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Preface
We are not creatures of circumstance, we are the creators of circumstance.
Benjamin Disraeli (1827)
(Vivian Grey – volume II, book VI, chapter 7)
Given the development of urban design over the past 50 years and especially the past two decades, there is, at least to some degree, significant consensus about the qualities of ‘good’ urban design and of ‘better’ places. Good places are, for example, those where people want to live, work, rest, play and invest. A number of urban design policy documents also set out general qualities of good urban design – though what these mean for any specific time and place needs to be negotiated and agreed at the local level by key stakeholders and key interest groups. The contemporary challenge for policy and practice, however, is to ensure the delivery of better places. Thus, while the Urban Design Compendium (Llewelyn-Davies 2000) concentrated on what was considered good urban design in a UK context, some seven years later a second volume (Roger Evans Associates 2007) focused on delivering quality places.
Bringing together urban design, real estate development and the tools approach in public policy, this book explores the relationship between state and market with respect to design and development processes and outcomes. The overarching research question is:
	How successful are particular public policy instruments in framing (and reframing) the relationship between designers and developers to the advantage of urban design (place) quality?

Subsidiary questions are:
	What public policy instruments are available to facilitate better quality urban development and better places?
	How do particular policy instruments impact on the decision environments or opportunity space of developers and designers?
	In what other ways do particular policy instruments impact on design quality?
	Are some types of policy instruments more effective than others in facilitating higher quality development and better places?

The central research inquiry thus concerns the impact of urban design policy instruments on developers’, and thence on designers’, decision-making and, in particular, their impact on those factors – reward, risk, uncertainty, time, etc – that would make them more likely, or less likely, to provide higher quality development and to contribute to producing better places. The underlying proposition is that better quality urban design comes about when private developers decide, or are either motivated or compelled, to produce it as an integral part of their business strategies. This raises the important issue of how public policy instruments can be deployed to encourage/compel this shift.
The research questions posed in this book do not have simple and straightforward answers, and up to now relevant research has neither been consolidated nor discussed in terms of a policy instruments framework. In that context, this book seeks to advance the policy agenda in the hope that a clear focus on connecting high quality urban design to the practicalities of the real estate development process will reinforce momentum towards the creation of better places.
Steve Tiesdell and David Adams
University of Glasgow
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Real Estate Development, Urban Design and the Tools Approach to Public Policy
Steve Tiesdell and David Adams
Introduction
Urban design and place-making involves two key challenges – the first involves recognising what makes ‘good’ urban design and what constitutes ‘better’ places. The second involves delivering good urban design and creating better places on the ground. The first challenge involves, inter alia, developing and reflecting on normative theory about what constitutes a ‘good’ place. The second challenge typically requires close engagement with the real estate development process. This book deliberately focuses on the role and significance of design in the real estate development process, on the decision-making of key development actors and on the relationship between developers and designers. Its overarching object is to explore how higher quality development and better places can be achieved in practice through public policy (i.e. by state actions). It does not, however, interrogate the meaning of higher quality development, or of better places, which have both been addressed at length elsewhere. Instead, for the purpose of analysis, we intend to set aside these issues and focus clearly on delivery. We therefore make the assumption that, in any particular circumstance, ‘higher quality’ and ‘better’ can be defined and agreed and, in turn, made the object of public policy and design processes.1 If we know – or think we know – what better places are, it then becomes essential to understand how best to achieve them.
Urban design can be considered a process of enabling better places for people than would otherwise be created – this is becoming more commonly referred to as ‘place-making’. In this study, the primary concern is with urban design as public policy (Barnett 1974; 1982), reflecting its increasing prominence as a policy area in the UK and in many other countries. Although, in the narrowest sense, public policy on urban design might be equated to a planning or zoning system, we see it as a much wider activity, encompassing a fuller spectrum of state activities.
Urban design can be understood as a direct design and as an indirect design activity. George (1997) termed these design activities first-order and second-order design. In first-order design, the urban designer is a direct designer or ‘author’ of the built environment or a component of it – that is, the designer of a building, a public space, a floorscape, street furniture, an urban event or festival etc – in other words, a relatively discrete ‘project’ of some sort. In second-order design, urban designers design the decision environments within which other development actors – developers, funders, sundry designers, surveyors etc – necessarily operate. Decision environments are typically designed by means of plans, strategies, frameworks etc, but also by deployment and modulation of incentives and disincentives, such as financial subsidies, discounted land or infrastructure provision. Generally (though not exclusively) undertaken by the public sector, second-order design is similar to planning and to governance.
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