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Abstract

Conflicts between protected area goals and those of other actors with land use plans 
are quite common. Normally the actors are farmers, concerned for their production 
methods, poor people searching for land or food, large industrial or hydropower 
businesses. The case is different for the dunes of Concón, located in the tongues of 
the Central-Chilean coastal cordillera. Large real estate companies are implement-
ing their high-rise development projects near or even within protected areas for 
second-home owners. The consequences are significant: the territory of the dunes 
has been minimized, endangered species of flora and fauna have disappeared, 
the ecosystem itself is losing its functions. At the same time, the new inhabitants do 
not integrate into the community. They feel the loss of environmental quality that at-
tracted them in the first place, but they feel no responsibility for that loss. 
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Introduction

Numerous conflicts exist between conservation 
and land use, in developing countries often arising 
from deprivation. Autochthonous population groups 
in particular find themselves restricted in their way of  
life and their survival strategy and breach the conser-
vation regulations from dire need. Wehrhahn (1994), 
taking Brazil as his example, has raised the question 
of  priority for conservation or protection of  humans. 

This tension takes on quite a different form in Chile, 
member of  the OECD, with a steady rise in wealth in 
recent decades. Here it is the unrestrained activity of  
property developers, who plan and realize new pro-
jects within a neoliberal economic model, free from 
state restrictions and without regard for the protec-
tion of  valuable ecosystems. The meta-cause of  these 
activities is not need but the pursuit of  profit and the 
desire of  customers to live in pristine environments, a de-
sire that self-destructs with its realization. This is not 
about the construction of  main residences but pre-
dominantly about luxury second homes. We want to 
discuss this by looking at the dunes of  Concón in the 
Chilean coastal cordillera, which, in the Metropolitan 
Region of  Valparaíso / Viña del Mar, faces the double 
pressure of  suburbanization and amenity migration 
from the capital Santiago (Borsdorf  & Hidalgo 2009). 
The promised amenities are the unique combination 
of  mountains and sea (Borsdorf  & Hidalgo 2013) 
next to an expanse of  higher dunes with a range of  
leisure options. 

Theoretical framework
In Chile, which has pursued strictly neoliberal eco-

nomic policies since 1974, the production dynamics 
of  the property development sector have free reign 
in the market for land. The mechanisms of  urban de-
velopment and regional planning are largely inopera-
tive. This observation follows the theoretical writings 
of  Santos (2000) on the nature of  space. For him the 
flows of  capital via land speculation lead to irrevers-
ible changes of  the initial space and to a restructuring 
of  the situation within the regulatory space in terms 
of  realpolitik. The new production of  space is the 
result of  an intimate interaction between the actors 
and the space formed by them. Silveira (2011, 15) con-
cludes, “Whoever has the most power in society can determine 
the forms of  land use.”

The ideas of  the French sociologist Henri Lefeb-
vre have exerted a major influence on the theoretical 
contributions of  Santos with respect to the idea of  
the production of  space. The contributions made by 
Lefebvre during the 1970s are the basis for under-
standing the phenomenon of  contemporary real es-
tate production mode through their observations at 
the time. “While this aspect of  the overall process (industriali-
zation and / or urbanization) continues its evolution, the big city 
has exploded, causing a series of  ambiguous developments, such 
as bumps: residential, industrial complexes, satellite towns, just 
different urbanized areas“ (Lefebvre 1972, 10). Brenner 
(2013) called this a global urbanization.

The process of  modern urbanization in the region 
of  Valparaíso started with the construction of  the Val-
paraíso-Santiago railway line in 1855. The improved 
access sparked off  the development of  leisure resorts 
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near Valparaíso and Viña del Mar (Cáceres & Sabatini 
2003). In the course of  the 20th century, this process 
reached Concón and led to the urban expansion of  
the Valparaíso region. A clear socio-spatial polariza-
tion emerged: The upper classes occupied lots with 
a sea view, the lower classes the quarters behind the 
shore line (Borsdorf  & Hidalgo 2008).

The 1980s and 1990s saw high-density construc-
tion in the first line and on the coastal terraces, with 
amenities such as sophisticated security infrastructure, 
transforming Reñaca and Concón into residential dis-
tricts of  the upper class (Negrete et al. 2000). These 
districts are characterized by socio-spatial segregation, 
gated vertical and horizontal communities, and gen-
trification in the traditional centres (Hidalgoe et al. 
2014). The development of  second homes attracted 
new economic activities to the area, but also created 
problems associated with segregation and the exclu-
sion of  the former residents of  these communities. 

The property developers apply a simple economic 
logic of  profit maximization. They buy up attractive 
plots cheaply in areas that are not classified as building 
land in the spatial planning maps. Then they develop 
them with minimal investment and turn them into at-
tractive and luxurious residences, which they sell im-
mediately (Brenner et al. 2009). Such socio-economic 
interaction is found on all scales. The environment 
and its amenities on the one hand, and the desire for 
prestigious residences on the other, are the ingredients 
for spatial transformation, Santos (2009) calls this a 
dialectic relation. 

However, the activities of  the property developers 
do not remain uncontested. They face opposition from 
environmentalists on the one hand, and from political 
and civil society groups, on the other, especially groups 
from areas adjacent to the developed sites (Fuenzalida 
& Quiroz 2012; Gudynas 2011; Volker 2012). 

Given this situation, our study of  the tensions be-
tween conservation and second-home development in 
the Chilean coastal cordillera covers several interest-
ing aspects: The environmental potential of  the steep 
slopes of  the coastal cordillera (morphodynamics, 
biodiversity, effect on the local climate) is very valu-
able for their ecological balance and stability (Barragán 
1997; Hidalgo et al. 2014). In addition there is the at-
tractiveness of  the landscape and its unique ecosys-
tems and often endemic biocoenoses. In the past this 
has effectively prevented any property development. 
However, the withdrawal of  the public administration 
from planning, the neoliberal economic model, grow-
ing wealth and the desire for high-end second homes 
are all endangering these unique ecosystems. We can-
not offer any solutions given the current stable eco-
nomic power structure. But we think it necessary to 
document the current dynamics in Chile to allow the 
timely introduction of  controls in other regions where 
such developments have only just begun.

State-of-the-art
The establishment of  the Chilean military regime 

and its subsequent political, economic and social ide-
ology in late 1973 transformed the country to the 
neoliberal economic model and had significant con-
sequences on urban structures as well as on society, 
education, economy, health, housing, labour and so-
cial welfare. The first phase, from 1973 to 1975, did 
not lead to a consensus among business associations 
(Montero 1997), while in the second phase, from 1975 
to 1982, the existence of  a technocratic body (so-
called Chicago Boys), influenced by the liberal ideas of  
authors such as M. Friedman and F. von Hayek (Ga-
rate 2012), was characterized by the financialization 
of  the economy and the commercialization of  urban 
space, a state that continued into the 1990s and the 
early 21st century. Investment in real estate began to 
be a profitable niche, as opposed to the manufactur-
ing sector of  the Chilean economy, which decreased in 
importance (Xavier & Noble 2008; De Mattos 2008). 
This had significant territorial effects for the real es-
tate boom in the central coastal area of  Chile and the 
coastal cordillera.

The territorialization of  the urbanization process 
has also generated new types of  mobility, tensions, 
tourism and housing speculation around the coastal 
areas (Blazquez et al. 2011; Janoschka & Haas 2014; 
Freeman & Cheyne 2008).

In this sense the real estate production and conse-
quent development of  residential tourism have initiat-
ed a wave of  privatizations in coastal areas. Such com-
modification of  landscapes has been generated from 
the following explanatory axes: 1) the neoliberal poli-
cy, which has favoured the privatization of  resources 
and services, and the transformation of  nature into 
a commodity on the market; 2) power structures and 
formal and informal mechanisms to impose economic 
interests of  business elites and subdue local actors by 
way of  coercion and co-optation; 3) the weakness of  
the state, which provides ample scope for promoting 
and strengthening the private sector, to the detriment 
of  local actors who did not have the legal and institu-
tional mechanisms for conflict resolution at their dis-
posal (Ávila & Moon 2013 ).

In their search for new clients the real estate sectors 
discovered amenity migrants as possible buyers of  pri-
mary or second homes. Kondo et al. (2012) address 
this concept from an economic perspective, referring 
to groups in search of  a better quality of  life provided 
by amenities like fresh air, healthy environment and 
local culture. In Latin America the desire for safe living 
behind fences or in high buildings is also important. 
Gonzalez (2011) regards this as a global phenomenon. 
From a more subjective perspective, Dewsbury & 
Cloke (2009) mentioned the association of  memories 
and emotions of  the amenity migrants and the influ-
ence of  touristic infrastructure (see also: Gonzalez 
2011). This phenomenon has created a reversal of  
the traditional rural-urban mobility. Former tourists 
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(re)visit places of  leisure and may become permanent 
residents of  the visited regions. In contrast to tradi-
tional migration concepts, amenity or lifestyle migra-
tion is based on personal wellbeing, not immediately 
aimed at economic interests (Morales & Rainer 2013).

Janoschka (2013) stresses that in many Latin-Amer-
ican countries a new wave of  migrants from the US, 
Canada and several European countries can be ob-
served and calls this process lifestyle migration (see also: 
McIntyre 2009; Borsdorf  2009). It has an internation-
al scale and includes best-agers with high purchasing 
power, who move to countries with a low gross do-
mestic product.

Cultural studies focused on gentrification refer to 
the theoretical perspectives of  Bourdieu (1988), where 
social distinction plays an important role in the habi-
tus, strategy and location of  classes. Culture and social 
space acting as a device for social distinction where the 
amenities, places of  consumption, services, nature, se-
curity, among others, are seen as real symbolic aspects 
that give identity to a dynamic middle class, constantly 
constituting and reconstituting themselves (Bourdieu 
2001). Perlik (2011) directly addresses the lifestyle mi-
gration in the Alps as a process of  gentrification.

Since initial works by Kohler (1970, 1971), the 
dunes of  Concón have attracted the attention of  a 
variety of  researchers, although mostly from a geobo-
tanical or geomorphological perspective. The unique 
genesis and morphodynamics of  the dunes have been 
analysed by Araya (1997) and Paskoff  et al. (2002). 
They emphasize the age of  the dunes and their char-
acter as relicts of  the Pleistocene. The flora of  the 
dunes has been investigated by Serey et al. (1976), San 
Martin et al. (1992), Vidiella et al. (1999) and Luebert 
& Muñoz (2005). The book by Gajardo (1994) on the 
natural vegetation of  Chile included studies of  the 
dunes of  Concón. 

Celis et al. (2012) extended the perspective to the 
complete ecological value of  the study area. They in-
vestigated the biodiversity of  the dunes and listed no 
fewer than 250 species. Their study allows including 
previously undetected species in this area.

From these studies we know about the floristic 
wealth of  the dunes, but also about the stress fac-
tors influencing the unique biotope. Luebert & Plis-
coff  (2005) also studied the bioclimatic situation of  
the Concón area and Luebert (2005) contributed an 
important chapter to the book, edited by Elórtegui 
(2005), who compiled a comprehensive view on the 
dunes and made recommendations for their conserva-
tion and for their sustainable future use. 

To date the impact of  the rapid urbanization has 
only been investigated by Cooper (2004). He included 
the neighbouring dunes of  Ritoque in his study. Still 
missing is a study of  the real estate development and 
urbanization of  the area, which now affects even the 
protected area of  the Santuario de la Naturaleza Du-
nas de Concón. Because of  these activities, the de-
limitation of  the sanctuary has been modified several 

times. It is the objective of  this article to close this 
knowledge gap. 

Methods

This study is based on botanical and spatial obser-
vation in the study area, realized over two decades by 
the authors, supported by remote sensing, semi-struc-
tured interviews with key players and citizens and a 
recent overflight with an aeroplane. In the cause of  
the analysis of  the real estate sector a database has 
been generated from the extraction of  census micro-
data from the years 1992, 2002 and 2012 using RE-
DATAM software (retrieval of  data for small areas by 
Microcomputer, realized by the Latin American and 
Caribbean Demographic Centre (CELADE), which 
is the Population Division of  ECLAC, the Economic 
Division for Latin America and the Caribbean of  the 
UN). The most important variable analysed was sec-
ond-home ownership.

The 12 interviews were carried out by the authors 
with two real estate agents and ten residents of  the 
new buildings. The texts have been transcribed and 
processed in the qualitative analysis program Atlas.ti 
vr.7. The analysis and interpretation was performed 
following the method of  Mayring (2000).

Study area
The dunes of  Concón are located at 32° 56’ S and 

71° 32’ E on a rocky higher terrace of  the Chilean 
coastal cordillera, around 80–100 m above sea level. 
They rise up to 100 m above the rocky terrace. This 
plain is made up of  crystalline Palaeozoic rock and 
forms the lowest level of  the coastal cordillera. The 
next level, about 3 km inland, is at 500 m, rising to 
considerable elevations in the peaks of  the Cerros 
La Campana (1 829 m), Chache (2 338 m) and Caqui 
(2 192 m). Initially the Santuario de la Naturaleza cov-
ered an area of  45 ha, which was reduced in several 
instances to its current size of  just 12 ha. Such a small 

Figure 1 – Evolvement of  the dunes of  Concón (Source: 
Elórtegui 2005, 18, modified by the authors).
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protected area cannot, of  course, fulfil the criteria of  
a mountain (Borsdorf  2015), but it should still be un-
derstood as a protected mountain area because of  the 
location of  the Campo Dunar de Concón in an area 
that matches the description. 

The Mediterranean climate (Cs) is affected by the 
cold Humboldt Current of  the Pacific and includes 
frequent foggy periods in summer and rain in the win-
ter months. The dunes started to develop about 10 000 
years ago in the early Holocene (Figure 1) in a warmer 
climate than today (Paskoff  et al. 2002). The sand 
stems from the erosion of  the coastal cordillera and 
was transported by the Marga-Marga and Reñaca riv-
ers. The sea wind swept the sands over existing older 
dunes of  Pleistocene origin, a very old landscape (Araya 
1997, 69). With the eustatic rise of  the sea level from 
about 6 000 BP, the supply of  sand from the shore 
stopped and the dunes became isolated. Today we may 
call them hanging dunes, as they are no longer associ-
ated with a sandy beach alimenting them. 

The dunes in the sanctuary area are still active, 
whereas in the east fossile dunes of  Pleistocene age 
are no longer morphologically active and covered by 
forests (Figure 2). However, the area of  active mor-

phodynamics is nowadays very restricted because of  
the real estate developments of  recent decades. 

Biologists who carried out studies in the area agree 
that the principal characteristic of  the ecosystems in the 
dunes of  Concón is the enormous biodiversity (Kohler 
1970, 1971; Serey et al. 1976; Gajardo 1994; San Martín 
et al. 1992; Cooper 2004; Luebert & Muñoz 2005; Lue-
bert 2005). The geological age of  this Pleistocene-Hol-
ocene landscape, its location near the coast, affected by 
the cold Humboldt Current, with a particular micro-
climate with a cold uplift of  water and air in summer, 
and the Mediterranean climate allow a combination of  
floristic elements and a higher variety of  plants than 
on other dunes in Chile (Luebert 2005). For Luebert 
& Pliscoff  (2006) the flora of  the Concón dunes is 
composed of  an intrazonal community of  Chorizanthe 
vaginata type B Ges. within the vegetation level of  a scle-
rophyllous matorral, constituted by Peumus boldus and 
Schinus latifolius. Except for the Concón sanctuary, this 
rich ecosystem, which is present between Valparaíso 
and south of  Coquimbo, is not protected in Chile. 

Of  the 186 species described by San Martín et al. 
(1992) in the dunes between Valparaíso and Puerto 
Montt, 159 are found in the dunes of  Concón. 86% 
of  these plants are autochthonous (Luebert & Muñoz 
2005). They form four characteristic vegetation com-
munities: (1) Bahio ambrosioidis-Nolanetum crassulifoliae, 
(2) Margyricarpo-Chorizanthetum vaginatae, (3) Poa-Ambro-
sietum chamissoni and (4) Colletio hystricis-Schinetum polyga-
mae, arranged in a specific profile (Figure 3). 

The plant communities on the coastal slope and on 
the older dunes originate from the older Pleistocene 
dunes and today represent about 5% of  their origi-
nal area. Species existing in all four communities in-
clude Carpobrotus aequilaterus, Alstroemeria hookerii var. 
recumbens, Baccharis macraei, Margyricarpus pinnatus, Ephe-
dra chilensis, Stachys grandidentata, Valeriana lobata, Puya 
chilensis, Ageratina glechonophylla, Lupinus microcarpus, 
Gamochaeta stachydifolia, Quinchamalium chilense and Glan-
dularia porrigens. However, some plants seem to have 
been lost since 2010 because of  external influences. 
These are Eriosyce curvispina, Tristagma bivalve, Haplopap-
pus foliosus, Brachystele unilateralis and Chloraea berteroana. 
Urbanization and real estate activities already have cre-
ated victims in biodiversity. 

Associated with the vegetation, an extensive com-
munity of  animals find their living space in the dunes, 
adapting their existence to the specific environment. 
135 arthropods, 106 of  them endemic (Celis 2012, 4) 
and 75 vertebrates, of  which six are endemic in Chile 
(one amphibium, five reptiles, 62 birds, six mammals; 
Elórtegui 2005), find living conditions in the dunes. 
The insects are very important for the pollination of  
the plants (Lepidoptera, Hymenoptera). However, the 
fauna, too, is affected by urbanization. The amphibi-
um Rhinella arunco or the reptile Liolaemus gravenhorstii 
have not been observed since 2013. This is also true 
of  the birds Athene cunicularia, Nothoprocta perdicaria, 
Asthenes humicola, Phrygilus alaudinus and Elanus leucurus. 

Figure 2 – Geomorphology of  the dunes of  Concón (Source: Elórtegui 2005, 
17, modified by the authors).



17
Axel Borsdorf,  Rodrigo Hidalgo Datwyler & Sergio Elór tegui Franciol i

As found by Luebert & Pliscoff  (2006) the eco-
system of  the dunes of  Concón forms a community 
of  species which is perfectly adapted to the environ-
mental conditions. The phenology of  the vegetation 
resembles more a flowering desert than the Mediter-
ranean matorral (shrub). Villaseñor (2005, 112) de-
scribed it as follows: “this vegetation appears floristically 
unique, without many relationships with the vegetation of  the 
zone, and their species have more relationships with the semi-
desert of  the III and IV region of  Chile.” Although some 
species are present in other ecosystems, too, the com-
bination and the diverse interactions form the singular 
characteristics of  this habitat and generate an original 
setting. It corresponds to phenological studies in the 
flowering deserts of  Northern Chile (Vidiella 1999). 
In comparison with studies of  the shrublands of  the 
region of  Valparaíso, the dune vegetation appears 
largely unrelated to the climatic vegetation of  the re-
gion. It is a unique setting, which has not much varied 
within the last 15 000 years (Paskoff  et al. 2002). 

Results

To protect the dunes of  Concón, they were declared 
a Santuario de la Naturaleza on 5 August 1993. How-
ever, this national label is quite fuzzy (Praus et. al. 2011, 
131) and does not meet the internationally controlled 
criteria of  a biosphere reserve (Moreira & Borsdorf  
2014). Initially the protected area had a size of  45 ha. 
As early as 1994, however, and under pressure from 
developers, it was reduced to just 12 ha, to be expand-
ed again to 19.5 ha in 2006. The boundaries were again 
redrawn in 2012. Figure 4 shows the boundaries of  the 
protected area for the years 1954, 1993 and 2014 the 
renewed modification of  2012 was left out for better 
readability). The designation of  the protected area was 
carried out in view of  the emerging urbanization of  
the dune area from the north (Figure 4). 

Around 1995 development of  the dune area took 
up speed, with the involvement of  Euroinmobili-
aria, ARDAC, Costa Brava, Costa de MONTEMAR, 
GEOMAR, Manantiales and RECONSA. Within the 
space of  a few years, 34 blocks of  flats were built on 
the southern side and 14 blocks of  up to 34 floors 
on the northern side. Shopping centres sprang up on 

the western side, plus another 10 tower blocks. Ta-
ble  1 lists the residential space created. We estimate 
that about 40% of  these are second homes, with an 
upward trend. By 2012, declared second homes made 
up nearly half  of  the created residential space. 

Table 1 – Creation of  residential space in the Dunas de Concón 
1995–2015 (Source: census and authors’ calculations).
Year Built units % second homes

1997 7 855 No data

2000 3 173 29.7

2005 5 457 34.3

2010 4 437 40.1

2012 8 984 48.5

Nolana crassulifolia and 
Bahia ambrosioides 
shrubland (matorral)

Carpobrotus aequilaterus and 
Chorizanthe vaginata 

shrubland (matorral)

Ambrosia chamissonis 
shrubland (matorral)

Carpobrotus aequilaterus and 
Chorizanthe vaginata 
shrubland (matorral) Schinus polygama and 

Haplopappus uncinatus 
shrubland (matorral)

P a l a e o z o i c  r o c k s  o f  t h e  c o a s t a l  c o r d i l l e r a

H o l o c e n e  d u n e s

p o s t  P l e i s t o c e n e  d u n e s

Figure 3 – Profile of  the plant societies in the dunes of  Concón (Source: Elórtegui 2005: 22, modified by the authors). 

Asked what motivated the demand for second 
homes, a real estate agent answered, “It is about the 
qualities of  the coastal landscape. This is a central point. 
The demand for apartments in tower blocks is fuelled by the 
closeness to nature, the sea view and the short distance to the 
beaches. In addition, these apartments are well served by trunk 
roads and excellent infrastructure nearby.” He admits that 
there have been conflicts with the development plan 
in many cases and even demonstrations by the local 
population. “These have given rise to distrust of  development 
projects. In view of  the public protests the municipal authori-
ties have started to apply the building regulations more strictly.” 
Another agent lists the quiet situation, nature and the 
sea view. He said, “Today demand for second homes means 
searching for a residence that offers recreation and relaxation, 
not just in the holiday season but also at other times during the 
year.” His comment on the planning authorities, “We 
are in constant contact with those who issue building permits. 
(…) If  there is a particular regulation, we will find a solution 
to realize the project after all.” These statements are evi-
dence for the developers’ orientation on demand and 
for their power. 

All home owners we interviewed listed the location, 
the sea view, the proximity to the dune, the general 
quality of  living and the closeness to the shopping 
centres as criteria for their purchasing decision. Some 
residents did show sensitivity to the environment, “Yes, 
there are conflicts, because the high-rise buildings impair the 
landscape.” “There are great problems of  access and little har-
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mony with the environment.” “Yes, there are confl icts, because 
the environment, for instance the dunes, are being destroyed.” 
Others play it down, “I do not see any big confl icts here.” 
Or confl icts are noticed but not seen as problematic, 
“I think the view of  the dunes suffers, but I don’t mind.”

Discussion

With growing wealth in the middle and upper class-
es in Chile, new forms of  mobility have evolved with 
amenity and lifestyle migration (Borsdorf  2009; Bors-
dorf  & Hidalgo 2009). These include international 
forms (Hidalgo et al. 2014), however, in the munici-
pality of  Concón we fi nd almost exclusively an infl ux 
of  residents from the capital Santiago. Developers put 
large advertisements in Santiago’s daily newspapers to 
attract this clientele. Mountains and the sea is a fre-
quent argument (Borsdorf  & Hidalgo 2013).

The laissez-faire attitude of  planning authorities in 
the age of  neoliberalism in Chile has not stopped out-
side Concón. As a result, the economic power of  the 
developers means that they can realize their projects 
without any real restrictions. In doing so they pay no 
attention to the environment or to the regulations pro-
tecting the ecologically invaluable dunes. The agents 
benefi t from a growing class of  wealthy people, es-
pecially in Santiago, who appreciate the amenities of  
a second home between the coastal cordillera and the 
Pacifi c, with free view of  the sea, close to the beaches, 
good infrastructure and leisure options in the dunes. 
The new residents may notice the confl ict with con-
servation and the growing protest of  the locals, but 
they put their own interests over those of  the environ-

ment and the common good. And the protest is weak 
and still not formalized. No demonstrations or protest 
marches have been reported yet. 

Imbalances between the protected area and in-
creasing urbanization endanger the sustainability as 
huge residential and tourism projects are developed, 
which respect neither the environment nor the social 
coherence of  the municipality. This concurs with the 
results of  Jimenez & Sosa (2010) in Mexico, specifi -
cally in Cancun and the Riviera Maya, where urbani-
zation – like in Concón – has been realized without 
any planning and in their study area also without the 
implementation of  infrastructure. As a result, the 
morphology, the natural heritage and systemic rela-
tionships between the components of  the coastal eco-
system have been eliminated. 

The real estate sector operates through various 
mechanisms, ranging from developments which trans-
form the natural environment to the weak policy 
and land management instruments which neglect the 
protected area (Delgado 2008a). In the Metropolitan 
Area of  Valparaíso (AMV), territorial planning in-
struments, specifi cally the Metropolitan Valparaíso 
Regulatory Plan (PREMVAL) has been developed and 
implemented without considering the participation of  
neighbourhoods or civil society organizations (Hidal-
go et al. 2014).

The territorial consequences associated with this 
strategy are not only intensifi ed construction of  sec-
ond homes but also fragmented urban enclaves close 
to the traditional city centre. Social relations between 
newcomers and traditional residents are underdevel-
oped (Huete & Mantecon 2011; Huete & Mantecon 

Figure 4 – Property development of  the dunes of  Concón (Source: Celis et al. 2012, 51, modifi ed by the authors). 

Dune

Real estate development

Protected area

1954 1993 2014

Other

Punta
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Punta 
Las Capras

Punta
Montemar

0 0.75 1.5 km
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2013; Delgado 2008b). Similar issues have also been 
identified by Moss (2006, 2014). The socioeconomic 
transformations lead to an increase in the service 
sector, urban specialization, commodification (Perlik 
2014) and have a severe impact on common (and also 
public) property (Rudzitis et al. 2014).

In Concón this has not only meant continuing de-
velopment of  the dune area from the fringes inwards, 
but also intensive use of  the dunes for walking, pic-
nics, sand surfing and other sports. These are pursued 
without regard for the numerous valuable biocoe-
noses. Plants are being pulled up, animals disturbed in 
their habitat and the dunes destabilized. 

As early as 2005, Elórtegui developed a practicable 
alternative in the form of  a town in harmony with the 
dunes and presented suggestions for preserving biodi-
versity in the dunes through targeted protection, strict 
urban planning and new plantings. His proposals fell 
on deaf  ears. If  the authorities do not act, and it is 
highly unlike that they will, then it will take just a few 
decades for a protected area with a unique ecology and 
diversity to have made way for the development of  
luxury apartments for wealthy Chileans. 

The actors in the conflict in the coastal area are as-
sociated with the triad of  public agents, private en-
terprises and civil society. Installation of  real estate 
projects in areas of  high ecological vulnerability poses 
a threat to resident communities and the environ-
ment. In this context territorial defence groups have 
emerged and even explore the options of  due legal 
process to stem the real estate development

In this conflict, the real estate companies have the 
advantage of  their greater economic power. They 
benefit from the lack of  regulation by the local gov-
ernment (Hidalgo et al. 2014). However, it must be 
assumed that their activities may cause even more pro-
test by civil society organizations (Hidalgo et al. 2016).

Conclusion

The dunes of  Concón represent a unique ecosys-
tem with a high degree of  biodiversity, including many 
endemic species of  flora and fauna. Therefore they 
were declared a protected area in 1993. Since then a 
dynamic urbanization process and real estate devel-
opment has set in and numerous species have disap-
peared. Protection designations of  endangered habi-
tats often trigger conflicts with local land use. Such 
conflicts may arise out of  dire need if  they restrict the 
local population in their former land use and force 
them to adapt. In the case of  the dunes of  Concón, 
however, the pressure on the protected area does not 
stem from deprivation but from affluence. Second 
homes do not alleviate housing shortages, rather they 
are manifestations of  an increasing desire for luxury. 
They remain empty for much of  the year, yet claim 
acreage, resources and infrastructure. Only consistent 
regulatory policies can redress such abuse.
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