private construction companies in implementing this public housing policy.

Minha Casa, Minha Vida is not classified as a public-private partnership under the traditional definition. It is
a government initiative that focuses on providing subsidized housing for low-income families and does not
involve the direct participation of private entities in the financing, construction, or management of housing
projects. Minha Casa, Minha Vida primarily operates through government funding and partnerships with
public entities, such as municipalities and state-owned banks. The government provides financial support
and incentives to stimulate the construction and acquisition of affordable housing units, and it directly
manages the program’s implementation. While the program shares some similarities with the goals of
PPPs, such as addressing housing needs and involving the government and private sector, it does not
meet the typical criteria for a P3 where the private sector assumes significant responsibility and risk in the

development and operation of public infrastructure projects.

Before addressing the introduction of public-private partnerships for affordable housing in the state of Sao
Paulo, the next section makes a brief parenthesis to introduce the notions surrounding the right to the city
in Brazil’s constitution and the expansion of Special Zones for Social Interest, which are essential for a

nuanced understanding of the historical context of housing and urban development policy in the 2010s.

New Legal Instruments of Housing and Urban Policy: ZEIS and the City Statute

From the many mistakes made by the affordable housing policy through the 2010s, either in schemes
carried out by the federal government with BNH or PMCMYV, or by state and municipal housing companies,
it is worth highlighting the conscious allocation of projects to the outskirts of cities. What results from
housing production until then are large complexes that paid little attention to the quality of the project, with
monotonous and repeated architecture, all vastly concentrated in the urban fringes and far from physical
and social infrastructure (Bonduki, 2008). Low-income families are clustered together hours away from
central areas and deprived of opportunities for interaction with other socioeconomic groups (Sabatini and
Sierralta, 2006). For Villaga (1997, 1998), it is exactly through housing and infrastructure provision that
Latin American countries actively work to spatially segregate across socioeconomic groups. Investments in

infrastructure are highly concentrated in the inner city, restricting their benefits to middle- and high-income
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citizens who can afford the high prices of living in the city, given availability of infrastructure and amenities
are directly correlated with increased land prices (Villaga, 1998). Whereas wealthier classes benefit from
political power, act to control land use laws, and are successful in pressuring governments to respond to
their demands, the urban poor lack the same privileges and remain hostage of deficient housing schemes

in underserved areas (Rolnik, 1997; Villaga, 1998)

It is with the ambition to revert this picture that social movements, academics, and civil society organizations
fight to have the right to the city recognized as a constitutional right in Brazil. Since the creation of the
latest constituent assembly in 1985, these groups had been advocating for more inclusive and equitable
urban development, emphasizing the importance of ensuring access to basic services, adequate housing,
transportation, and public spaces for all urban residents. Inspired by the work of French Marxist philosopher
and sociologist Henri Lefebvre, they help translate the right to the city into law as the prioritization of the
social function of property and participatory planning (Fernandes, 2013). This is the key principle of the City
Statute, the chapter regulating urban policy that is introduced into Brazil’s Federal Constitution in 2001. For
Oliveira Filho (2014:1), the significance of the change lies in substituting the notion of an “individualistic
principle of Brazilian civil law” for one that recognizes “the function of property in view of the needs of
society as a whole”. The primary approach to promoting the right to the city involves ensuring that urban
development regulations prioritize the social function of land instead of allowing it to be used for speculative
purposes (Friendly, 2013). This entails understanding that urban development should serve the broader
interests of society rather than benefiting private landowners exclusively. By embracing the concept of
social function and implementing democratic management practices, the promotion of the right to the city

can be effectively pursued (ibid).

Another advancement formalized by the City Statute is the guarantee of protection for occupied land
by the urban poor with the institution of Special Zones of Social Interest (Zonas Especiais de Interesse
Social, or ZEIS in Portuguese). ZEIS come to reverse the long-recognized unequal nature of Brazil’s urban
development history that formed two types of cities: a legal one, recognized by general property and land
use law, and an informal one, composed of settlements most times considered illegal but tolerated by
state and society (Grostein, 2001). Informal settlements, popularly known in Brazil as favelas, can include
many forms of housing and shelter occupying land, whether in the outskirts or in the inner city, where
households do not hold tenure and fall outside government control or regulation (Roy, 2009). They have
been a present — when not the main — feature of Brazilian cities since the 1890s (Vaz, 1994). ZEIS, which

are areas that can be demarcated in the comprehensive plan of any Brazilian city, serve to establish special

"



considerations of a community’s ambition over any area, assuming their ambition implements a social
character to land (Ministério das Cidades, 2009). The city of S&o Paulo, recognizing that it would take
decades to bring adequate infrastructure to its informal settlements, and recognizing the ghettoization effect
that emerges from the systematic placement of affordable housing in the urban fringes, decides to expand
the ZEIS areas in downtown S&o Paulo by 117% in the new comprehensive plan it approves in 2014 (G1
Séo Paulo, 2014). The central areas of the city of Sdo Paulo had long suffered from private disinvestment
and population flight, but offered abundant infrastructure, services, and jobs for the paulistanos. The newly
designated ZEIS areas in downtown S&o Paulo were earmarked for affordable housing development and
urban projects aimed at promoting social inclusion. It was the opportunity to finally give the urban poor a

place at the heart of the city.
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Public-Private Partnerships as a Central Mechanism

Brazil’s federal law 11.079 sets the general rules for rolling out public-private partnerships across all levels
of government and comes into effect in 2004. Article Il and its first three first paragraphs establish the

understanding of what configures a public-private partnership:

“Art I1.1. Public-private partnership is the administrative concession contract, in the sponsored or
administrative modality.

§1. Sponsored concession is the concession of public services or public works referred to in Law
No. 8,987, of February 13, 1995, when it involves, in addition to the tariff charged from users,
pecuniary consideration from the public partner to the private partner.

§2. Administrative concession is the service provision contract in which the Public Administration
is the direct or indirect user, even if it involves the execution of work or supply and installation of
goods.

§3. The common concession, understood as the concession of public services or public works
referred to in Law No. 8987, of February 13, 1995, does not constitute a public-private partnership
when it does not involve pecuniary consideration from the public partner to the private partner.”

Public-private partnerships are introduced in Brazil as a novel type of contracting between the public
and private sectors, different from the existing administrative concession, and applied for infrastructure
projects that demand substantial financial backing and take a considerable amount of time to mature. The
law foresees two types of partnerships, for either sponsored concession, in which the government allows
the collection of fees from users and reimburses the private partner for a share of the investments, or
administrative concessions, through which the government compensates the totality of the investments in

building and managing assets carried out by the private agent.

The rising demand for well-crafted projects that could spark interest from international investors had become
the center of infrastructure policy in the late 20" century, to the point that we can notice a shifting focus
of multilateral agencies operating in Brazil and the rest of Latin America (Nelson, 2000). Moving beyond
their conventional financial roles, multilateral development banks embrace the position of structuring
agents, guiding fund allocation and providing comprehensive support for market-led initiatives. Jomo and
Chowdhury (2019) classify this shifting position of the World Bank as moving from a lender to a broker
role between governments and the private market, with a mission to structure programs similar to P3s that
would help “systematically de-risk development projects or, better still, developing countries”. These are

the forces spurring the neoliberal ascent in Brazil’s governmental agenda in the 1990s, which initially had
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a heterogenous effect across different national industries but culminates in privatizations that impact the
telecommunication, metallurgy, and finance sectors. In other sectors, what is observed is not a retreat of the
state following laissez-faire agenda, but a reorganization of the state in the service of market forces, which
Purcell characterizes as the “aidez-faire” state (Purcell, 2009). In that sense, public-private partnerships
represent a new spark of state activities guided by the New Public Management mantra, whose effort is to
make public service more business-like, attributing efficiency to private sector management practice and

activities (McLaughlin et al, 2002).

The regulatory framework around public-private partnerships in Brazil’s federal law understands the model
as serving primarily to deliver public infrastructure and services in arrangement with a private agent. The
private agent assumes responsibility for designing, financing, building, and managing goods and services,
with assets eventually being transferred state control (Brito and Silveira, 2005). The state in turn serves
as primary buyer and offers demand guarantees (ibid). Before the enactment of this law, the rules for
interaction between private and public powers in the provision of infrastructure and services had been set
by Law 8.666 from 1993 and Law 8.987 dated 1995. The first establishes general rules on tenders and
administrative contracts relevant to construction works and services, and institutes three primary methods
for public procurement that can be utilized by the public sector: pricing survey, the invitation to tender, and
the public tender process itself. The second law, also known as Concessions Law, refers to the granting of
concessions by the government to private entities for the provision of public services or the construction
and operation of public infrastructure projects. The Concessions Law differs from the federal public-private
partnership law for encompassing a wider range of projects and services and for allowing for different types
of contractual arrangements beyond traditional concessions. As learned from an interview with a lawyer

who specializes in P3 law:

“The Concessions Law generally places most of the project risks on the private concessionaire,
and the P3 law allows for a more balanced risk allocation between the public and private sectors.
For instance, risks related to demand can be allocated to the public sector through the P3 law.
Also, in the Concessions Law financing is a restricted responsibility of the private concessionaire,
whereas the P3 Law provides more flexibility, such as a combination of private financing, public
funds, and long-term debt arrangements. The government then accepts to take more risks upon
itself in the P3 law so it can explore funding opportunities from private sources.” (interview)

Seven months prior to the enactment of Brazil’s federal public-private partnership law, Sdo Paulo had
already approved its own state legislation regulating the partnerships. Law 11,688 from May 2004 defines
a public-private partnership as “a collaboration mechanism between the State and a private agent, where

the latter carries the implementation, expansion, improvement, reform, maintenance or management of
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public infrastructure, provision of services, and the exploitation of the public good, for which the private
agent shall be remunerated according to performance criteria, in a period compatible with the amortization
of investments made”. In addition to the state law regulating P3s, Séo Paulo also enacts Decree 57,289
in 2011, which in its Article |, Paragraph 1, creates the Manifestation of Private Interest (Manifestacédo de
Interesse Privado or MIP in Portuguese), which opens space for the “presentation of proposals, studies
or surveys, by individuals or legal private entities for the P3 program”. The MIP, therefore, offers the
opportunity for private stakeholders to elaborate and deliver studies that help define the economic and
urban modeling of public-private partnerships projects, without forcing these private stakeholders out of the

tendering process should their study be selected by the government.

The state of S&o Paulo is the first to experiment with a public-private partnership in Brazil, doing so as
early as 2005. The object of the partnership was a new line for the city of Sdo Paulo’s subway system:
an 8-mile-long project with 11 stations that would connect downtown S&o Paulo to the extreme west of
the city. The project becomes the very first P3 contract signed in the country’s history in 2006 (ibid), and
the state of S&o Paulo has not shied away from using P3s in the provision of other large infrastructures
since. It experimented with public-private partnerships for major undertakings such as airports, stadiums,
and highways, as well as numerous smaller projects. Over the years, these experiences have played a
crucial role in enhancing the comprehension of P3s by both public authorities and private investors, with a
range of projects being largely documented in scholarship (Campos et al, 2021; Barbosa and Malik, 2015;
Arelaro, 2007). These experiences have brought to the forefront the complex nature of these collaborations
and underscored the importance of offering guarantees and compensation that are advantageous to all

stakeholders.

The introduction of public-private partnerships in the affordable housing sector is yet another attempt to
introduce market-like relations in a sector that suffers from supply and demand inefficiencies. Following
a market logic, increasing the availability of financing would translate into increased opportunities for low-
income populations to attain homeownership, especially considering that a household’s access to housing
in Brazil is contingent upon its ability to secure financing. Through P3s, governments aim to leverage funding
from the private sector to finance affordable housing schemes and induce private agents to offer financing
for low-income families. And P3s as a universal idea can indeed serve to bring the urban environment the
circulation of new sources of financial capital (Weber, 2010; 2002). It is important to notice however that
the history of interactions between the financial sector and urban development projects across Brazilian

cities has been relatively limited compared to the international experience (Fix, 2007). Nevertheless, the
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state of S&o Paulo decides in 2011 to move forward with the implementation of P3s for affordable housing
provision. The state’s key driver in a post-global financial crisis was to increase capital availability and
transfer maintenance responsibility as it saw its investment capacity shrink, as explained by a senior-level

government official in the State Department of Housing:

“The reasoning behind implementing a P3 in the state of Sdo Paulo is simple. CDHU had for
years been operating with the same yearly income, even though every year we had to budget for
increasing costs with the maintenance of a growing number of existing projects. Increased costs
mean less investment, so we had to find ways around to attract more capital to the table to retain
our level of investment in new units and have the long-term maintenance of projects outsourced.”
(interview).

To accommodate the efforts around public-private partnership development, the State Department of
Housing creates the Agéncia Casa Paulista, to work in tandem with the already established CDHU in
the provision of affordable housing. The next sections shed light on the evolving governance structure of
the state and delve into the details of the urban and economic modeling of Brazil’s first P3 for affordable

housing.

Institutionalization of Agéncia Casa Paulista

“Should the state act as a developer? No, of course not! The private sector does it much faster,
better, and much more efficiently. The State must not produce, it must promote, promote affordable
housing units. That’s the big change.”

(Former governor Geraldo Alckmin at the launch of Agéncia Casa Paulista, 2011)

Established in 2011, Agéncia Casa Paulista is a public agency created by the State of Sdo Paulo Housing
Department to “act as an agent that induces and stimulates private activity in the affordable housing sector”
(Governo do Estado de S&o Paulo, 2023: online). The agency’s main objective is to experiment with
partnership models that attract private capital in the promotion of affordable housing projects. At its launch,
it targeted the implementation of 50,000 housing units in the metropolitan regions of the state of Sdo Paulo
across three main priorities: (1) the provision of affordable housing in the central region of the City of Sao
Paulo; (2) the provision of housing for the eradication of informal settlements in risk areas throughout the
state; and (3) increasing housing opportunities for the sustainable development of the coastal cities in the

State of Sdo Paulo (ibid).

With the creation of Agéncia Casa Paulista, the state government is actively shifting from the role of developer
to working as a conceding power to private agents. Whereas through CDHU the state was responsible for
all efforts relating to housing provision — from land acquisition, project design, management of units and

provision of social work —, as well as subsidized financing and collection of mortgage installments, through
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Casa Paulista and the P3s the government transfers all those responsibilities to a concessionaire. In
addition to the construction of housing units, the winner of a P3 contract with the state would be responsible
for designing and implementing a network of social infrastructure and services, offering mortgage loan
operations, managing the condominium administration for the duration of the P3 contract, and offering pre-
and post-occupancy social work (Governo do Estado de S&o Paulo, 2012). In turn, the state would offer the
concessionaire a counter payment complement to unpaid services and mortgage finance, assuming any

risks unmet by the model (see figure 1).

state department of housing j

\J ¥
| CDHU | | agéncia casa paulista
v
¥ + 4 financing production
. L idi Special Purpose Vehicle
housing provision S'Llj:::i:lznzd affordable P ?
land acquisition, project design, f
“ mgﬂggmiﬂn,fgﬁ wg:gn enroliment, selection, installments management services
management of mortgage
v v A
; subsidized financing affordable installments
‘ ' * Services
v \d A

low-income populations |

Figure 1. Changes in State Government Structure. Prepared by the author.

Casa Paulista’s first major effort took place on May 2012, when it put out a public call inviting submissions
for technical studies of the economic and urban modeling of what would be Brazil’s first public-private
partnership for affordable housing. For this first experiment carried by Casa Paulista in downtown Sao
Paulo, the target was to build the equivalent of 10,000 housing units. The goal in locating this public-private
partnership in downtown S&ao Paulo was twofold: first, to bring affordable housing to a central area already
served by infrastructure, and second, through increasing housing supply, the P3 would requalify spaces
and revitalize downtown S&o Paulo. The rollout of the P3 happens in two phases: the first in the public
calling for development studies, and the second is the tender process itself, when the state would invite
developers to bid for carrying out the work in an area, following the urban and economic model selected in

the public call.

The public call for studies also offered very specific indications on the types of interventions it expected
the technical studies would help address in downtown S&o Paulo’s urban fabric (ibid). Six different sectors
had been mapped for intervention, and although each had its own specificities, they were largely formed

by abandoned industrial warehouses and cut by wide arterial avenues and railways that interrupt the urban
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fabric and make new projects difficult (ibid). The six selected sectors in downtown Sdo Paulo had been
demarcated as ZEIS by the city’s 2014 comprehensive plan, and as ‘territories in transformation’, areas in
which interventions should aim to increase the number and height of constructions, consequently, densifying
the population, increasing economic activities, and the provision of public services. The fact development
would take place in a ZEIS zone forced new developments to have a minimum of 60% of affordable
housing units. Construction in these areas should also aim to offer more options for social activities and
the landscape qualification of public spaces, adapting the use of the land to the offer of collective public

transport, and discouraging the construction of parking spaces for private vehicles.

Figure 2. Areas of Intervention in Downtown SP P3. Image Credit: Urbem.

The Urban Modeling

The P3 aimed to integrate different sectors territorially, using housing as an integrating element for urban
renewal. As mentioned earlier, the program had two objectives: to provide social housing in central
neighborhoods of the city of Sdo Paulo, in areas where there already are various urban amenities, and
to requalify degraded and undervalued urban spaces in the downtown by increasing the housing supply.
These six sectors are delimited by their similarities and architectural typologies, as well as the historical

and morphological characteristics of each urban fabric, each with particular problems and solutions. The
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prevalent feature in the six regions are abandoned industrial buildings and large underutilized lots near
infrastructure and public services that would largely benefit the city with some densification intervention.
In the call, it was defined all sectors should receive infrastructure improvements, incentives for mixed-use
development, support for mobility and transportation, and an increase in the supply of public and social
facilities, always taking into account the specificities of each one. The intervention aimed to achieve the
territorial integration of different sectors through the provision of housing as an integrating element for urban

renewal.

Initially, thirty-two organizations enrolled to participate in the call for studies on the urban and economic
modeling of the PPP, including developers of large infrastructure projects, architecture firms, and non-profit
civil society organizations (interview). However, only five presented projects, and among them was the
winning proposal from the Institute of Urbanism and Studies for the Metropolis - Urbem, a newly founded self-
proclaimed ‘do-thank’ non-profit based in S&o Paulo working to conceive and implement urban development
projects that “generate a more just, functional, and beautiful urban fabric” (Urbem, 2023: online). Urbem
was interested in the project due to its transformative potential and presented intervention proposals for
each of the six sectors covered by the PPP (interview). The proposals are based on interdisciplinary studies,
which involved experts from important fields of knowledge related to urban planning and architecture, law,

economics, social sciences, and the real estate market (Urbem, 2012).

The modeling for housing and public spaces proposed by Urbem followed the guidelines of the state’s
call for proposals, based on urban parameters that prioritize coexistence among families from different
income brackets, recognizing that this is perhaps the biggest challenge of this public-private partnership
(Urbem, 2012). Among the main intervention guidelines, it is worth mentioning: maximizing land use and
occupancy indices, allowing for taller and denser constructions, creating space for leisure areas and other
amenities that enhance urban life; creating mixed-use typologies, a strategic point for the urban and social
integration of low-income populations, with commercial spaces that activate the ground floor; enhancing the
surroundings of transport stations, prioritizing housing development and densification near high-capacity
transportation areas such as train and subway stations; and balancing the supply of housing in areas where
there is a greater supply of jobs, reversing a historical process of distancing housing units from the center
due to high land prices (see Figure 3. aspirational drawings for reference). These points are of considerable
importance as they represent an advancement compared to the way the city and the state built affordable
housing, locating them in the outskirts of the city, far from transportation, employment, culture, and access

to the intrinsic benefits of urban life.
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Figure 3. Urban Model Guidelines. Image Credit: Urbem

The Economic Modeling

According to the call for proposals, the 10,000 housing units target encompass housing offers for families in
differentincome brackets, consisting not only of affordable housing, but also for popular market housing. The
definition of what is affordable and what is popular market housing is prescribed in Sao Paulo’s municipal
legislation: affordable housing includes households with incomes of six monthly minimum wages or less,
while popular market housing serves families with incomes between 6 and 16 monthly minimum wages.
The economic model presented by Urbem suggested the need to increase the number of units offered in
the P3 to 14,124 in order to reach economic viability. To offer this number of units in a model that includes
both affordable and popular market housing, as well as the social infrastructure and services planned
as an intrinsic part of the project, Urbem engineered a complex economic model designed that blended
funding resources from across levels of government, with the largest bulk expected to come from Programa
Minha Casa Minha Vida at the federal level, both for construction financing as well as mortgage loans for
families. Privately-run public facilities within the project, such as a daycare center, a new headquarter for
Séo Paulo’s Music Conservatory, and other cultural amenities would receive funding from Brazil’s National
Bank for Economic and Social Development (Banco Nacional de Desenvolvimento Econémico e Social
or BNDES in Portuguese), from a specific credit line that funds education, health, and social assistance
projects. The income from the sale and rental of commercial spaces would help subsidize the project as a

whole and the maintenance of the spaces in the long term.

The P3 business model is based on an administrative concession, where the private partner is responsible
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for financing, designing, and building all housing units and facilities, as well as managing shared spaces and
facilities for a twenty-year period. During this period, the private partner receives yearly compensation from
the state government. For Urbem, the main innovation brought by the PPP is not the use of the private sector
in the provision of social housing, but rather the inclusion of asset maintenance under the responsibility
of the private sector, thus ensuring “the conservation and sustainability of public investments and their
integration with the rest of the city” (Urbem, 2012: 32). Although the use of public-private partnerships in
the management and maintenance of housing complexes is a regularly employed option in international
experiences, partnerships with the private sector in the provision of social housing in Brazil until then were
essentially aimed at construction (Nakama and Macena, 2022). During the P3 contract, the private partner
also commits to providing training for condominium management to residents, to ensure the capacity for

self-management once the P3 contract comes to an end.

Finally, another essential mechanism for the implementation of the model disseminated by Urbem is the
provision of land expropriation power. Building large-scale housing and infrastructure projects in an area
already consolidated such as downtown S&o Paulo can be particularly challenging. Considering the potential
of the project in spurring urban renewal and, consequently, increasing land value and causing gentrification,
the P3 anticipated a cross-collaboration between the state, municipality, and private entity awarded the
concession for a quick expropriation of land. The combination of powers is necessary since the legislation
offers the public sector the possibility of using its eminent domain authority for projects whose purpose
benefits social interests (Urbem, 2012). Thus, in case of a deadlock in the land negotiation between the
concessionaire and the owner of a certain lot needed by the P3, the concessionaire could request the state

to use its eminent domain authority to acquire land.
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Assessing the Public-Private Partnership Outcomes

The state received only one proposal for one of the six areas it had put on for bidding. The single offer came
from Canopus Holding S.A., a relatively small developing company from another state with no previous
engagement in the housing sector in S&o Paulo. The striking absence of larger developers in the tendering
process was initially speculated as a lack of interest in the P3 model, but it is now understood to be yet
another effect of the ‘Operation Car Wash’, a massive corruption investigation that culminated in the arrest
of the senior leadership of the main construction companies in the country (interview). Successive credit
downgrades and investor distrust in Odebrecht, Andrade Gutierrez, and other major developers ignited an
unprecedented crisis in Brazil’s civil construction sector, leading to the loss of 1.08 million jobs and being
pointed as the main cause of the country’s recent economic recession (G1 Sao Paulo, 2017). Canopus
was, nevertheless, awarded the area it bid for and in March 2015 it signed a contract with the State of Sao
Paulo to produce 3,638 housing units, breaking down to 2,260 affordable units and 1,423 popular market
units. The total investment from Canopus in housing units, amenities, and services is estimated to sum
BRL 919 million throughout the partnership contract, and the state’s contribution in subsidies alone to reach
BRL 465 million, paid in yearly installments of up to BRL 82 million per year across the contract’s length
of twenty years (Estado de Sao Paulo, 2015: online). Despite Canopus’s limited knowledge of the overall
housing market in the city of Sdo Paulo, the company was enthusiastic about taking part in the PPP and

getting ahead of the competitors being the first developer to ever work with the model in Brazil (interview).

At the time of writing of this research, the State of Sdo Paulo claimed to have delivered 1,527 housing
units as part of this public-private partnership. The first project located on Rua Sao Caetano and concluded
in December 2016 produced 126 affordable housing units across 8 buildings. The 91 units delivered on
Alameda Glete in October 2017, and the 96 units delivered in Residencial Gusmdes in October 2019 were
all marked as affordable housing for families that earn an income of up to five monthly minimum wages.
None of these developments had commercial units on the ground floor. As for Complexo Maua located
in Rua Maua and delivered in 2021, two towers occupy a 2,253 square meter lot that provided for 210
affordable housing units. Complexo Maua was the first P3 housing development to include commercial
spaces on the ground floor. In Complexo Julio Prestes, the largest intervention this P3 has delivered to
date, 1,202 housing units were delivered incrementally between 2018 and 2022. The units are scattered
across seven towers with 1,130 affordable housing units for families with incomes ranging from one to
five monthly minimum wages, and 72 popular market units for families with incomes between five and ten

monthly minimum wages. In addition to the housing units, the project of Complexo Julio Prestes included
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a daycare facility with a capacity to accommodate up to 200 children, it carried works to upgrade a local
fire station, commercial spaces on the ground floor of all seven towers, and a new home for the Tom Jobim
Music Conservatory that provides musical training for 1,300 students. The latter two projects had been

deemed central to the revitalization of the public spaces around the area never turned into reality.

From this point on, it is worth remembering what the objectives of this public-private partnership were and
debate whether Casa Paulista has been able to achieve them so far. As previously mentioned, Agéncia
Casa Paulista was founded to experiment with partnership models that channeled private capital into
the construction of affordable housing, leading the private partner to play a role beyond the production
of units, also being responsible for the administration of housing developments, the implementation of
infrastructure, social facilities, and services. In addition to these objectives, the program’s guidelines sought
to requalify degraded and undervalued urban spaces in the central region of the city of Sdo Paulo, bringing
a mixed-use building typology to the center, to ensure the urban and social integration of the low-income
population. With a little over ten years since the launch of the Casa Paulista Agency and the introduction
of this P3, it is now possible to look at some of the achievements and promises of the model, as well as
the pitfalls it has stumbled upon along the way, which is an important exercise as the state of Sdo Paulo

and other Brazilian cities plan on using it as a central instrument in the provision of affordable housing.

Pitfalls: What Went Wrong

One of the most common criticisms of the public-private partnership for housing in downtown Sdo Paulo
concerns the lack of involvement of civil society in the development of the project (I1zar, 2018; Rolnik, 2018).
As previously seen, the P3 project sites overlay with ZEIS areas, which require by law extensive debate with
society before implementing large-scale infrastructure projects. However, projects developed through the
instrument of a public-private partnership follow specific P3 laws that make no mention of the participation
of the population in shaping the projects. Therefore, projects executed by the state government’s Agéncia
Casa Paulista following a public-private partnerships model do not assign a relevant role to the population,
nor do they provide space for a democratic discussion about the real needs of each region where a project is
intended to be implemented. The absence of a mechanism for listening to the perspectives and aspirations
of the general population in the development of a housing and urban revitalization project as large as this
one implemented in downtown Sao Paulo is problematic in itself, but it becomes even more relevant when
the history and organization of the housing rights movements, which are so eager for solutions to decent
housing in the city center, are ignored. Operating as it did, public-private partnerships seem to respond to

the interests of the private sector, with the financial and technical capacity to prepare expensive studies on
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possible configurations of economic and financial models. What would be the interest of a private institution
in offering such a complex and expensive modeling study if not to ensure an advantage over competitors
in an eventual concession? The creation of modeling without a democratic discussion with the population
paves the way for only the interests of private agents to be added to the state’s housing policy. Ultimately,
the P3 as it is facilitates the state and the private sector to circumvent civil society participation in the

debates and prioritize private interest (Walker, 2015).

Another difficulty of this housing P3 in the state of Sdo Paulo was in raising capital from the private sector
to produce social housing. The opportunity to leverage capital from the private sector was one of the main
ambitions of the state government when launching the program in 2011. As the economic model presented
by Urbem was defined and selected by the state as the parameter to be followed, what we see is a complex
arrangement of financing sources and subsidies that make use of existing social programs of the federal
government. For example, one of the roles to be played by the private partner in the partnership was
expected to be the provision of mortgage loans for families interested in buying a housing unit created
within the program. But up to 95% of the planned units had Programa Minha Casa Minha Vida as the
source of mortgage loans, which offers low-interest credit to low-income families. Such reliance on federal
government resources for the economic viability of the partnership excludes the participation of international
investors in the project, as the bureaucracy and complexity of the housing finance system would be better
navigated by companies that already familiar with the administrative processes of the government. Although
international partners could compete in the concession, no foreign offers came in, neither in the public call

for submission of studies nor in the tendering process.

Regarding the overall cost per unit, it is not possible to determine whether the housing unit built by the public-
private partnership is more expensive than the one previously built by the State through CDHU. Such a
comparison would be similar to comparing apples to oranges. While in previous housing models the private
agent was contracted to build housing units following an urban model designed by the state, in the P3 the
private agent is responsible not only for the construction of housing but also for a series of private facilities
shared by condominium residents, condominium administration, construction of commercial spaces, and
urban amenities. Furthermore, while in the CDHU model, the builder is paid out by the state within 24
months of completing the works, in the P3 the counter payments made by the state are spread over a 20-
year period, forcing the private agent to use their own resources or borrow funding in the market, incurring
a cost of capital. This is especially true for smaller and medium-sized builders. This cost of capital will be
passed on to the state or homebuyers, leading to an expectation that the construction cost per housing unit

will very likely be higher in the PPP.
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Finally, perhaps the biggest shortfall of the P3 was believing that by increasing the housing supply, it
would be possible to requalify the urban spaces in the central region of the city of Sdo Paulo. Although the
availability of dignified and affordable housing is an important element in bringing the population back to
the central area, just building buildings or offering cultural amenities is not enough to attract people and
businesses to the central region. After decades of disinvestment by both public and private sectors and
the flight of the population, downtown Sao Paulo became the region with the highest incidence of crime in
the city. Gangs on foot or on bicycles rob cell phones and wallets of whomever they can, businesses are
also often the target of thefts, and widespread overt drug consumption are all clear signs the area suffers
from public health and public security issues. The concentration of people suffering from drug abuse is so
high that one of the areas in downtown was nicknamed Cracoléncia, or Crackland. The sense of insecurity
has become endemic and inherent to the experience of transiting through or living in downtown. There is
a shocking difference today between the renderings of the project and the look and feel of the streets in
the area. Instead of vibrant squares and active ground floors with busy retail, there is the striking presence
of high walls topped with barbed wire, and no economic activity. Recently, the city sent a team to remove
some of these walls, stating that the concrete barriers built by residents were not part of the original building
project (Folha de Sao Paulo, 2022). The residents, fearing invasions and thefts, added protective grilles to

windows and balconies facing the street, as well as electric fences to contain gangs.

In an interview with a journalist that covers urban developments in Sao Paulo, it was reported that when
the Julio Prestes housing complex that forms part of this P3 was completed, many of the families who had
been waiting for years to be able to buy a subsidized apartment chose to stay on the waitlist as soon as
they found out they had been selected for one of the P3 units in downtown. This shows that the issue of
public security in the central areas should not be treated as a secondary theme in the transformation of
downtown S&o Paulo. In its initial proposal for the urban and economic modeling of the project, Urbem
identified among the main challenges of this project in downtown S&o Paulo: a. the need for articulation
with financing agents of long-term financing models; b. absence of coordination between the state and
municipal government on the redefinition of additional constructive potential stocks; c. the risk of forming
ghettos and gentrification, both in relation to the unbalanced occupation by a majority social class and the
non-integration of different socioeconomic strata; d. the risks of economic-financial unfeasibility arising
from the real estate boom in the region, where the cost of land has grown significantly; e. the risks that
the decision-maker in the public sphere adopts selection criteria focused solely on the generation of social
housing, leaving aside other dimensions associated with the amenities provided for in the project. The role

of public security in the region, although so prominent in the experience of those who pass through or stay
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Figure 4. Rendering of Julio Prestes Plaza as projected by the Downtown Affordable Housing P3.
Image credit: Urbem, Biselli Katchborian
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Figure 5. Overlay of current state (2023) and rendering. Images credit: author, Urbem, Biselli Katchborian.
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in downtown, does not receive due attention.

Promises: What Could Have Gone Right

Despite the many issues identified in the previous section, the public-private partnerships for affordable
housing in Sao Paulo can still be considered in many ways as a promise for the provision of affordable
housing in the state and across Brazil. While it is true that the number of housing units produced in this pilot
in downtown Sao Paulo still figures well below what the government anticipated at the program launch, it has
provided affordable housing at a central location. As explored previously in this essay, previous affordable
housing schemes were mostly placed far from city centers and essential amenities, where residents face
difficulties accessing necessary services. Such isolation can result in social and economic exclusion, as
individuals and households struggle to fully participate in the city’s economy. The bibliography presented
here expands on how previous state and federal affordable housing projects led to the formation of
disadvantaged and marginalized neighborhoods, perpetuating cycles of poverty and limiting social mobility.
This P3 did bring affordable housing back to the central area, where there’s plenty of infrastructure, jobs,
and amenities, which in the long term could have significant positive socioeconomic impacts for low-income

families.

Adding to the above, it was explored earlier how the economic model of this public-private partnership
heavily relies on funding from Programa Minha Casa Minha Vida. But looking at the glass half full, while
such reliance makes the P3 quite vulnerable to changes in the structure and objectives of Minha Casa
Minha Vida, it also helps to channel Minha Casa Minha Vida funds to housing projects in the inner city, as
opposed to where the program funds would have been spent otherwise. Housing schemes under PMCMV
have isolated low-income families in the fringes of the cities, whereas the P3 has brought affordable
housing projects to the central area using PMCMV funds. One of the main reasons Minha Casa Minha
Vida developments are brought to the outskirts, apart from land price, is the availability of large lots that
can accommodate large-scale developments that make economic sense to developers. The complex
arrangement of the P3 solves that problem by offering the private agent with the state’s eminent domain to

acquire lots in downtown, offering the possibility to build at scale in a consolidated area.

Another double-edged sword in the public-private partnerships from which we can draw promises is the

MIP process described earlier which allows for private stakeholders to submit project proposals, rather than

having the state carry feasibility studies on its own. The MIP is a positive thing if we consider the room it
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opens for creativity in the craft of urban infrastructure and housing provision. The process needs desperate
adjustment to provide civil society as well with a chance to submit inputs through meaningful engagements.
But in itself, it provides the state with quality projects for much less than it would cost if it had to contract a

consulting firm in a regular concession contract.

The public-private partnerships could also help the state to shorten the lag between demand and supply
of affordable housing. Following the previous concession model as organized by CDHU, the state would
contract a private party for the development of housing units and pay that private party in full within two
years upon the delivery of the housing units. Through the public-private partnerships, however, the state
retains more of its own capital at the present day and pays the private agent in the P3 in smaller installments
throughout the duration of the P3 contract, often set at 20 years. By reducing the investment the state has
to dedicate per housing unit at the present day, it can then dedicate funding to a larger number of projects,

helping speed up the number of constructions.

Finally, P3s for affordable housing have been established in many places. But a common challenge in
establishing them everywhere has been figuring out the maintenance of assets and condominium
administration in the long term. Developers who often are the main bidders in this type of scheme do not
want to engage with condominium administration and maintenance of assets; it is simply not their core
business. Conserving and managing assets for 10, 20 years once they have been delivered has historically
been a government attribution. But the condominium administration and maintenance of assets did not
seem to be a problem for Canopus, the developer that signed the first affordable housing P3 contract in the
country. It is definitely an achievement of the public-private partnership model that one can only hope will

hold through the end of the contract.
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Concluding Thoughts

As pointed out in the introduction, this research set out to provide two key contributions. The first is to add
to the understanding of the changing roles of public and private stakeholders involved in the landscape of
affordable housing provision in Brazil. The second was to observe changes and continuities in affordable
housing provision, aiming to shed light on the potential effects of building affordable housing with public-
private partnerships as a central instrument. In the process of crafting those reflections, extensively
described in the previous sections, one major overarching theme has emerged from the case study of the
first public-private partnership for affordable housing in downtown S&o Paulo. It concerns the notion of

universal ideas versus the specificities of time and place to implement them.

The city of Sdo Paulo has long been trying to revitalize its downtown. Over the past thirty years, several
state and municipal administrations have placed significant investments in renewing and creating new
public spaces and cultural amenities in the central area, seemingly finding inspiration in the Grands Projects
of Francois Mitterrand for Paris. Dozens of museums, the municipal theatre, the Sala S&o Paulo concert
hall, and libraries received attention from the government. And while visitors have turned up, the cultural
programming did not seem to have an effect on the modernization of the area and in the attraction of private
investments. Locating the first public-private partnership for affordable housing in downtown Sao Paulo
seems to be yet another effort to develop new constructions that replace blight, attempting to make the
neighborhood seem more secure (Davis, 2012). As explored in an earlier section, the order of the issues
that haunt the population of downtown Sao Paulo is of public health and public security nature. Increasing
the supply of affordable housing in downtown Sao Paulo should serve no goals other than increasing the
offer of housing in downtown. Crime and drug addiction will not be solved by just increasing foot traffic on
the streets — it may have a minimal spillover effect, but that’s all. Although these notions seem obvious,
the state of Sdo Paulo seems to continue to ignore the actual problem and insists on placing more people
downtown. There are ongoing plans to implement a new public-private partnership in downtown, this time
to build the necessary infrastructure to move state government offices to the area. The project estimates
18,000 public servants would be relocated to new offices in the city center, and a study on the viability of

the project is currently underway (Castilho, 2023).

Whereas the above speaks to the specificities of the site, this public-private partnership has perhaps

also ignored the specificities of time. Central to the success of the model was the participation of large

developing companies with their own capital and or credibility to attract private capital to the partnership.

Master of Urban Planning Thesis | Harvard University Graduate School of Design 30



Public-Private Partnerships for Affordable Housing in Brazil: Promises and Pitfalls Manoel Carlos Pereira Neto

However, the corruption scandals involving Odebrecht and other major players that brought a crisis upon
Brazil’s construction sector, just one year prior to the rollout of the P3 tendering process, was another
major setback for the project. If the government and the private agent in charge of the economic model
had been mindful of the specificities of the time, they would have either paused the project or considered
implementing changes to the model that would allow for the participation of medium and small developers.
For instance, reducing the minimum size of lots one could bid for would open space for small developers
to be part of the tendering process. As the state of Sdo Paulo moves to experiment with the public-private
partnerships for affordable housing in other cities across the its territory, and as the city of Sdo Paulo and
other municipalities all over Brazil prepare to launch their own P3 schemes for affordable housing, planners

should be mindful of the specificities of the sites and of the time in their evaluations.
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