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1. The Housing Project 

1.1 Overview 

The set of propositions presented in this report was prepared based on the premise that the 
production of housing is a complex socioeconomic phenomenon, whose dimensions include 
sociological, economic, spatial, environmental, sociopolitical and cultural aspects. The 
construction, provision and management of housing units — in its most diverse forms: public, 
private or autonomous — are defining elements of space, relationships, the living conditions in a 
territory, and consequently, the production of the city itself. The production of social housing has 
been the object of experiences throughout history under approaches from different ideological 
fields, producing important precedents. From the massive public provision of rental housing in 
post-war Europe, to the housing-for-purchase offer through real estate financing, popular in the 
United States, there are decades of documented practices with observable results.


Brazil, like most undeveloped countries, has had, throughout its history, self-promotion and 
housing self-construction as its main models. Although there have been many public housing 
policies at the municipal, state and federal levels — many with considerable results —it cannot be 
said that there was sufficient scale to overcome housing deficits, both in quantitative and 
qualitative terms. Today, the set of formal policies and practices for the construction, provision 
and management of affordable housing in Brazil is mostly in line, albeit to a lesser extent, with the 
models that were consolidated in developed countries from the 1970s and 1980s. It is the 
construction of private housing stock, with some degree of public subsidy, oriented towards 
supply and not towards demand, and available as an acquisition model through real estate 
financing.


It is essential to note that the dominant model in Brazilian favelas and peripheries is that of large-
scale informal self-construction, which is currently being appropriated by informal/illegal 
organised groups.


The formal practices of affordable housing consolidated in the Brazil and the world in recent 
decades have had consequences for the living conditions of low-income families. The choice of 
the purchase and sale relationship as a priority model, to the detriment of rent, imposes socio-
economic dynamics with several challenges. The typical nature of the operation consists of the 
purchase of housing by the low-income family through long-term real estate financing, generally 
subsidised to a certain extent by public capital.


This practice ties families to property and debt, for periods ranging from 10 to 30 years. In 
general, due to instalments's high values, affordable properties are only available in regions far 
from urban centres, with poor supply of commerce, services and transport, which contributes to a 
socio-spatial segregation, in addition to subjecting residents long hours of commuting for a good 
part of their productive lives. In addition, another important aspect is that this long-term 
commitment requires the family to remain in the same property, with little or no possibility of 
moving, adapting and/or expanding to meet the different needs that may arise. The same rigidity 
occurs in the economic spectrum, since the instalments can occupy significant portions of the 
family budget without any flexibility to adapt to periods of lower income.


Not infrequently, there are default scenarios that lead to the repossession of the property by 
financiers and the eviction of families with loss of invested capital. In general, the observation of 
the results of these practices in the last decades allows us to formulate the hypothesis that the 
“hegemony of individual property inscribed over all other forms of relationship with the inhabited 
territory constitutes one of the powerful mechanisms of the of territorial exclusion and 
dispossession underway in the context of urban expansion and development”. 
1

 Raquel Rolnik, “Guerra dos Lugares: A Colonização da Terra e da Moradia na Era das Finanças” (Boitempo: 2015), p.13. 1
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Considering the complexity of this phenomenon and its various dimensions, it is possible to argue 
that the set of mechanisms and devices currently in operation in Brazil are not being efficient in 
the face of the challenges of providing housing for the low-income segments.


In addition to issues of scale and quality, we propose here a in-depth reflection on the challenges 
of social housing. We start from the core belief that the occupation of urban land by housing 
should be a vector of fulfilment of its social function, taking into account aspects of inclusion and 
social participation, tenure security, economic accessibility, integration to the urban fabric and its 
consequences on infrastructure, environment, and public safety.  Social housing should be 2

understood as a mean of exercising democratic control over the production of the urban , when 3

taken as an object of civil action, in a process in which communities and organized civil society 
work together to think, dialogue, decide and produce housing.


On Rental Housing 
We propose the provision of new housing units in the rental model. This approach, as elaborated 
in this proposal, allows families flexibility and adaptability throughout the housing cycle, 
guaranteeing the condition of economic accessibility and security of tenure. The model can also 
contribute to the local control of prices, as it guarantees the stability of rental prices in a 
significant stock of units in the territory. The rental model, when offered in units of different sizes 
and typologies, increases the possibility of offering decent, affordable and safe housing for 
different family configurations, with possibilities of mobility between units in short or medium term 
cycles, according to the families' needs.


In this way, it contributes to establish a new territorial dynamics of housing, based on this 
available stock of units with adequate architecture, integration and established rules of tenure 
security, stable prices and conditions, mobility and flexibility.


About the Civil Association 
This project presents the proposal for civil management of affordable housing, supported by 
national and international precedents, seeking a path of evolution and expansion of the scale of 
this approach. In the model proposed here, a civil entity — a non-profit association — would be 
the promoter and manager of housing units. 


We understand that a civil entity exists in an institutional nature that enables it socially, 
economically, politically and legally to exercise the promotion of affordable housing in a fair, 
accessible and adequate manner. 


Its status as a non-profit entity unequivocally defines its priority orientation towards the 
improvement of people's living conditions as opposed to the primary interest in the economic 
result. This quality also significantly reduces transaction costs in order to favor economic 
modelling. Furthermore, its character as a civil association and the resulting governance 
possibilities determine a potential for instituting a collective, broad, representative and balanced 
form of management. The Civil Association can form the basis for the full exercise of democratic 
management of urban activities, once it understands in its composition and governance the 
elements of representation, social participation, treatment of conflicts and balance of power. It 
should be noted that the degree of maturity required for such an exercise can only be achieved 
over time, therefore, the challenge of collective management must be taken as an evolutionary 
process. This should not, however, justify any curtailment of the voice of the territory and the 
social participation of legitimate actors at any time. The evolution of collective management 
presupposes, as an essential condition, the broad and growing participation of actors — agents 
and co-agents — in the intended social transformation.


 UN-Habitat “The New Urban Agenda”, 2016 2

 David Harvey, “Cidades Rebeldes: Do Direito à Cidade à Revolução Urbana”, (Martins Fontes: 2012), p.613
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1.2 Locations 

The BlendLab Housing Project is in operation in two Brazilian capitals, São Paulo/SP and 
Fortaleza/CE. In both cities, the regions where the housing projects will be implemented are on 
the periphery and are characterised as areas of low-income population in a situation of high social 
vulnerability.


São Paulo 

The neighbourhood chosen for the implementation of the project was Jardim Lapenna, located in 
the East Zone of the city of São Paulo. The neighbourhood has approximately 8,000 inhabitants 
with different profiles of urban occupation, including formal subdivisions and areas of irregular 
occupation characterised as favelas.
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Fortaleza 

In Fortaleza, capital of the state of Ceará, in northeastern Brazil, the project is planned to be 
implemented in the Bom Jardim neighbourhood, in an area with 38,000 inhabitants in a highly 
socially vulnerable situation.
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1.3 Project Guidelines 

The BlendLab Housing Project conducted a series of participatory activities with residents and 
institutions from the territories in order to generate general guidelines for the implementation of 
housing projects. This work started from the research of national and international best practices 
in housing and social housing, evolved to conduct structured reflections on local housing needs. 
As a result of this process, guiding principles were created for the model that should support the 
discussions on the evolution of the solution as a whole and integrate the briefings for the 
development of architectural projects.


The Guidelines: 

1. Ensure tenure security. 

2. Ensure broad and quality social participation in pre- and post-occupation processes. 

3. Ensure the integrity and quality of the project and the sovereignty of collective management over 
the possibilities of expansion and/or reconfiguration of use. 

4. Reduce neighbourhood conflicts. 

5. Stimulate the adoption of good architectural practices in other residences in the neighbourhood. 

6. Provide alternatives for expansion and/or reconfiguration of use to better suit the needs of families 
throughout the housing cycle. 

7. Provide for the possibility of economic activities in the housing units and/or buildings. 

8. Ensure safe and stable access to water, energy, collection of sewage and waste. 

9. Reduce housing and maintenance costs. 

10. Reduce environmental footprint. 

11. Maintain relationships of culture, memory and neighbourhood. 

12. Foster the occupation of buildings by residents of different income brackets. 

13. Ensure a quality standard of housing units. 

14. Ensure security and constructive resilience. 

15. Contribute to community security. 

16. Stimulate street life and the activation of local commerce and services. 
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1.4 Preliminary Design 

São Paulo 

An architectural competition is planned for the Jardim Lapenna project in the first half of 2022. 
Design guidelines will be provided, in line with the project's objectives, In order to orientate and 
support the bidders, in addition to the guidelines presented here.


Among the project guidelines, a study on architectural programs and implementation strategies 
will be included, which were developed from a process of dialogue and co-creation with local 
entities, identifying the local housing needs of typical family arrangements in the region.


Five models were developed for the housing units, developed from the combination of modules 
that meet the requirements of comfort and needs and can fulfil different functions according to the 
demands of the households.


Location Jardim Lapenna

Units: 156

T0 (17,4m2) 58

T1 (30m2) 64

T2 (52m2) 24

T3 (62m2) 10
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Regarding implementation opportunities, candidate lots were analysed taking into account their 
potential for urban activation. The desired lots are located along an axis that will activate the 
connection between a busy nearby neighbourhood —crossing over a railroad — and a 
multipurpose retrofitted warehouse dedicated to community support activities at the end of the 
axis. The construction of housing projects on this axis would favor the movement of people with 
the effect of contributing to public security and activating local commerce and services.


More than thirty candidate lots along the activation axis were evaluated for their building viability 
and economic feasibility considering urban regulation and build potential. Fifteen lots were 
screened for negotiation and purchase. Negotiations are ongoing at the moment.
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Fortaleza 

In the case of Fortaleza, after a search for more than forty options, a lot was selected that could 
house the 144 units. It is located in a deprived area of the neighbourhood, but with a lot of growth 
potential.


For Bom Jardim, a pilot project was developed based on a partnership with a local architecture 
office, which has modular units that take into account local characteristics and needs. Concerns 
about construction costs, climate issues, local customs, in addition to the potential for adapting 
the units to work uses, were considered, allowing the supplementation of family income.


 

Location Bom Jardim

Units: 144

T0 (25,1m2) 48

T1 (34m2) 50

T2 (43,38m2) 46

BlendLab Housing Project Page  of 10 16



The project for Bom Jardim foresees commercial units, which can be rented to residents, as well 
as to other businesses, which will not only generate income for the development, but will activate 
the space, economically and socially.
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1.5 Feasibility Study 

The BlandLab Housing Project Feasibility Study is ongoing and is divided into the following parts:


Phase 01: Pre-project

1.1 Lot viability: survey of the notary and registration documentation of properties and candidate 
lots to investigate the land tenure situation and assess the possibility of acquisition.

Status: Complete


1.2 Architecture and Implementation: implementation exercises and application of architectural 
approach on candidate lots, considering the restrictions of urban regulation and construction 
potential, in order to verify the possible quantity and typologies of housing units.

Status: Complete


1.3 Economic pre-modeling: definition of the economic assumptions for building the model and 
surveying the variables. Construction of feasibility scenarios generating as outputs value ranges in 
the most critical variables.

Status: Complete


1.4 Checking variables: carrying out field research to check the rental price, among other relevant 
market information.

Status: In progress, market research with potential residents to determine the rental price has 
been completed. The verification of the price of the constructed m2 is in progress.


Phase 02: Project

2.1 Modelling consolidation: conclusion of the definitive economic modelling from real data of 
candidate lot(s) and architectural draft.

Status: In progress
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São Paulo Project Implementation Exercise (illustrative image)


 

 

Fortaleza Project Implementation Exercise ( 01 of 04 analysed lots) 

BlendLab Housing Project Page  of 13 16



2. Project Financing Strategy 

2.1 Overview 
As a financing strategy, we adopted the solution of hybrid financial arrangements, also found in 
the literature under the nomenclature of blended finance. The concept  defines ways to combine 4

different sources of capital in structured arrangements in order to balance risk and return, making 
it possible to drive capital on a large scale for development projects. A typical blended finance 
arrangement contemplates the integration of development resources (philanthropic, public and 
development) with resources of commercial interest (institutional investors, individuals, banks, 
etc.) through regulated solutions, with stable rules and legal certainty.


We understand that a sustainable urbanisation process presupposes a broad territorial 
perspective, which seeks to integrate housing solutions, infrastructure, mobility, social and 
cultural development, sustainable development, among others, in multiple long-term intervention 
processes. In the current context, it is reasonable to assume that this set of interventions requires 
funding from different sources. We propose here the hypothesis that the institutional, legal and 
economic orchestration of these investments, integrating different types of resources and 
sources, can take place in a way that creates a safe and attractive environment for large-scale 
capital allocation. 


The strategy we propose here for financing the construction of new housing units consists of 
structuring a real estate bond, named in Brazilian regulation as CRI — Certificado de Recebíveis 
Imobiliários (Receivable-Backed Securities). The bond would be composed of specific types of 
quotas, with different risk and term characteristics, for different investor profiles. Thus, it becomes 
possible to attract philanthropic resources, development capital  and patient capital  to fulfil a 5 6

buffer function, enabling the participation of capital of commercial interest on a larger scale.


The Bond establishes a debt relationship to be paid with rental receivables, in which the real 
estate remains in fiduciary alienation until the end of the commitment. As it is a debt operation 
with a real guarantee and with the adjustments provided by the blended finance arrangement, it is 
possible to structure a Bond with a long term and low interest compared to the usual practices of 
the Brazilian market. This allows, as a result, the  practice of rent prices suitable for the reality of 
low-income segments of the population.


It is worth noting that this model dissociates completely and definitively the financing from the 
management process, there being no influence of investors over the association's management, 
nor over its decision-making or operational processes, its composition and governance. Only the 
relationship of creditor and debtor remains between the parties, brokered by an Asset Securitizer 
and regulated by Law 9,514/97 and CVM Instruction 414/04. 


At the end of the commitment established by the Bond, with the completion of payment, the 
Association becomes the sole property of the housing units and, also, starts to receive the entirety 
of the rents.


At the moment, the Association can manage these assets as it prefers, inaugurating a new phase 
in its journey with the potential to promote an even more relevant social impact. Here, too, there is 
a large field for a collective construction of hypotheses on how to structure this phase and use the 
resources. One can use, for example, reinvestment for the construction of new units, various 
forms of rights-to-buy, collective forms of ownership, among other alternatives.


 OECD and World Economic Forum, “Blended Finance”, 2015.4

 Capital from Development Banks, Multilateral Bodies, Government Programs, among others.5

 Capital coming from investors, institutional or individual, with greater tolerance regarding time.6
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2.2 Bond Structure 
The project's financing strategy consists of the issuance of two Bonds, one for each city, which 
basic structure consists of a blended finance arrangement, as shown in the following diagram:




Senior quotas must be offered to individual or institutional capital market investors, mainly, but 
not exclusively, those dedicated to impact investing. The funding of this type of asset must be 
started after the security is issued.


The subordinated quotas will be offered to development banks, multilaterals and philanthropists. 
Prospecting approaches for these stakeholders are already underway.


In addition to this basic structure, other financial solutions are being developed to improve risk 
management, such as a default guarantee fund, and also to expand the potential for impact, such 
as a rent supplement fund for families in extreme vulnerability.


These solutions depend on increasing the amount of grant resources, a possibility under analysis 
at the moment.


2.3. Fund Raising 
So far, US$ 250.000 (R$1,375,000) have been raised for the feasibility activities carried out. The 
fundraising plan for subsequent project activities is divided into 03 strategies:


A. Grant Funding: ongoing effort to raise up to US$ 700.000 to fund technical assistance 
activities and enable subsidy solutions for populations in extreme vulnerability.


B. Catalytic capital: funding in progress, with a priority but not exclusive focus on national 
development banks, up to US$ 2.500.000.


C. Capital market: funding with institutional and individual investors, preferably but not 
exclusively aimed at impact investing, up to US$5.000.000. Book building activities and the 
establishment of preliminary contacts with investor networks are in progress. The formal offering 
of securities is a regulated activity and can only be carried out when the bond meets all the 
conditions provided for in the regulation.
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70%

20-25%

5-10%

Senior Quota: 
Return Expectation: Inflation (IPCA) + 4% 
Period: 12 years

Subordinate Quota: 
Return Expectation: Inflation (IPCA) + 5% 
Period: Partial payments every 02 years and monthly payments for 05 
years starting after the payment completion of senior quotas.

Grant Funding



3. Roadmap 
 
3.1. General Roadmap 

3.2 Phase 02 Detail 


Phase 02: Bond Structuring, Fund Raising and Licensing
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