
THE PUBLIC REALM 
AND URBAN DESIGN 
Practice and Implementation 
Conference at Cardiff 
April 1992 
UDQ Issue 46 APRIL 1993 ISBN 0266-6480 

URBAN 
DESIGN 
QUARTERLY 



URBAN 
DESIGN 
GROUP 

forum for architects, town planners, engineers &• landscape architects 

The Urban Design Group, founded 15 years 
ago, has been established to provide high 
standards of performance and inter-professional 
cooperation in planning, architecture, urban 
design, and other related disciplines; and to 
educate the relevant professions and the public 
in matters relating to urban design. 
Membership is made up of architects, planners, 
landscape architects, engineers, surveyors, 
historians, lawyers, photographers, in fact any 
one interested in the quality of our built 
environment. Local authorities, practices, and 
universities are also members. 
The U.D.G. runs a series of public lectures, 
workshops and other events which are valid for 
C.P.D. The Kevin Lynch Memorial Lecture has 
attracted such speakers as Leon Krier, Peter 
Hall, Sir Roy Strong, and Sir Philip Dowson. 
Annual study tours are also organised. The 
U.D.G. publishes a quarterly magazine dealing 
with urban design issues and an Urban Design 
Source Book which identifies urban design 
practices, courses and members. This year the 
U.D.G. has worked closely with the R.T.P.I. to 

raise the profile of urban design. It has 
reciprical membership with a number of 
complementary organisations including Vision for 
London, and the British Urban Regeneration 
Association (B.U.R.A.). The U.D.G. has set out 
an agenda aimed at explaining urban design 
and how, using urban design principles, the 
quality of the environment can be raised. 
These principles are encapsulated in the 
U.D.G.s "The Good City". The Urban Design 
Group continues to grow. Membership is 
national, and each region has its own 
convenor, who organises local events. The 
subscription is £25 per year with a 
concessionary rate for students of £14. If you 
would like more information on the U.D.G. 
please contact: 

Susie Turnball, administrator: tel. 0235-815907 
fax. 0235-815696 

Roger Evans, Regional coordinator: 
tel. 0869-50096 

Jon Rowland, Chairman: tel. 071 388-2421 

University of Wales 
College of Cardiff 

PAPERS IN PLANNING RESEARCH 
Recent publications in this series of papers include the following: 

139 GIS and the Scientific Inputs to Urban Planning 
Chris Webster 

138 Local Government Revenue Monitoring - A GIS Approach 
Gary Higgs, Paul Longley and Dave Martin 

137 The Reservoirs Act 1975: A Case Study 
Chris Yewlett 

136 From Local Economic Dependence to Local Economic 
Development?: The Case of the Scottish Electronics Industry 
Nick Phelps 

134 Materials Considerations in Planning. The Significance of 
National Policy Guidance and Local Planning Policies in the 
Determination of Section 78 Appeals: A Case Study of South 
Hams D.C. 
Mark Tewdwr-jones 

133 Urban Regeneration and Design for Low Income Cities 
Carole Rakodi 

132 Private Sector Involvement in Local Economic Strategy 
Formulation: An Aggregate Analysis 
Dave Valler and Paul Askew 

131 Digital Highways: The New Telecommunications Era 
Kevin Morgan 

130 Rethinking Management in Local Government 
Robin Hambleton 

129 Issues of Data Integration for Rural Planning and policy-making: 
The Role of Geographical Information Systems 
Gary Higgs 

Department of City & 
Regional Planning 

TAUGHT COURSES & RESEARCH FACILITIES: 

BSC CITY & REGIONAL PLANNING & DIPLOMA 
TOWN PLANNING 
Sandwich 5-year full-time course. Recognised by the 
RTPI and also by the Chartered Institute of Transport 
(CIT) for those students taking transport planning options 
in the Diploma Course. 

MSc CITY & REGIONAL PLANNING 
2-year full-time course. Recognised by the RTPI. 

MSc URBAN PLANNING IN DEVELOPING COUNTRIES 
1-year full-time course. 

MSc TRANSPORT 
1-year full-time course in urban and regional transport. 
Recognised by the Chartered Institute of Transport (CIT). 

MSc & DIPLOMA TECHNICAL CHANGE & 
REGIONAL DEVELOPMENT 
1-year full-time courses. 
MSc/DIPLOMA HOUSING 
2-year full-time and 3-year part-time course. Both courses 
recognised by the Institute of Housing (loH). 

MSc STRATEGIC MANAGEMENT OF HOUSING 
2-year part-time (two days per month) post-professional 
course. 
MPhil & PhD BY RESEARCH 

For further enquiries please contact: the publications and admissions secretary, Mrs C. Trevett, Department of City & 
Regional Planning, University of Wales College of Cardiff, PO Box 906, Cardiff, CF1 3YN. Telephone (0222) 874882 



Urban Design Quarterly Issue 46 APRIL 1993 

THE PUBLIC REALM 
AND URBAN DESIGN 
Practice and Implementation 
Conference at Cardiff April 1992. hfe 
CONTENTS 
This issue of Urban Design Quarterly contains the papers 
from the conference on The Public Realm and Urban Design 
held at the University of Wales at Cardiff from 7-8 April 1992. 
The conference was organised by Sam Romaya of the 
Department of City and Regional Planning in conjunction 
with the RIBA, RTPI and the UDG. 
INTRODUCTION 2 
John Billingham and Sam Romaya, who jointly edited the 
proceedings, have written the introduction and an overview 
of the implications for Practice and Education. 
DECLINE AND RENAISSANCE 4 
Francis Tibbalds, who died in January 1992, helped with 
the planning of the event so a paper he gave to the Urban 
Futures conference in Liverpool in September 1991 on a 
related subject has been included. 
THE PUBLIC REALM - WHO CARES? 10 
Michael Welbank, President of the RTPI in 1992, reviews 
the attitudes taken by the Government, by the political 
parties, professionals, planning authorities and the public. 
UNDERSTANDING COMPLEXITY 14 
Kelvin Campbell, Chairman of the Urban Design Group in 
1991/2, argues that the art of building cities has been 
squeezed out by adopting a hierarchy of roads and seeking 
to eradicate rather than manage conflict. 
URBAN HOUSEKEEPING 16 
Alfred Wood emphasises the qualities of traditional cities in 
their mixed use, non-traffic dominated enjoyable spaces. 
Sensitive urban management is critical if cities are to be 
revived by making the public realm more agreeable. 
REVIVING THE CITY 21 
Duncan McLaren presents an environmental agenda for 
urban design which is based on a return to higher urban 
densities, providing facilities closer to their users, and travel 
by foot, bicycle or improved forms of public transport. 
THE DEVELOPER AND URBAN DESIGN 28 
David Lock examines the structures of the development 
industry, the factors developers require to be met when 
funding schemes, the tendency to privatise parts of the 
public realm and the new direction of sustainability. 
LOCAL PLANS AND URBAN DESIGN 32 
Les Sparks describes Birmingham City Council's recent 
initiatives in their commitment to Urban Design. This began 
in 1988 and was followed by a commissioned Urban Design 
Study in 1990 and the establishment of the new Department 
of Planning and Architecture in that year. 

PEOPLE AND CARS 38 
Ewart Parkinson, Past President of the RTPI, refers to his 
work in Cardiff to give pleasure and convenience to its 
citizens and surprise and delight to strangers. 
URBAN DESIGN FOR SMALL TOWNS 40 
Richard Parnaby practices in Abergavenny and 
demonstrates the way in which urban design happens at 
present. He proposes that Local Plans should include 
explicit guidance on the form of future development in 
relation to the existing urban fabric. 
BIG SITES: CREATING A SETTING 44 
David Walton describes the ways in which a robust long life 
overall framework can be established to allow individual 
architects freedom within defined urban design requirements. 
CARDIFF BAY: THE INNER HARBOUR 48 
Hank Haff gives an overview of Benjamin Thompson 
Associates approach to creating development on a human 
scale with a diverse range of uses. He shows how this has 
been applied to providing accessibility and a dynamic place 
for new life and activities in Cardiff Bay. 
THE ARTIST AND URBAN DESIGN 52 
Sally Medlyn considers the role of artists in the urban 
design process. As Director of the Cardiff Bay Art Trust she 
has been involved with the Cardiff Bay Development 
Corporation in the Strategy for Public Art. 
TRAINING OF URBAN DESIGNERS 54 
Richard Silverman and Sam Romaya present different 
views about the way in which architects and planners can 
make a contribution to urban design and whether there are 
any implications for the educational process. 
CONCLUDING DISCUSSIONS 56 
Richard MacCormac chaired the final discussion session 
and gave some concluding remarks concerning his views on 
urban design. 
List of Participants ends this section. 
BOOK REVIEWS 60 
John Punter reviews books on the aesthetics of landscape 
and the aesthetics of built form. 
Michael Biddulph reviews a book concerning architecture 
and planning today. 
ACKNOWLEDGEMENTS 
The editors would like to acknowledge the financial support 
of Grosvenor Waterside Developments and the Cardiff City 
Council in publishing this special issue of Urban Design 
Quarterly, as well as the assistance of the Department of 
City & Regional Planning in producing material for the issue. 

ILLUSTRATIONS from Francis Tibbalds' book " Making 
People-Friendly Towns" shown on the cover and on pages 
5, 7, 9, 32 and 61 are reproduced by permission from the 
Longman Group UK Ltd. who published it in 1992. 
The logo on this page was designed by Bill Davies. 

FORTHCOMING ISSUES: TEACHING URBAN DESIGN IN 
OTHER COURSES, 
A GENERAL ISSUE AND 
PUBLIC PARTICIPATION IN 
URBAN DESIGN 

E D I T O R and L A Y O U T John Bill ingham. E D I T O R I A L GROUP John Bill ingham. Kelvin Campbell. Roger Evans. Francesca Morrison. Bob Jarvis. Tim Calchpole. Martin Richardson. Alan Simpson. 
P R I N T I N G Dalton Primers. DTP Janice Cole. C O P Y R I G H T Urban Design Group and Department of City and Regional Planning, University of Wales College of Cardiff ISBN 0266 6480. 
Material for publication or review should be addressed to: The Editor. 26. Park Road, Abingdon, Oxon O X I 4 IDS. Tel: 0235 526094. Quarterly is free to Urban Design Group Members (Subscription £25.00 
with Students £14). The Urban Design Group is not responsible for the views expressed or statements made by the individuals writing in this journal. 

URBAN DESIGN QUARTERLY APRIL 1993 1 



The Public Realm and Urban Design: Practice and Implementation 

INTRODUCTION 
John Billingham and Dr. Sam Romaya 
provide an introduction to some of the 
issues arising from the conference 
which affect practice and education. 

John Billingham 
In writing an introduction to papers from 
the conference I wanted to concentrate 
mainly on the implications for practice as 
emphasised in its title. 

I f we define the public realm as being 
those areas which normally lie between the 
recognised frontages of buildings then part 
of it is comprised by adjacent developments 
and their associated ownerships and the 
remainder wi l l normally be the 
responsibility of the local authorities. 

This point was particularly addressed by 
Michael Welbank who wanted to see the 
urban estate vision such as Bloomsbury and 
Regent Street recreated to integrate the 
private ownership and public areas that are 
usually separately handled. 

Richard MacCormac (a long time 
member of the Urban Design Group) in his 
years as RIBA President has sought to 
emphasise the importance of urban design 
to the profession and a number of urban 
design workshops have been held in 
various cities around the country to 
demonstrate the potential of architects 
considering the wider context than is 
normally available. He also believes that it 
would be beneficial to establish urban 
design codes for a development site which 
could determine the height of development, 
mix of uses and site density. 

PROSPECTS 
In reality the brief that most architects get 
and the land ownership covered limits the 
contribution they can make to the true 
public realm unless a large site is divided 
up by permanently open streets or 
walkways as in the case of Canary Wharf 
or other large development sites. Another 
approach is for an urban design brief to be 
available for all development sites on the 
lines suggested by Richard MacCormac. 
Whether all architects or their clients would 
be prepared to subscribe to such limitations 
is debatable as in many cases where they 
have worked well the body laying down the 
guidelines has been the landowner as well. 
As Richard Parnaby points out there are 
few Local Plans (or perhaps more 
appropriately supplementary guidance) 
which bring out the essential urban 
characteristics of an area both in analytical 

terms and in proposals for its enhancement. 
What is needed is both a strategic 
assessment of urban form and detailed 
proposals for the enhancement of the public 
realm; Birmingham is to be complimented 
on the steps that it has taken to put such a 
policy into effect. I f other local authorities 
followed that example and produced 
strategic urban design plans with more 
detailed Public Realm plans showing how 
individual parts could be improved then 
this would be a major step forward. 

This could only be done effectively if a 
local authority gave one department, 
committee or agency the duty and resources 
to produce plans for enhancing the urban 
area. There are many good case studies of 
pedestrianised streets where this 
coordination has been achieved but most 
areas of our cities wi l l still serve as traffic 
streets in whole or in part where the two 
sides of the space are still not considered 
together. 

The reason why such work has not been 
done is in part Central Government's 
attitude towards local authorities, resulting 
in declining financial resources but also in 
part because the public realm as a whole 
has not been considered a sufficiently 
important issue; I also do not believe the 
professions have given enough of a lead to 
demonstrate the benefits that could result. 

Finally, in common with Francis Tibbalds 
and Kelvin Campbell I believe that the 
educational structure of those concerned 
with the built environment could be 
changed to benefit all professions and 
society. Joint training of architects, 
planners, landscape architects and traffic 
engineeers could occur in at least the first 
year before specialising, with joint projects 
arranged in subsequent years. That does 
already occur in principle in some places in 
the world but it is the exception not the 
rule. In the UK it seems, as far as I am 
aware, there has not even been an adequate 
exploration of the route to joint 
qualifications which the RIBA and RTPI 
postulated a few years ago. That in itself 
would be a start but it is not in my view 
radical enough to begin to achieve a better 
understanding of what the public realm 
could contribute to a civilized way of urban 
life. 
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Dr. Sam Romaya 
Design has assumed a high profile in 

recent years. Since the Prince of Wales's 
television programme 'Vision of Britain' 
was screened there has been a debate about 
the design of the urban environment. To 
what extent have the professionals been 
effected by the public debate ? 

In response to this Renaissance in urban 
design, different institutions have reacted in 
different ways. In professional journals 
(The Planner) we read of a range of 
responses to this situation; some academic 
institutions maintain that their course in 
urban design " ...does not only teach 
students about design - it sets out to make 
them into designers." Some professionals 
have ".. argued that the design controversy 
could be moderated by clear design 
statements in democratically adopted local 
plans. These would give guidance on 
matters such as density, mix, access, bulk 
and urban character and context." Such 
statements are confusing to the 
professionals and absolutely baff l ing to the 
public. Yet in both cases, the views 
expressed are not just valid, they are also 
vital and necessary. But they are only two 
pieces in a complex jig-saw. 

There are two basic issues to resolve ; 
who is responsible for the design of the 
urban environment ? How is the design of 
the urban environment achieved ? 

Traditionally architects have been 
responsible for the design of buildings; 
though in many cases this responsibility has 
been extended to aspects of urban design. 
Up to the first half of this century, the large 
proportion of planners had still been trained 
as architects first. In recent decades this 
proportion has declined dramatically. Also, 
the demarcation in the responsibilities of 
the two professions has sharpened. 

It is important to recognise that urban 
design could be considered a separate 
discipline. Though architects may have an 
advantage in pursuing an associated design 
discipline such as urban design, planners 
could equally have an appropriate training 
to qualify in urban design. But not every 
architect is necessarily a good urban 
designer potentially; neither is it valid to 
assume that every planner could or should 
be trained to become a good designer. The 

training of urban designers is being dealt 
with in the report of the final session of the 
conference, with two contributions and a 
discussion chaired by Richard MacCormac. 

It is perhaps more appropriate to address 
how urban designers meet the new 
professional challenges. Francis Tibbalds 
was quite heroic in his bid to bring together 
a professional body, the Urban Design 
Group, to co-ordinate efforts to meet the 
new challenges. The recent development of 
extending the activities of the group to 
regional areas is welcomed; this is being 
achieved not only through annual 
conferences being held outside London, but 
also with the formation of regional 
branches (the Cardiff Branch was launched 
on 2nd March with support from Cardiff 
City Council). 

There has been a re-assessment of the 
contents of training courses; and although 
there is no clear structure at the moment, it 
is hoped that the RIBA and the RTPI would 
co-ordinate the training and educational 
courses together with the Urban Design 
Group. There is still a vital issue which has 
to be addressed - the content of such 
courses - and indeed the issues urban 
design should address. Is the current 
practice adequate ? There is need for much 
research in the field. Is the work of 
Camil lo Sitte, Ed Bacon or David Gosling 
adequate for meeting the needs of Urban 
Regeneration, Renewal programmes or 
comprehensive docklands redevelopments ? 
Francis Tibbalds identified ten or a dozen 
areas which deserve special consideration. 
These have to be researched in the light of 
current technology, transportation systems 
and land uses. What are the implications of 
current pedestrianisation schemes or traffic 
calming procedures on our perception of 
the urban space, skylines or serial vision ? 
There is a need to update "Urban Design" 
with post-graduate research in academic 
institutions with Department of the 
Environment funding and even local 
authority sponsored specialist studies, as in 
the recent studies at Birmingham. Perhaps 
this could be one of the objectives of the 
Urban Design Group. 

The responsibilities of the urban designer 
relate to the design of spaces between 
buildings, co-ordinating input from a 
number of professionals - architects, 

planners, landscape architects and engineers 
including such features as scale, proportion, 
texture, colour, architectural form and style. 

In many cases, the lack of adequate 
training for planners in the field of design 
is the main reason for the controversy with 
architects over development control duties 
of planners and planning authorities. The 
main aim of any special design education 
for planners is to equip candidates with the 
necessary skills to fu l f i l their duties in 
relation to development control, local plans 
or the preparation of design briefs and 
relevant negotiations. A basic course could 
include lectures, design projects or 
observation exercises which would be 
selected essentially to develop the 
candidates' critical faculties in the f ield of 
design. Just as a good art or music critic 
does not have to be a good artist or 
musician, every development control 
officer or planner does not need to be a 
good urban designer, but a deep 
appreciation of design is needed. Such 
skills must not be left to be learnt after 
graduating. 

Similarly courses for architects could 
benefit from a planning component in their 
curricula, which would not only provide a 
better understanding of the planners' 
approach to the built environment, but it 
would also foster better means of 
communication between the professions. 

Planning candidates with the aptitude for 
and interest in design could be offered an 
option in urban design in the latter half of 
their courses. Successful completion of 
such options would form the basis of a 
post-graduate course leading to a diploma 
in urban design (the basis for such a system 
does exist). There is much potential 
interest in such courses at present, as well 
as demand for graduates with such 
qualifications. There are two difficulties 
which must first be resolved. The first 
centres on the funding for setting up such 
courses. The second relates to the possible 
professional endorsement or recognition 
either by the RTPI, or joint ly by the RTPI 
and the RIBA. In due course, the Urban 
Design Group, which was formed on an ad 
hoc basis, could perhaps become a 
professional body representing urban 
designers. • 
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THE DECLINE AND 
RENAISSANCE OF 
THE PUBLIC 
REALM 

Francis Tibbalds 

Francis Tibbalds DipArch(dist), 
MPhil(Lond), RIBA, PPRTPI, FRSA, FFB, 
who died in January 1992, was 
Chairman of Tibbalds Colbourne Karski 
Williams Monro, Architects and 
Planners; President and Founding 
Chairman of the Urban Design Group; 
Past President of the Royal Town 
Planning Institute; Senior Vice 
President, European Council of Town 
Planners; Visiting Professor, Bartlett 
School of Architecture and Planning, 
University College London. 
He gave this talk at the Urban Futures 
Conference held in Liverpool from the 
27th to 29th September 1991. 

The public realm is, in my view, the most 
important part of our towns and cities. It is 
where the greatest amount of human 
contact and interaction takes place. It is all 
the parts of the urban fabric to which the 
public have physical and visual access. 
Thus, it extends from the streets, parks and 
squares of a town or city into the buildings 
which enclose and line them. 

I want to suggest, however, that the 
public realm in many countries is under 
threat and never more so than in the last 
decade. Great Britain, for example, used to 
be acclaimed for leading the world in 
civilized urban living - in transport, 
housing, health and culture. It had a very 
rich public domain. 

DECLINE OF THE PUBLIC REALM 
Yet we are now witnessing a serious 
decline of this rich domain. Many of the 
world's towns and cities - especially their 
centres - have become threatening places -
littered, piled with rotting rubbish, covered 
in graffiti, polluted, congested and choked 
by traffic, ful l of mediocre and ugly poorly 
maintained buildings, unsafe, populated at 
night by homeless people living in 
cardboard boxes, doorways and subways 
and during the day by many of the same 
people begging on the streets. 

Developers and owners gate their 
developments. They exclude the public 
from shopping centre malls and street level 
office atria at evenings and weekends. 
Most new buildings do not say "Come 
in welcome", they say "sod off. go 
away!". Buildings and cities have, to 
many, become little more than vehicles for 
making money. 

At the same time that the public realm 
has declined there has been a corresponding 
flourishing of the private realm - with an 
emphasis on privacy, retreat, personal 
comfort, private consumption and security. 
Looking after me first, in a rather nasty 
thing called the "enterprise culture". The 
public realm is an SEP (for those 
unfamiliar with Douglas Adams - someone 
else's problem). The Thatcher era has left 
an appalling legacy of "selfishness". 

And it all adds up to a pretty depressing 
physical picture. Birmingham, for 
example, typifies a UK city centre which 
underwent rapid change in the 1950s and 

1960s in terms of unprecedented built 
development and highway construction. It 
now offers a physical environment which 
falls far short of current public aspirations. 

The decline and neglect of the public 
environment, taking place in many towns 
and cities around the world, is largely a 
result of poverty of imagination, lack of 
caring and underinvestment of resources. 

Towns and cities are losing their identity 
and becoming drab traffic-oriented, tower 
block dominated, congested, polluted 
places that are the same all over the world. 

Shops and shopping have had a 
particularly devastating impact on many 
towns and cities - from the banal fascias 
and huge, bland glazed display areas which 
bear little relationship to the building in 
which they are set, to the ubiquitous indoor 
shopping mall, out of town centre and 
one-off cash and carry facility - all of 
which exhibit generally mediocre standards 
of design. 

Why has so much indifferent, unfriendly 
and often plain ugly development been 
allowed in our towns and cities? Why is so 
much new development impermeable and 
hostile? Why have we been so keen to 
push pedestrians underground or up on 
decks? Why does that twentieth century 
urban phenomenon - the mu I ti-storey car 
park - invariably produce such a depressing 
internal and external environment? Why 
does "after care" get so little attention, 
when all around us the public environment 
is polluted by litter, graffiti, fly-posting, 
vandalism and wilful neglect? 

The sobering fact of the matter is that 
most urban areas have become a mess, they 
are not people-friendly and over the past 
few decades, albeit with the best intentions, 
we have only succeeded in making the 
situation incomparably worse. We need a 
fresh look at what really matters to people 
who use urban areas. We need to look at 
urban areas as a whole and not as a series 
of unrelated, but competing, sectoral 
interests. Most of all we need the 
commitment of the inhabitants and users of 
cities and towns. They must be interested 
not just in creating commercial viability, 
tourist attractions, l ivability, sustainability, 
green-ness or any of a dozen, trendy 
epithets now being applied to urban areas, 
but they must shout loudly "we want a 
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St. Martin's Lane, London shows what can be achieved with its rich mixture of uses 
and enormous variety in the age and style of its architecture. 

better quality of life for the city as a whole" 
and commit themselves to achieving this. 

IMPROVING THE PUBLIC REALM 
So how can we improve the design and 
maintenance of a public realm which is 
currently so starved of imagination and 
resources? 

I have addressed these and other 
questions in a book about "Making 
People-Friendly Towns"; the basic message 
is a very simple and non-negotiable one -
the achievement of "better urban design" 
must be a fundamental objective of both the 
planning system and the development 
industry in this country. 

Urban designers deal in dreams, or 
visions. They need all sorts of tricks up 
their sleeves to implement those visions or 
to persuade others that they are worth 
implementing. Codes and Rule Books can 
be part of the "tools of trade' of the urban 
designer, but only part. We must be careful 
not to make everything too prescriptive -
too neat and tidy. Urban areas are messy 
and complex, rich and muddly. The 
process of urban design needs to leave 
room for messiness and complexity! 

My starting point is that design is not 
something rather superficial, added when 
everything else is decided. The dreadful 
phrase aesthetic control does, I 'm afraid, 
conjure up exactly the wrong impression. I 
am sure that delegates wi l l know the story 
about the aftermath of a hurricane in the 
United States. An anxious Chairman of a 
major retailing development company 
called the manager of a shopping centre 
which lay right in the hurricane's path to 
enquire what the damage had been. "The 
buildings are fine" he was told, "but the 
architecture's got blown away". That is the 
problem! too many people regard "design" 
as some kind of magic dust that you 
sprinkle on at the end, when all the really 
important things have been decided. A bit 
of patterned masonry here... a few dormer 
windows and mansards there... funny 
shaped windows... stick on unusable 
wrought iron "balconies" and, the 
ubiquitous wall to wall red brick paving. 
This is happening everywhere. Good 
design has a lot more substance than that -
it is about the entire physical make-up of 
the public realm and its subsequent care 
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and management. Urban design is not a 
magic dust that can be sprinkled on to 
make everything look okay: it is an integral 
part of the planning and management of an 
area. 

RECENT DEVELOPMENTS 
I f you want to see what, left to its own 
devices, the private sector produces, one 
need look no further than the Isle of Dogs 
in London's Docklands. You won't exactly 
f ind a people-friendly public environment. 
The British Government's flagship of 
Enterprise Culture Development and the 
urban design challenge of the century adds 
up to little more than market-led, 
opportunistic chaos - an architectural circus 
- with a sprinkling of post-modem 
gimmicks, frenzied construction of the 
ghastly inappropriate trans-Atlantic lumpy 
transplants of Canary Wharf and a 
fairground train to get you there. It is a 
disappointment to those who live and work 
there. There were two necessary 
intermediate steps between balance sheets 
and building, that got missed in the rush. 
They are called "consulting the local 
community" and "urban design". 

In London you wi l l also find hundreds of 
thousands of square feet of empty office 
floorspace - equivalent to 20 Canary Wharf 
towers, 25 mil l ion sq ft. enough to hold 
166,000 people and more than the entire 
office stock of Birmingham according to 
one commentator. How absurd then, in a 
country that championed historic building 
and conservation legislation, that Lord 
Palumbo is being allowed to demolish a 
complete block of listed Victorian buildings 
in the City of London to build even more 
office floor space! 

There are some people from the United 
States at this Conference. I 'm sorry to say 
that the UK, and London in particular, has 
suffered rather horribly at the hands of 
some of your compatriots - for example, in 
the West End, the City and Docklands. It 
may well turn out to be a great place to 
hang pictures and the grand staircase isn't 
bad, but I have a lot of sympathy for the 
"Guardian's" description of the new 
"Sainsbury wing" at the national Gallery 
designed by US architect Robert Venturi -
"A dull grey building designed by a dull 
grey architect in a drab slab of a place 

where it's always raining". And Grand 
Buildings reached the depths of banal 
absurdity with the building of a replica of 
what existed on the site in a cardboardy, 
Disneyland manner. 

Nor do I have any time whatsoever for 
the acres of classical wallpaper now being 
rolled out over big development schemes in 
a bid to make large commercial buildings 
acceptable. For the second stage of 
London Bridge City, you may recall we 
were offered a "Houses of Parliament 
lookalike", "Venice on Thames" and 
"mediocre modem". "Venice" won the day 
and the site opposite the Tower of London 
wi l l shortly be graced with a crude piece of 
stage-set fakery that has relevance neither 
to London, the River Thames nor the 
Twentieth Century. 

Quite recently, the revised proposals for 
the area north of St Paul's Cathedral -
Paternoster Square - were publicly 
launched. What in two dimensions is quite 
an interesting urban design plan - providing 
one doesn't pretend it's all about recreating 
medieval streets and alleys - in three 
dimensions completely misses the 
opportunity to demonstrate how rich, 
mixed-use public environment can be 
created with buildings and spaces which are 
appropriate to their time. There are no 
public buildings - just more and more 
office space. 

There is a better way! These 
misconceived, clumsy film-set schemes 
have no relevance to the problems of the 
last decade of the Twentieth Century in 
general or the buildings being so covered in 
particular. 

Are we really content to create 
"fake-believe" theme parks in our great 
towns and cities? Doesn't it devalue to the 
point of absurdity the real thing? Already 
visitors to the UK have diff iculty 
distinguishing real historic buildings from 
all manner of recent fakes which have no 
relation to their precedent in either scale or 
detail. The satirical magazine "Private 
Eye" quite rightly lampooned the whole 
ghastly situation, with its cardboard cut-out 
competition. 

COMMITMENT AND INVESTMENT 
Both political commitment and public 
investment are required. Ministers are 

rarely persuaded that there are votes in 
design or a good environment. I cannot 
escape the conclusion that politicians have 
not got the priorities right in terms of our 
long term needs. I also conclude that 
considerable public investment is urgently 
required to complement what the private 
sector is prepared to do. 

In New York and some other cities the 
opening up of ground floors to public use is 
viewed as a public benefit, which often 
brings to the developer a bonus of 
additional floorspace and storeys. The 
planning system should not need to rely 
upon such crude horse-deals. The 
contribution that a development makes to 
the public realm is not some kind of 
negotiable afterthought - it is probably the 
most important factor about the 
development. Yet acceptance of that single 
statement wi l l require a complete 
reorientation of development and planning 
attitudes throughout the world. Planning 
permission, quite simply should never be 
granted unless the proposed development 
clearly enhances the public realm and 
provides, where appropriate, facilities and 
amenities for pedestrians at street level. 

Looking after towns and cities also 
includes after-care - caring about litter, 
fly-posting, where cars are parked, street 
cleansing, maintaining paved surfaces, 
street furniture, building facades and caring 
for trees and planting. After-care matters 
every bit as much as getting the design 
right in the first place. 

Much harm has been done to the public 
realm, especially during the past twenty or 
thirty years. It is almost too late. But I 
believe the decline of the public realm can 
be halted and reversed i f we - politicians, 
professionals and the community - are 
prepared to commit ourselves to a new set 
of objectives and a new agenda for caring 
about our urban areas - particularly the 
central areas of towns and cities, which of 
late have become so squalid. Above all, we 
must care again about the design, 
management and maintenance of the public 
realm . 

So, how do we make things better? 
Urban achievements occur over long time 

spans. There is the need to take a twenty to 
f i f ty year view of a city's future: not a three 
or four year one. It is vital to look beyond 
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what is politically expedient in the short 
term. Short term cycles in the development 
market, coupled with the relatively 
short-term periods of office of central and 
local governments, do not provide the best 
context for the achievement of long term 
visions. A coalition of interests is required, 
subscribing to an agreed vision and 
committed to making it happen over a 
potentially very long time scale. There 
need to be one or two, key, simple, cogent 
ideas which are easy to grasp and wi l l 
capture the imagination of the community 
and its leaders. 

Now, a word about the recession. It is 
vital, particularly at times of recession and 
a slowing down of development activity, 
that cities hold out for what is right in the 
longer term. Compromise, poor quality, 
development at any price wi l l cause 
long-lasting damage and quickly be bitterly 
resented. Recessions in the construction 
industry actually provide wonderful 
opportunities to sort out some of the 
problems of the past, to take stock of the 
town or city and decide what is best for its 
future. It is a chance, not to make 
imprudent concessions to developers, but to 
retain low-cost, smaller uses, while 
preparing for a future up-turn. 

PRINCIPLES 
HRH The Prince of Wales gets rather a 
mixed press. Personally, I can't commit 
myself to everything he believes in, 
especially classical pastiche, and he doesn't 
always seem to have the most appropriate 
advisers, but having had the opportunity of 
a number of discussions with him, it is 
quite clear that he cares about similar 
things to all of us and has over the past few 
years rendered an enormous service to 
architecture, planning and urban design by 
getting them talked about by the 
community at large. 

As you know, he set out his own ideas 
for better design in the famous "Ten 
Commandments" in the book version of "A 
Vision of Britain". 

I also had a go at these, in response to the 
challenge that he threw out during the 
television version of the same title, as he 
has subsequently publicly acknowledged in 
a humourous vein - "first down the 
mountain" and all that! 

Siena - there is no reason why new environments should not have the same rich, 
organic, individual qualities without resorting to slavish reproduction of film set 
townscape. 
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I haven't time to go through them 
properly, but I 'd like to remind you of the 
headings, because I believe the principles 
are very relevant: 
1 Places are more important than 

buildings 
.... we need to stop worrying quite so much 
about individual buildings and think about 
places as a whole. 
2 We need to learn f rom the past 
.... why do traditional towns and buildings 
work? Why do people like them so much ? 
Why shouldn't new development have the 
same richness, individuality, intricacy and 
"user friendly" qualities of older places? 
3 Uses and activities need to be mixed 
.... zoned separation of uses kills urban 
areas. Living, working, trading, shopping 
and playing all gain from being linked. 
Mixed uses make for lively, safe 
environments. 
4 Human scale is important 
.... buildings are perceived at different 
distances. Getting it right close to eye level 
- close to people walking about - is 
particularly important. We need to care 
again about "craftsmanship" in building. 
The integration of pieces of art on and 
around buildings has for centuries enriched 
public environments - the "percent for art" 
campaign merits our wholehearted 
supported. 
5 So is freedom of pedestrian movement 
.... new buildings tend to be large and 
slab-like. They block pedestrian 
movement. We've got to find ways of 
making urban environments "permeable" -
encouraging a fine grain of pedestrian 
movement through and between buildings. 
6 Accessibility for everyone 
.... towns and cities are about human 
contact. Urban areas need to be as 
accessible as possible to everyone, 
regardless of age, background or ability. 
Above all, people need to have a say in the 
design of the physical environment in 
which they live, work, shop and play. 
7 Urban environments need to be clear 

or " legible" 
.... they must help people as pedestrians or 
drivers understand where they are, how the 
town is arranged and where to go for 
different places, amenities and facilities. 
Quite simply, you should not have to rely 
upon signage - however nicely designed! 

8 We must bui ld lasting, " robus t " 
environments 

.... traditionally, buildings in successful 
urban areas have had a remarkable ability 
to adapt over time to changed 
circumstances and different uses and 
opportunities. We need to continue that 
quality of "robustness" in new buildings. 
9 We need to be more sensitive in 

control l ing the scale and rate of 
change 

.... change of any kind is painful -
particularly so when it occurs on a large or 
"comprehensive scale". To the extent that 
modern day development can be achieved 
incrementally - healing or mending the 
edges as it goes - the more acceptable it is 
likely to be. 
10 We need to be concerned about how it 

all comes together to form a r ich, 
attractive, enjoyable "publ ic realm" 

.... new development in our towns and 
cities needs to be more sensitive, more 
friendly - not anonymous, hostile 
"megalumps". There is room for a lot more 
fun. Colour, pattern, decoration, texture, 
rich materials - as well as technical 
excellence and innovation - must combine 
to make buildings and places that are 
actually enjoyable for ordinary people to 
use and look at. 

I believe, then, that simple rules or 
principles for the design and management 
of the public realm can, used properly, have 
an effective role and I managed to turn the 
list into a draft Ministerial Circular about 
design, which the RTPI sent to Chris Patten 
when he was Secretary of State for the 
Environment and. to my delight, he quoted 
extensively in his speech last year to the 
Royal Fine Art Commission. Whether 
anything further happens to it in the 
corridors of power remains to be seen. 

ACTION 
There are a number of important things that 
need to happen to secure the renaissance of 
the public realm. Here's five suggestions 
I 'd like to make: 

Firstly, we need greater commitment 
from Central Government and the 
responsible environmental Ministers. They 

need to take a greater interest in the design 
of the public realm. It is not enough to 
grumble about litter. Litter is a symptom of 
decay in a public environment which is 
being starved both of expenditure and 
imagination. We are drifting towards an 
environment of private squalor. 

It is diff icult to legislate for good design. 
That doesn't mean that we mustn't try. For 
example, in the United Kingdom, I would 
like to see the Secretary of State for the 
Environment promulgate a forceful piece of 
advice to planning authorities which can be 
given considerable weight in deciding 
planning and development applications. As 
a minimum, design must become a material 
consideration in determining planning 
applications. The hands ^ b r i g a d e have 
failed totally to demonstrate that the public 
environment is safe in their hands in the 
absence of planning control and design 
guidance1. 

Secondly, some radical changes are 
needed in the training of the professions 
concerned with the design of the urban 
environment - architects, town planners, 
landscape architects, engineers, surveyors, 
estate managers and so on. The gaps 
between them have got to be closed. It is 
all too often in the Schools that the rot sets 
in. What is needed is joint training at every 
opportunity - shared foundation courses, 
interdisciplinary projects and 
staff-swapping between departments. 

Thirdly, Urban Design needs to be 
properly recognised within local planning 
authority structures. It is more than a tame 
architect giving, on a part-time basis, 
design observations on never-ending piles 
of mediocre planning applications. It is 
about caring for the physical quality of the 
area as a whole - looking after its past and 
designing its future. It is about making 
good things happen. 

Fourthly, what can the professional 
institutions do? they should be aiming to 
draw into the professions people with the 
right capabilities to improve the urban 
environment. Design skills are important. 
But so is a sensitive approach to the 
after-care and management of places, an 
understanding of the economic and social 
dynamics of change and the ability to seize 
opportunities as they are presented. 
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Fifthly and finally, community and 
professionals must always be thinking good 
design. Good design means added value. 
It also means caring about the community 
and their physical environment. 

What is required to achieve the vision of 
towns and cities which are more people 
friendly is not head-on confrontation -
usually messy and unsuccessful - but, 
instead, the reinforcement of existing 
worthwhile initiatives and momentum and 
the abandonment of the detrimental ones. 
The trick is, judo-style, to give a good push 
to everything which is going in the right 
direction. At the same time we must stop 
accepting the mediocre and second best in 
town design. • 

Note that since this talk was given PPG1 
has been revised as described in Michael 
Welbank's contribution to the 
conference. 

Top: Places are more important than 
buildings. The Pompidou Centre 
provides a stage setting tor the 
activities in front of the building and the 
means to enjoy panoramic views of the 
city. 
Bottom: Making the city clear and 
legible. The Duomo in Florence creates 
a landmark from both distant views and 
within the city. 
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The Public Realm 
Who Cares? 

Michael Welbank 

Michael Welbank is an architect planner, 
Director of Shankland Cox and was 
President of the Royal Town Planning 
Institute during 1992. 

The prospectus for the conference claims 
that urban design is fraught with practical 
difficulties - technical, logistic, aesthetic 
and bureaucratic; without doubt that is true, 
but the danger of a conference such as this 
is that it wi l l bring together fervent 
believers in urban design and that we wi l l 
all be preaching to the converted, 
mesmerised by the high quality of the 
examples presented and by the stories of 
success. 

We must beware of the euphoria arising 
from such presentations. It is I believe 
more useful to try to identify the forces 
ranged against the cause of urban design, 
motivated either by positive antagonism or, 
as is more usually the case, apathy. It is 
my contention that the urban design 
resources of this country are widespread, 
skilled and numerous. The problem is a 
practical one of releasing this potential. 
Who cares? Who are the enemies? What 
are the obstacles to the achievement of 
urban design goals? They all need critical 
examination whether they are the 
government, the politicians, the developers 
or the great British public. 

GOVERNMENT 
The last administration has probably done 
more for the cause of urban design than any 
other post war government. Indeed 
previous governments have been singularly 
negative or inactive on design issues. But 
there has been a recent break through on 
this front. Under pressure from the RIBA 
and the RTPI a joint statement prepared by 
these two institutes on design was accepted 
last year by government and has appeared -
almost word for word - in Annex A to 
PPG1. 

It is far too early to estimate its impact 
but it could well be the dawn of a new era 
for urban design. It is worth careful 
reading and provides the validation of 
urban design frameworks in plans. 

What does it say? A few quotations can 
make the point: 

"A4 : Applicants for planning permission 
should demonstrate wherever appropriate 
that they have considered the wider setting 
of buildings. New developments should 
respect but not necessarily mimic the 
character of their surroundings. Particular 

weight should be given to the impact of 
development on existing buildings." 

"A5 : The appearance and treatment of 
the spaces between and around buildings is 
also of great importance. Where these form 
part of an application site, the landscape 
design - whether hard or soft - wi l l often be 
of comparable importance to the design of 
the buildings and should likewise be the 
subject of consideration, attention and 
expert advice. The aim should be for any 
development to result in a 'benefit' in 
environmental and landscape terms." 

"A6 : Development plans and guidance 
for particular areas or sites should provide 
applicants with clear indications of 
planning authorities' design expectations. 
Such advice should avoid excessive 
prescription and detail and should 
concentrate on broad matters of scale, 
density, height, massing, layout, landscape 
and access. It should focus on encouraging 
good design rather than stifling experiment, 
originality or initiative. Indeed the design 
qualities of an exceptional scheme and its 
special contribution to the landscape or 
townscape may justify departing from local 
authorities' design guidance." 

As can be readily perceived it shows 
great care to avoid what might be called 
'design interference'. It concentrates very 
much on context, overall form and spaces 
between buildings. That surely is urban 
design. 

If it is contended that, as design issues 
appear in an Annex, it must be regarded as 
an afterthought and as a matter of lesser 
importance than matters within the main 
body of the text, I believe that to be an 
error. In a PPG it is the whole document 
that matters and if any one item has an 
extensive description attached or a lot of 
detail then it is properly put in an Annex. 
So do not ever accept that it is of minor 
significance because of that. 

Pressure groups often claim victory in 
getting items transferred from an Annex to 
the main body of the text. That just 
illustrates the level of thinking and activity 
of pressure groups more interested in their 
own aggrandisement than real progress. 

This PPG with Annex A I believe 
represents an obstacle overcome in the 
urban design battle. 
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Department of the Environment 
Welsh Office 

PPG1 
March 1992 

PLANNING POLICY GUIDANCE: 

GENERAL POLICY AND PRINCIPLES 
Introduction 

1. This Planning Policy Guidance Note is a revi-
sion of PPG I , first published in January 1988, 
which it supersedes. The guidance in the earlier 
version has been reviewed and amended to reflect 
changes introduced by the Planning and 

the basis that applications for development should 
be allowed, having regard to the development plan 
and all material considerations, unless the pro-
posed development would cause demonstrable 
harm to interests of acknowledged importance. 
The approach that decision makers should take to 
the consideration of planning applications is set 

ANNEX A: DESIGN CONSIDERATIONS 
A l . The appearance of proposed development 
and its relationship to its surroundings arc mate-
rial considerations, and those who determine 
planning applications and appeals should have 
regard to them in reaching their decisions. 

A2. Good design should be the aim of all 
involved in the development process, but it is pri-
marily the responsibility of designers and their 
clients. Applicants and planning authorities 
should recognise the benefits of engaging skilled 
advisers and encouraging high design standards. 
In considering a development proposal,' authori-
ties should recognise the design skills and advice 
of architects and consider carefully the advice of 
their own professionally qualified advisers, 
although the final decision remains that of the 
authority itself. 

POLITICIANS 
Although the last administration might have 
helped the cause of urban design what 
about the next one? The election 
manifestos showed little or no concern at 
all for design. The environment hardly 
finds a place in the manifestos, let alone 
design. It has to be accepted that planning, 
design and the environment are just not 
election issues. The manifestos from each 
of the main parties are unusually weak on 
the subject - concerns about litter, clean up 
and graffiti abound, concerns about urban 
renewal and public consultation are in as 
also are references to traffic calming. But 
frankly none offer any helping hand to the 
cause of urban design. 

I have searched the election manifestos as 
best I can and I can only offer the 
following crumbs of comfort: 
Labour Manifesto: 
"It's time to get Britain working 
again" 
"Local planning must reflect what people, 
not developers, want. The Conservatives' 
bonfire of planning controls has led to 
ill-thought out development, often against 
the wishes of local people." 

At the local level, we wil l tackle litter and 
graffiti and start to transform inner city 
environments." 
Liberal Democrats Manifesto: 
"Changing Britain for Good" 
"Clean up the cities. We wi l l improve 
public transport, reduce traffic congestion, 
and encourage pedestrianisation and 
cycling schemes. We wi l l encourage more 
parks, gardens and green spaces. We wi l l 
provide more resources for councils to deal 
with noise complaints and make 
compensation for excessive commercial 
noise more widely available." 
Conservative Manifesto: 
"The best future for Britain" 
"Making Britain a brighter and better place 
in which to live requires a high quality 
physical environment - including housing, 
transport and reinvigorated urban areas. 
We have a commitment both to the 
re-creation of our civic pride and also to the 
preservation and integrity of our rural 
heritage, founded on the core industry of 
agriculture. Our aim is to enhance the 
quality of life for the British people." 

"We have set up, for the first time, 
powerful coordinating machinery within 
Whitehall to ensure that environmental 
considerations are given due weight in all 
decision-making." 

Not much help there for the cause of 
urban design I am afraid. 

OTHER STATEMENTS 
The only tract on planning and design to 
come to us in the election period was the 
'New Vision for London' by Richard 
Rogers and Mark Fisher. The visions in 
this volume may be fine but the absence of 
any sensitivity to the social culture of this 
country makes the book an interesting 
comment by dilettantes rather than any 
serious consideration of the problems of 
high quality urban design in our cities. 

It presents a dazzling series of visions 
and possibilities but relies on the argument 
that the results are so clearly beneficial that 
society in general and the communities 
affected in particular wi l l rise up and 
demand their achievement at once. 

However, most of the examples are 
drawn from the Continent and because of 
differences in history, social fabric, values, 
culture and administration just cannot be 
transferred to this country en bloc. 

To these authors the public realm is 
important, they show how the public realm 
could be made a realm of beauty. Alas this 
contribution to the practical problems of 
achievement of good urban design in this 
country is minimal. Alas I do not see that 
this book helps the cause of urban design at 
all. 

Thus we are left with problems at the 
political level - to make progress at this 
level requires never ending pressure and 
propaganda. There is no other option here. 
Individuals cannot really do this but bodies 
such as the Urban Design Group may well 
need to be more proactive in the political 
arena. 

PROFESSIONS 
Architects and planners are their own worst 
enemies when it comes to urban design. 
For architects I believe a far deeper 
appreciation of urban design and its role is 
needed. Urban design is the common 
ground between architects and planners so 
let us take care to cherish it. 

It would perhaps be churlish to say that 
architects do not quite interpret the Annex 
A to which I have already referred in the 
same way as I do. In the RIBA election 
statement it is seen somewhat as a charter 
for architects as might be gleaned from the 
following quotation: 

"Aesthetic control: the potential 
contribution of architects in achieving 
higher design standards at all levels should 
be recognised. The draft section on 
'Design', jointly agreed between the RIBA 
and the RTPI for incorporation in Planning 
Policy Guidance Note 1, recognises the 
potential benefits of fine architecture and 
cautions against arbitary intervention by 
planning committees on design matters. 
Development control exercised by local 
authorities should be limited to those 
elements that concern a development's 
relationship to its neighbourhood such as 
scale, density and access. Detailed design 
is the responsiblity of the architect and it is 
the role of planning legislation to provide a 
framework which leaves space for 
creativity." 

For planners urban design must not be 
just regarded as another chore in the 
development control process. Plan making 
must make broad urban design frameworks 
an integral part of the planning process and 
not just be regarded as an optional extra. 

Annex A provides the validation for such 
frameworks so it must be exploited as the 
common ground to allow planners and 
architects to work in harmony. 

I do not believe urban design is yet being 
taken seriously enough by planners and i f a 
basis for a creative urban design approach 
is needed, look back at the messages left to 
us by Francis Tibbalds. He left us with 14 
rules of good practice to achieve 'user 
friendly' environments. It is all too easy to 
forget these and I wi l l remind you of them. 
They should be continuously in the minds 
of all urban designers. 
• Overall context - "appreciate the setting" 
• Mixed uses - "stimulus to urban life" 
• Urban sites - "go with the grain of the 

city" 
• Rural sites - "appreciate the landscape" 
• Innovation - "provide stimulus" 
• Relevance to place - "catch spirit and 

character of area" 
• Materials - "use high quality" 
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• Designing for everyone - "ensure 
enjoyment by all" 

• Sustainability - "create robust and 
adaptable buildings" 

• Public realm - "give continuous care" 
• Public art - "provide enjoyment" 
• Consultation - "get public involvement" 
• Scale of change - "minimise fear of 

unknown" 
• Learning - "start a continuous process" 
The education of both planners and 
architects is sadly lacking in providing the 
professionals of the built environment with 
deep appreciation of this approach. That I 
believe is a major failing in professional 
training that needs to be rectified. 

DEVELOPERS 
Developers come in all shapes and sizes 
and this guise also covers local authorities. 
Usually developers are active in the private 
realm and local authorities in the public 
realm. But that is changing - much of the 
traditional public realm is being taken over 
by developers. It is being hijacked by them 
and it is worthwhile understanding why. 

It was the developers who became most 
disenchanted with the public realm in this 
country as they experienced it and started 
to do something about it. They were not 
antagonistic to the public realm as such but 
they did dislike their impotence in 
controlling its quality, maintenance and 
cleanliness. So what did they do? They 
brought under their control as much of the 
traditional zone of the public realm as they 
could - as you can see in out of town 
shopping centres, town centre shopping 
malls and major urban redevelopments. In 
fact they privatised the public realm -
producing quality at the expense of 
controlling who came in and out of it. Can 
this approach even be classed as 
enhancement of the public realm at all or 
can we expect our cities to retreat into a 
series of gated quarters like old muslim 
cities. 

That I think is a total abrogation of 
responsibility for the public realm by 
communities. But the developers did it 
because they recognised that the quality of 
the spaces between their buildings was as 
important as the buildings themselves and 
contributed significantly to the value of 
their investments in buildings. 

They recognised the importance of 
buildings and spaces in towns as a single 
entity and sought to control it as a single 
entity. The top rank of developers who 
handle schemes covering urban areas rather 
than single sites are thus powerful 
protagonists for urban design. The means 
for doing this might be offensive socially 
but are in fact clear, simple and positive in 
urban design aims. 

In this it accords more with the old 
tradition of 'estate development' - an old 
and respected tradition of this country 
providing a unity of interest between the 
street, spaces and squares of a town and the 
buildings around them. This tradition is 
being carried forward today in the Urban 
Village movement in which urban design is 
becoming more and more important. So for 
developers urban design is an important 
tool to achieve quality as long as they can 
control what we used to call the public 
realm. 

No criticism can be levelled against 
developers on this score as they have acted 
in an entrepreneurial fashion to achieve 
urban design control over the public realm -
important to safeguard the value of their 
investments in building. Of course 
developers activity of this sort wi l l only 
apply to the minority of an urban area. 
TTieir approach cannot be a general answer. 

What an indictment of our attitudes to the 
public realm. Civic action, civic pride, 
civic initiative, civic investment are alas 
low down the agenda today. 

Thus it comes back to local authorities to 
take responsibility both for the urban 
design framework as part of the planning 
process but also as developers of the public 
realm to take on and implement their part 
of the urban design concept. Local 
authorities need to match or excel the 
developers concern with the space between 
buildings but to do this for the benefit of 
the local community as well as that of the 
building owners. I f money is the problem 
cannot the achievement of approved urban 
design schemes be accepted as a valid 
'planning obligation'? 

BRITISH PUBLIC 
The great British public deserves the best 
but does very little itself to advance the 

cause of quality in the public realm, indeed 
almost the opposite. 

It recognises the good when achieved and 
well maintained. It complains about the 
bad and neglected and on the whole has 
had more to dislike than like in urban 
development schemes over the last decade 
or so. It has also an instinctive dislike of 
change and wi l l incline to the familiar 
rather than try the new. So no real support 
for urban design can be expected from that 
quarter. 

There wi l l be no general clamour for 
urban design only brickbats if the public 
realm lapses into squalor. And to gain an 
insight into the attitudes of the great British 
public I can do more than to recommend to 
you all to read 'Titmus Regained' by John 
Mortimer. This provides a brilliant 
perception of the British public's mind to 
proposed changes in their familiar 
surroundings whatever they are and 
whether they be beautiful or ugly. 

The great British public is conservative, 
suspicious and highly critical - a fickle and 
diff icult client. Local politicians are more 
sensitive to such attitudes than 
professionals. So here is a main target for 
propaganda for what the public realm could 
be. If the great British public shout for 
improvement and quality then the reactions 
of local politicians wi l l change overnight. 
How do we reach out to them? There are 
two ways to advance here: 
by adopting an incremental approach and 
taking one step at a time building on 
success and acceptance but with an overall 
urban design framework as the goal -
proceed slowly. 
by positive displays of the experience of 
other towns: this is a propaganda exercise, 
again a possible task for the Urban Design 
Group. 

The great British public's views wi l l not 
change significantly without effort and also 
politicians wi l l follow the public's views on 
this issue. 

CONCLUSIONS 
• Government has given the whole urban 
design movement an immense thrust 
forward in PPG 1 and its Annex A or at 
least a potential boost - because no one has 
yet had practice or experience under this 
regime. 
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The Public Realm - Who Cares? 

It is an interesting characteristic of 
planning that Ministers are as powerful an 
influence on the planning system as policy 
documents so this move is stil l a fragile 
flower and could well wither in the hands 
of a barbarian Minister. 

But the groundwork is there - and we 
must cherish it. 
• The professions - they must do a bit 
better. The great British public are not 
behind us. They are a f ickle client ready to 
praise excellence when they experience it 
but far keener to criticise poor quality and 
squalor. They are imbued with the deepest 
scepticism about the projections and visions 
of professionals - they assume the results 
wi l l be nearer the bottom end of their scale 
of experience rather than the top. And in 
any situation of change they wi l l go for the 
known, the familiar, and resist change. 

Planning authorities on balance represent 
the views of the public - they are after all 
their elected representatives. On the other 
hand they are the guardians of the public 
realm and have a duty to show leadership 
in this field. But I do not ascribe blame to 
them i f they do not. 

I f any profession or professional 
movement fails to convince its broad 
clientele of the worth of its case you 
cannot, you must not, blame your 
customers. It is your failure and it can only 
be remedied by yourselves. 

Unfair and unjust as that may be I take it 
as a basic premise of professional life. 
Others I realise take other lines looking to 
mainland Europe for examples. Their 
cultures are different and the solutions 
derived from such analyses are usually 
based on authoritative intervention based 
on technocratic elitism. This I suggest is 
not for this country. 
• The urban design movement must 
struggle harder, lobby more vigorously 
within the present system - but I believe the 
present system has veered sharply in your 
favour. But you are a nice talented quietly 
spoken professional group. Do not be 
surprised i f your voice is not heard. 
Lobbying and pressure group activity are 
the way forward i f you want your voice to 
be heard loud and strong and soon - look at 
all lobbyists and their achievement such as 
the CPRE and NHBF. 

You do not have to fol low that path but 
do not be surprised that the battle is not 
fought for you by others. 
• In the proceedings of this conference 
which fol low I would advise all delegates 
to search for the underlying reasons for 
success in any examples presented. 

I believe that in many occasions the clue 
to success is where there is no dividing line 
between public realm and private zones, 
Comprehensiveness in any area is the key 
otherwise there wi l l always be a disparity 
in energy, resources and care between those 
on one side of the dividing line and those 
on the other. 

I f you look at the developers approach 
they wi l l invest in, create and maintain 
quality over their own investment - as in 
the urban villages approach or out of town 
shopping centres - but at the price of 
privatising the public realm. 

If you look at successful leadership acts 
by local authorities it is where they have 
had a role in both buildings and spaces -
such as Birmingham. 

Thus I believe a partnership mechanism 
is vital to break down the public realm 
boundaries - and make the use of adjacent 
land and buildings with a care for the 
public realm about them. The 
awkwardness of the questions this raises 
are quite terrifying. How can the private 
sector participate in the case of public 
streets and public places. Wel l the Crown 
Estate are doing just that in Regent Street, 
London because they are landowners of all 
the abutting properties. 
• The concept of the landed urban estate 
has been an old tradition in this country and 
has produced some of our greatest urban 
design concepts. Can we re-create the 
urban estate vision? That I see as the way 
forward where we rid ourselves of the 
separateness of a public realm viewpoint 
and bring buildings and spaces between 
them into a single unity of care - this is 
what happened in our New Towns. 
• But in much of this we would be 
running against the present tide of political 
and social thinking. Intervention unless for 
quite clearly defined public purposes -
sewers, roads and the like - is out. The 
local authorities are changing their role to 
procurers of defined levels of service rather 
than action in any comprehensive cause so 

they w i l l have greater difficulties in the 
future in furthering urban design. 

The rights of the individual are extolled 
above all else: this is not entirely associated 
really with any specific political party -
Lord Denning has much to answer for. 
Leasehold enfranchisement and similar 
moves are removing some of the existing 
mechanisms for estate action. 
• My concern therefore is not altogether 
about the scale and quality of urban design 
skills in this country in relation to the 
public realm. My concern is to f ind the 
mechanisms to release these skills into the 
public realm. There is little room for 
complacency in this at the moment as to 
view areas as single urban estates rather 
than private ownership land with a public 
realm in between is, in my submission, now 
a key target for the urban design movement 
to show its capabilities. 

I trust my conclusions are not seen as 
negative: I am in fact an optimist. My aim 
has been to be realistic and to ensure we 
are clear about the targets for our attention 
in advancing the cause of urban design. • 
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The Public Realm and Urban Design: Practice and Implementation 

COMPLEXITY IN 
THE DESIGN AND 
MANAGEMENT OF 
THE PUBLIC 
REALM 

Kelvin Campbell 

Kelvin Campbell is an architect and 
planner, partner in Urban Initiatives of 
London and was Chairman of the Urban 
Design Group for 1991/92. 

Top right: Hierarchy of roads as shown 
in the Surrey Design Guide. 

The Urban Design Group has long 
promoted the overlap of those disciplines 
which shape the built environment. The 
exponential growth of its membership over 
the past few years, drawing together all 
professions and interest groups involved in 
city building, at the urban, local area and 
street scales, indicates the strength of 
concern in the design and management of 
the public realm. 

In many ways, it has been the lack of this 
overlap and the dominance of certain 
disciplines, mainly the highways engineer, 
operating within the constraints of a 
reductionist philosophy, that has divorced 
the public realm from the functional 
activities that give rise to it in the first 
place. The symbiotic relationship between 
public space and its lining has been eroded 
by the perception of this space purely in 
terms of movement, operating at optimum 
speeds with the ultimate aim of reduction 
of conflict and congestion, both of which 
are coincidently the essence of good urban 
dynamics. 

The extent of economic activity both at 
local and urban scale that can be exploited 
by this movement is denied, by l imiting 
access to this channel and constraining this 
activity to selective points. 

Modern systems have reinforced the 
notion of thinking in "blobs or nodes" with 
central place theory still the undercurrent in 
urban and regional planning education and 
practice. Rigid guidelines and formulae 
attempting to define the optimum solution 
provide little or no flexibil ity for urban 
designers to practice their skills. 

ART OF BUILDING CITIES 
The art of building cities has been squeezed 
out by empirical standards and norms, in 
particular the hierarchy of roads approach 
and the Surrey Design Guide, amongst 
others. How many of us have heard the 
words from the engineer ' T d like to see 
more T junctions" or "No! No! No! You 
can't possibly do that - that's an 'A ' road!". 

Camillo Sitte in his book "The Art of 
Building Cities" talks of Modern Systems, 
and I quote "We set up rigid systems and 
then grow fearful of deviating from them 
by as much as a hair's breadth. 
Suppression or sacrifice to the system of 
every ingenious touch that might give real 

expression to the joy of l iving is truly the 
mark of our times. These systems 
accomplish nothing except a 
standardisation of street pattern. They are 
purely mechanical in conception. They 
reduce the street system to mere traffic 
util ity, never serving the purposes of art. 
They make no appeal to the sense of 
perception for we see their features only on 
a map." This was written at the turn of the 
century. 

As we celebrate 25 years of Milton 
Keynes, it is interesting to note that the 
physical design principles that gave rise to 
the place are still the accepted mode for 
town making, and continue to threaten the 
ultimate successful performance of the 
public realm. 

In his book of short stories "Down and 
Out in Social Utopia" John Carter relates 
his experience of being unemployed in a 
new town. Made redundant in his job at a 
local business park, the keys of his 2 litre 
Cavalier are taken away and he has to fend 
for himself. With no possibility of formal 
employment he sets out to start on his own, 
only to realise that the town works against 
him. There is insufficient density in 
suburbia to sustain a local market; there is 
no possibility of taking the last shop on the 
high street because there is no high street; 
there are no spaces under the railway 
arches .... no messy bits of the city. 

His 3.2 family Tudor home, aptly named 
a "Buckingham" is not robust enough to 
cater for change. In many ways his urban 
fabric and public realm have conspired 
against him. He is either in or out. There 
are no steps up the economic ladder. 

Looking at our cities, we are still 
obsessed with reduction of conflict and 
congestion. In many ways this is like 
squeezing a balloon .... it just bulges in 
another place. Take for instance the "Red 
Routes" in London, with proposals to turn 
high streets into local motorways. I f the 
decision makers involved had any 
understanding of the complexity of the 
urban process, this is possibly the last thing 
they would do. No better example of 
reduction of conflict can be experienced in 
our new settlements where one can travel 
from one's business park to one's home 
without once having to interact with one's 
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fellow urban dwellers. Not once do you 
have to say "After you mate!". 

Accessibility does not just mean building 
more transport infrastructure. It can also 
mean providing better local access to the 
benefits of urbanity - jobs, social uses and 
cultural activities. We have to be aware 
that increased access to the centre increases 
the pressure on the centre and we are in 
danger of having no there when we get 
there (paraphrasing Gertrude Stein). 
Strategies have to be developed to reduce 
the pressure on the centre. Linearity must 
replace centrality as the preferred mode for 
urban development and we have to 
recognise the necessity of congestion as a 
vital ingredient to local economic activity. 

THE 1990s 
As we move further into the 1990's, a 
number of issues become more apparent. 
The isolationist and environmental threat 
reinforced by the anti-urban idioms of 
suburban house, the car, and business park 
has to be reversed i f we are to bring back 
successful urban environments. Empirical 
standards must be replaced with 
performance criteria if we are to move 
forward. 

Firstly the isolationist threat mentioned 
must be addressed throughout the 
recognition of the necessity of contact to 
reinforce sense of community and social 
interaction. Contact is the essence of 
community life. Bohigas talking about 
Barcelona stressed the need for the conflict 
that comes from a well articulated grid 
structure rubbing shoulders. It is the 
management of this conflict that is critical 
not the eradication of it. 

Secondly, the recognition of movement 
as the "glue" which sticks together 
activities along its route. The more the 
movements the more the "glue". The 
faster the flow, the less the sticking. We 
have to get back to the realisation of the 
high street, which is responsive to passing 
trade and has sufficient residential back-up. 
With the present legislation and funding 
criteria it remains impossible to build what 
in effect promotes the lowest level of social 
and economic activity. As the "Urban 
Villages" debate continues on sustainable 
mixed use development, ihe issue of 

building high streets must remain at the top 
of the agenda. 

To achieve successful performance, one 
has to introduce more complexity into the 
design and management of the public 
realm. We must recognise the ecology of 
cities and their fragile nature, affected by 
the slightest changes, and provide a robust 
urban structure capable of responding to 
growth and change in social, economic and 
political conditions. 

It is becoming increasingly unlikely that 
any First World country can totally employ 
all of its citizens in formal jobs. With 
current projections in the Group 7 countries 
that only 1 out of 6 school leavers wi l l be 
guaranteed formal employment, it is 
apparent that we are going to have to 
fundamentally rethink the way we live and 
work in the year 2000 and beyond. 
Notwithstanding the current recession the 
trend worldwide is into marginal informal 
sector economic activity. This places 
increasing emphasis on the ability of the 
public realm and urban fabric to provide a 
venue for this activity. 

In the future the role of the urban 
designer wi l l be more directed to assisting 
the public in recolonising the public realm. 
This wi l l be in form of street markets, new 
high streets and in seedbed industries. Our 
role remains to ensure that public 
investment is directed to maximise this 
response in order to stimulate local 
economic activity and environmental 
quality. The public realm wil l be tested 
more rigorously than before. We wil l not 
have the wealth to overcome the structural 
problems of the city. A prerequisite of this 
task is the review of the 1947 Town 
Planning Acts, especially those aspects 
relating to anti-ribbon development 
legislation and the roads hierarchy 
approach. We are going to have to set 
aside our obsession with "neatness", and 
recognise the importance of the messy bits 
of the city to accommodate economic 
growth and change. 

In conclusion I refer again to Camillo 
Sitte:- "In work areas of the community, 
the city would display its working clothes, 
but the principal streets and plazas could be 
arrayed in their best for sunshine to the 
stimulation and pleasure of those who use 
them. Thus these outstanding streets and 

plazas could serve to foster civic pride and 
fire the ambition of maturing youth". 

The final challenge remains in educating 
urban designers in this complexity and 
reinstating the "art of city building". In this 
regard. I would like to see undergraduate 
courses in urbanism with students going on 
to specialise in architecture, town planning 
and transport planning. A l l developed with 
a sound understanding of the urban process. 

This is the current debate with in the 
Urban Design Group. In our "Shaping 
Cities" programme of lectures and 
workshops, we are attempting to adopt a 
holistic view of the city and are actively 
promoting the unlocking of ideas. As we 
sit on the cusp of change the role of the 
Urban Design Group becomes all the more 
important in widening the debate. • 
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URBAN 
HOUSEKEEPING 

Alfred Wood 

Alfred Wood was involved in the design 
of one of the most successful 
pedestrianisation schemes in London 
Street, Norwich where he was City 
Architect and Planning Officer and 
subsequently held Chief Officer posts at 
Hereford and Worcester County Council, 
West Midlands County Council and 
English Heritage. 

It is a blinding glimpse of the obvious to 
state that the public realm belongs to us all 
and that is the breeding ground of civilised 
life. Yet, in too many places it has become 
the battleground of conflicting interests 
rather than the unifying open-air l iving 
room of our towns and cities. 

The perceived imperatives of traffic have 
undoubtedly devalued the quality of the 
space between buildings, often fracturing 
the grain of our towns and have submerged 
urban areas in a virtually ceaseless f low of 
motor vehicles. Measures taken by 
increasingly stressed local authorities 
pre-occupied with the need to keep traffic 
f lowing and the actions of public bodies 
and building owners to provide space for 
parked vehicles, have resulted in the 
erosion of traditional streets and the 
creation of wastelands given over to the 
car, blurring the characteristics of 
individual towns and, worst of all, blunting 
our critical enjoyment of the public realm. 

The growth, too, of single-use areas (as a 
direct result of some land-use planning 
policies or fashionable financial and 
political attitudes) has led to the unwitting 
development of lifeless parts of towns 
lacking the enjoyment (or safety) 
guaranteed by round-the-clock mixed 
activities found in companionable historic 
areas. The very fact that we are now 
having to provide (rather modest) public 
sweeteners to encourage re-use of vacant 
space above shops to counteract the effects 
of former urban populations having voted 
with their wheels, is a further indication of 
the decline of city life. Most new office 
development (with a very few honourable 
exceptions) all too often confronts the street 
with a sterile blankness, rarely providing 
the ground level interest of integral ateliers, 
shops, cafes, bars or restaurants so much a 
part of the Victorian city and which make 
our visits to many Continental cities a real 
pleasure. 

It has become diff icult to enjoy urban 
space in many towns: apart from the 
unfriendliness of traffic, one rarely has the 
opportunity, in too many places, to 'sit on 
the city' making use of the plinths or steps 
(not necessarily formal benches) to watch 
our own species or shelter in the shallow 
recesses of older buildings whilst waiting 
for a friend. 

These are some of the small, but 
cumulative disadvantages of the urban 
scene we have created or recently inherited 
amid a very long list of shortcomings 
which must be addressed i f we are to 
improve the public realm. Many local 
authorities do their best in the current 
climate of reckless public economy where 
private affluence has flourished at the 
expense of our surroundings, but it does not 
help when their activities are spread 
between several departments (or other 
bodies) and are too often exercised by the 
visually unaware. One fears that the new 
(and obviously under-funded) light rail or 
tramway systems of Manchester, Sheffield 
and other cities are engineering-led (in the 
worst sense of the phrase) and are being 
imposed on the streets with too little regard 
for urban design requirements and to judge 
from early photographs, wi l l have the 
environmental impact of Third World 
mineral railways. Such transit systems are, 
of course, necessary if we are to develop 
civilised public transport to attract the 
car-user, but they must be conceived and 
executed with not a little flair, 
comprehensively and sensitively i f we are 
to try to catch up with our continental 
neighbours, most of whom have a lead of 
20 years or more. For every £100 spent in 
Britain on transport, the French spend 
about £150 and the Germans over £200. 
No wonder we get the somewhat ridiculous 
Docklands Light Railway, half-heartedly 
linked to the capital's underground system 
only in mid 1991, still suffering from 
teething troubles as well as visually 
bisecting the missed urban design 
opportunity of the Isle of Dogs. 

URBAN HOUSEKEEPING 
As a comment on what has been happening 
in our towns and cities, surely no sensible 
person would invite an architect to design a 
building and then hand over the rooms and 
corridors to be devised by a multitude of 
other professionals with little regard for 
each others' activities or for the whole. But 
that is exactly what we have been doing in 
the open air l iving rooms of the public 
realm and it shows. A managed and 
co-ordinated urban design philosophy is 
urgently required. 
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Some of the qualities found in traditional cities • mixed uses in the Galleria in Milan • 
spaces not dominated by traffic as in the Campidoglio in Rome. 

I believe that the role of sensitive urban 
management in the form of good 
housekeeping is critical i f we are to revive 
our decayed and unattractive cities by 
making the urban realm agreeable for 
inhabitant, visitor, worker and shopper. 
Our cities also have to compete, post 1992, 
for Pan-European interest and investment; 
they wi l l only be able to do so on the 
periphery of the continent if they are seen 
to be, at the very least, as attractive and 
efficient as their counterparts. 

In an old and crowded country 
improvement is less likely to come about 
through general redevelopment policies 
than via the immensely more demanding, 
indeed painstaking, vehicle of creative 
conservation. We have learned during the 
past 20 years or so, that conservation of 
buildings and areas is not an optional 
luxury but an essential element of 
continuity in urban areas without the strait-
jacket of mere preservation denying the 
opportunity for change and development. 
This was appreciated first by the man and 
woman in the street, deploring the loss of 
amiable eccentricities and the minor 
classics which made their town different 
from all others and depressed by the 
sameness and banality of much replacement 
architecture in the sixties and seventies, 
who collectively helped to found the 
influential civic societies which have 
flourished up and down the land. Many 
professionals and their employers were, 
perhaps, a little slow to recognise the 
importance of what was taking place but 
now, nearly 30 years after European 
Architectural Heritage Year 1975, the 
imperative of environmental awareness is 
more widely understood in the urban design 
trade. Politicians, in particular, were not 
slow to appreciate the revolution which had 
occurred and the bandwagon was soon 
creaking under the weight of those jumping 
on board. 

This stitch-in-time, waste-not-want-not 
philosophy is essential i f we are to 
consolidate the virtues of what exists and 
thus reactivate the inherent charm of the 
familiar. 

Recycling old buildings sensitively to 
enable them to adapt to changing needs by 
taking advantage of their ability to provide 
long life and loose fit with low energy 

i i lunn:; 
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Opportunities exist to furnish and 
civilise the places that people notice 
most, shown to the right in examples 
from Munich and Mulheim. 

consequences, obviously makes good sense 
i f it is, via sound urban design policies, 
accompanied by the opportunity for good 
quality new architecture taking a brief from 
the street, to make a complementary 
contribution to our surroundings. 

In December 1988, the late and sadly 
missed, Francis Tibbalds responded to the 
Prince of Wales's challenge to urban 
designers by producing his 'Ten 
Commandments' for architecture and the 
environment. 

These were: 
1 Thou shalt consider places before 

buildings 
2 Thou shalt have the humility to learn from 

the past and respect thy context 
3 Thou shalt encourage the mixing of uses 

in towns and cities 
4 Thou shalt design on a human scale 
5 Thou shalt encourage freedom to walk 

about 
6 Thou shalt cater for all sections of the 

community and consult with them 
7 Thou shalt build legible environments 
8 Thou shalt build to last and adapt 
9 Thou shalt avoid change on too great a 

scale at one time 
10 Thou shalt, with all means available, 

promote intricacy, joy and visual delight 
in the built environment 

Although directed principally to urban 
designers, these rules apply equally to those 
involved with our surroundings and should 
be heeded just as much by the lowly 
assistant sent out to put parking restriction 
signs in the street, (it is too easy to put 
them on a separate post at the kerbside 
instead of f ixing them tidily to a building, 
an action that demands thought and 
administrative effort) as by the architect 
commissioned to design a new building on 
a demanding site. Indeed, development 
control must become a much higher quality 
activity practised by imaginative and 
experienced professionals able to recognise 
and promote creative schemes, wi l l ing to 
recommend that recalcitrant owners of 
decaying listed buildings be served with 
Repairs Notices, prepared to seek Article 4 
Directions to prevent Conservation Areas 
being eroded by unsuitable replacement 
windows and above all to appreciate the 
structure, shape and quality of the areas for 
which they are responsible. 

MATERIALS 
Just as the craftsman must understand (and 
love) the material with which he works, so 
the urban designer and all those who deal 
with our surroundings must appreciate the 
grain of the city, its function, culture, 
economy and architectural characteristics 
and, in particular, its vulnerabilities. 

In the last few years, landscape 
architecture has made a major and 
increasing contribution to city revival, not 
merely to soften or civilise the inherited 
concrete jungle of sixties roads and 
development but to make its own unique 
statement as a principal element of urban 
design. Much was learned from the Garden 
Festivals and much from recent work in 
places such as Glasgow, Birmingham, 
Norwich or Cardiff but there are many 
other towns and cities which could benefit 
from the use of talented landscape 
designers particularly in the hard surfaced 
areas of our streets where there are 
countless opportunities to furnish and 
civilise the places that people notice most, 
at very modest cost in relation to the results 
which can be achieved. 

There are, however, constraints or rules; 
It is sensible to avoid the trendy. The 
initial paving of Carnaby Street was of 
brightly coloured patterned plastic sheets 
bonded to the pedestrianised road surface 
intended, no doubt, to reflect the then role 
of the street in it 's Post-Beatles fashion era, 
but it soon looked tawdry and is now 
sensibly repaved in traditional manner. 
Likewise suitability is important. The 
delightful small scale, closely knit city of 
Bruges has been meticulously restored and 
conserved with a good deal of high quality 
landscape treatment complementing it's 
unique character. In some small, very 
urban spaces, however, the understandable 
desire to enhance a beautiful city has led to 
tree planting in areas where it is distinctly 
alien to the character of that particular place. 

Quality of materials is an important factor 
too. In our older cities paving lasted for so 
long because good quality slabs, properly 
laid, were employed. Wi l l current materials 
last as well or be so agreeable to sight and 
foot? Proper investment in everyday 
infrastructure makes good sense in an 
economy which is not robust and cannot 
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afford the luxury of frequent replacement 
of inferior materials. 

CO-EXISTENCE BETWEEN MAN AND 
MOTOR 
Traffic-calming is a fashionable subject, 
discussed in political circles but all too 
rarely practised in our towns. We have 
learned, one suspects, that traffic follows 
Parkinson's law and proliferates to f i l l the 
road space available: it is the very numbers 
of vehicles which attempt to enter all areas 
of our towns and which cannot be provided 
for by urban road building that is the 
undeniable problem. Clearly, attractive and 
convenient public transport has a major role 
to play in enabling our cities to function, 
combating the debilitating effects of 
out-of-town facilities catering for car use 
only, thus providing hard-pressed city 
centres with a means of surviving and 
flourishing, but it must be seen as part of a 
package of measures to improve our cities. 
Physical devices to prevent excessive speed 
for the circumstances of the area, foot 
streets in central shopping zones, use of 
woonerfs for co-existence in predominantly 
residential areas and similar arrangements 
are all well-known techniques but need to 
be applied as part of a comprehensive 
scheme for the benefit of the motorist and 
pedestrian alike. The innovative proposals 
for Cambridge are suffering because they 
are perceived to be both draconian and 
personally painful by the public at large. It 
has to be remembered that seven out of ten 
pedestrians have been fortunate enough to 
find somewhere to leave their cars, 
consequently overt appeal to the person on 
foot must be accompanied by 
demonstration that all wi l l benefit. 
Experiments, well-orchestrated and 
promulgated, coupled with undertakings 
that the scheme wi l l be scrapped if 
unsuccessful, are probably the best way of 
convincing people that the local authority 
has decent intentions. 

Congestion has always been a characteristic 
of cities but its management in a civilised 
and considered manner may well be the 
means of achieving sensible and widely 
accepted environmental management. 
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MANAGING THE SURROUNDINGS 
Much of this paper has been given over to 
management of the surroundings and 
obviously local authorities are the key 
players in this very serious game. Leaving 
aside the question as to whether London 
can be properly managed by 5 government 
departments, 34 local authorities and nearly 
60 other bodies, or the imponderables of 
further local government changes, the plain 
fact is that the existing authorities, for 
better or worse, have to make their urban 
management more effective. 

Responsibility for a city centre such as 
Sheffield is divided between seven local 
authority departments and that is by no 
means a unique position. 

The staffing policies of local authorities 
also need to be considered; many planning 
departments were created in 1974 and 
although there have been changes in 
structure and individual posts, one cannot 
escape the feeling that developing urban 
management skills and organisations have 
not figured largely, particularly in the 
county districts embracing more than one 
small town. Making use of retirement and 
wastage opportunities, reconsideration of 
the tasks of the local authority can take 
place and the basis for urban housekeeping 
achieved. 

Many questions face local government as 
it is about to undergo change, and although 
much has been done to improve the quality 
of its product against the background of 
somewhat unsympathetic central 
government attitudes, one has the 
uncomfortable impression that there should 
be some consideration of the numbers of 
elected members. I f a great German city 
such as Hamburg can function effectively, 
as it does, with 12 elected, well-paid, 
members why do we need over 100 
councillors to govern each of our big cities? 

Perhaps less could be more - to 
paraphrase Mies van der Rohe. 

Good urban management with skill, 
sensitivity and dedication is essential i f our 
cities are to be revived and care of the 
public realm is central to that task as we 
approach the Millenium. • 

Making the most of a places character -
reinvigorating activities along the River 
Tyne and creating new pedestrian routes 
and activities in San Antonio, Texas. 
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SUSTAINABLE DEVELOPMENT 
Global warming is now acknowledged by 
scientists and governments alike as a major 
threat. (Houghton et al, 1990; Her 
Majesty's Government, 1990) Carbon 
dioxide is the major contributor, 
responsible for around 55 per cent of 
greenhouse gases. While methane, nitrous 
oxide, CFCs and HCFCs all have greater 
warming effects per unit, they are emitted 
in much lower volumes. The rates of 
warming expected to result from continued 
increases in emissions (or even stabilisation 
of emissions) are in excess of any 
experienced in global history. (Houghton et 
al, 1990). 

Cities contribute to global warming at 
international and global scales. To achieve 
a balance between urban systems and their 
environment requires significant cuts in 
emissions of CO2 and other greenhouse 
gases. The Inter-Governmental Panel on 
Climate Change (IPCC) suggest a cut of 
over 60 per cent in CO2 emissions is 
needed, simply to stabilise the atmospheric 
concentration (Houghton et al, 1990). 

The sources of carbon dioxide are also 
sources of other health- and environment-
threatening pollutants. Road transport is the 
fastest growing source of CO2 and is a 
major source of oxides of nitrogen (45% of 
UK total in 1988) and hydrocarbons (30%) 
(Robertson, 1989). Energy generation is 
responsible for 33% of UK CO2 emissions 
and a major source of other air pollutants 
such as sulphur dioxide (71%) and oxides 
of nitrogen (32%), both of which are major 
contributors to acid rain. Space heating 
alone is responsible for over 25 per cent of 
the UK's carbon dioxide emissions. 
(Department of the Environment, 1990a). 

In the transport sector, modal shift away 
from private motor vehicles to mass transit, 
walking and cycling can produce far greater 
reductions in emissions than increased 
engine efficiency. Work carried out for 
Friends of the Earth shows that even if fuel 
efficiency continues to improve at current 
rates, traffic volumes wi l l need to be cut to 
1987 levels to meet a carbon dioxide 
emissions target of 30% by 2005, and to 
1964 levels to meet a target of 70% by 
2020 (Holman, 1991). This is in a context 
of forecast increases in traffic of 83-142% 
by 2025 (Department of Transport, 1990). 

Concern over such pollution problems 
has placed the issue of sustainability on 
some political agendas. But sustainable 
development means much more than the 
limiting of pollution to levels which can be 
harmlessly absorbed by the environment. 
The Brundtland report. Our Common 
Future - the report of the World 
Commission on Environment and 
Development (1987) defined sustainable 
development as: 

"development which meets present needs 
without compromising the ability of future 
generations to achieve their needs and 
aspirations." 

Sustainable development has been an 
issue for environmental groups for much 
longer. The World Conservation Strategy 
(IUCN, WWF & UNEP, 1980) described 
development as "the means of meeting 
human needs and improving the quality of 
life" and conservation as "the use of 
resources, especially l iving ones, in a 
sustainable way, so safeguarding all their 
benefits for future generations". 

The UK non-govemmental organisations' 
response to the World Conservation 
Strategy translated these abstract concepts 
into practical issues and solutions relating 
to cities in their sub-report 'The Livable 
City ' (Davidson and MacEwan, 1983). 
This report urged Government commitment 
to give priority to: 
• energy saving in supply, buildings and 

equipment; 
• long-life buildings and infrastructure; 
• managing the transition to low energy 

transport; 
• safeguarding undeveloped land; 
• promoting the use of vacant sites; 
• recycling wastes; 
• reducing pollution; 
• greening the city; and 
• promoting local conservation and 

regeneration. 

URBAN DEVELOPMENT AND 
SUSTAINABILITY 
Sustainable development has only gained a 
position on national and local government 
agendas with the publication of 'Our 
Common Future'. But that report argued 
that urban issues in the Third World were 
the priority, and was optimistic that 
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problems in the developed countries could 
be tackled relatively easily: 

"The Commission's focus on the urban 
crisis in developing countries is not meant 
to imply that what transpires in the cities of 
the industrial world is not of crucial 
importance to sustainable development 
globally. It is. These cities account for a 
high share of the world's resource use, 
energy consumption and environmental 
pollution. Many have a global reach and 
draw their resources and energy from 
distant lands, with enormous aggregate 
impacts on the ecosystems of those lands. 
... But most industrial countries have the 
means and resources to tackle inner city 
decay and linked economic decline. ... 
Local authorities usually have the political 
power and credibility to take initiatives and 
to assess and deploy resources." (WCED, 
1987, p241-2) 

I f only this were true. In fact, even ten 
years later, the priorities set out in the 
Livable City report are not being met. With 
some limited exceptions, government 
policies and technological and social 
change have facilitated counter-
urbanisation: the movement of population 
out of city centres to suburban settlements 
and beyond. As a result the urban building 
stock has been poorly maintained, transport 
needs have grown in ways met primarily by 
the private car, development densities have 
fallen, requiring ever more land, waste 
management and energy supply have 
evolved as linear systems, and traffic 
pollution has grown. 

Cities are no longer attractive places to 
live: they may be less grossly polluted than 
at the peak of the industrial revolution, but 
the pull factors that brought people into the 
cities are waning as a result of the dispersal 
of jobs and uses facilitated by the car, 
which at the same time is a threat to mental 
and physical health in cities. 

The crucial thread is the relationship 
between land-use and transport. Despite 
dispersal of population the needs and desire 
for personal contact has remained, so car 
based mobility has increased. Cities have 
spread to accommodate this with damaging 
social and economic consequences, 
particularly for central urban areas, setting 
off a vicious circle in which congestion and 
the lack of local facilities increase car 

dependence, followed by the relocation of 
facilities and further construction of road 
space. In the USA population densities in 
many cities have fallen to extremely low 
levels, while car dependence for all 
activities is correspondingly high. 

Newman and Kenworthy (1989) have 
shown how rates of car-use reflect density 
(See table 1 to right). I f densities in London 
were to fall to Houston levels, London 
would house less than two mil l ion of its 
current population of over seven mill ion. 

To reverse these trends requires a revival 
of urbanism; a return to urban densities 
which allow the provision of local facilities, 
rather than out-of-town retail and 
employment parks; which allow travel by 
foot, bicycle or economic public transport 
rather than the private car; and permit the 
development of efficient waste recycling 
and district heating schemes. 

High urban densities reduce the energy 
costs of collecting recyclable domestic 
waste. District heating, using waste 
industrial heat or based on combined heat 
and power, is widely used in Europe -
examples include Malmo and Helsinki -
where significant reductions in emissions of 
sulphur dioxide and nitrogen dioxide 
resulted. Such systems are most efficient 
where heat can be supplied to properties 
with high linear densities. Other alternative 
energy technologies are also available to 
reduce carbon dioxide emissions. The 
results of a demonstration project in Berlin 
using photo-voltaic panels to utilise solar 
energy indicate that up to 30 per cent of the 
city's electricity could be generated in this 
way (Bunting, 1990). 

UK INNER CITY AND TRANSPORT 
POLICY 
A revival of urbanism; reversing trends of 
population movement, demands 
regeneration of our decaying inner cities. In 
1988 Friends of the Earth reviewed UK 
inner city policy (McLaren, 1989). Our 
report. Action for People, estimated that the 
annual cost of inner city problems probably 
exceeded £5bn per annum and found that 
even the surrogate goal of 'encouraging 
private investment' was only partially 
achieved by inner city policy over the 
period 1980-88. At best, (when all 
subsidies were taken into account) 

government grants achieved gearing ratios 
of 3:1 and often less, comparing badly with 
claims of ratios of 9 and 10:1 in the 
Docklands UDC. 

Moreover, the over-riding attention given 
to that indicator obscured failures to meet 
the basic goals of inner city policy. 
Unemployment in urban programme areas 
fell by 6% less than the national average 
and homelessness increased by 14% more, 
whilst despite various high-profile land 
restoration schemes, the area of land in 
types of dereliction typical of inner cities 
increased by 14% (while falling overall). 
The social fabric of inner cities was not so 
much strengthened as stretched while the 
policies and programmes failed to reverse 
urban trends. 

This is mainly because other government 
policies have further facilitated the process 
of counter-urbanisation. The latest 
adaptation of the Urban Programme: City 
Challenge, has not changed the basics of 
the policies, merely the delivery tools. 

Currently, 7,000 - 20,000 hectares of land 
is brought into urban use every year (the 
uncertainty in the figures reflects 
inadequate monitoring and different 
sources: Department of the Environment 
(1987b, 1988b, 1989b, 1990b) and MAFF 
(1990)) while as much as 5% of urban 
Britain (Joseph, 1987), remains wasteland. 
Urban sprawl continues in many locations -
often simply leap-frogging the green-belt. 
Commercial development follows 
residential, with motorway junctions the 
favoured locations for new shopping 
centres and office parks. At present 
development of the latter is held in check 
more by the recession than by planning 
policy. 

Construction of yet more roadspace has 
continued to be the focus of transport 
policy. Not only inter-urban roads have 
been built, but also new urban roads 
causing major disruption and environmental 
damage and further facilitating the 
decanting of jobs and population. In Urban 
Development Areas vast sums have been 
spent on construction of roads such as the 
Limehouse Link and Black Country and 
Bristol spine roads. 

This roads-based policy is reflected in 
increasing length of journeys. Since 1962 
the average length of journeys to work has 
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increased by 40% (May, 1989). 
Road-building is expected to continue to 
facilitate growth in traffic of between 82% 
and 143% by 2025 (Department of 
Transport, 1990). Although it has recently 
become Government Policy not to provide 
extra capacity leading into already 
congested areas (Department of Transport, 
1991) the Department is designating 'red 
routes' which increase traffic speeds and 
therefore facilitate extra traffic. 

A further result is that traffic pollution 
levels may well be breaching EC 
guidelines. FoE surveys in 1989 and 1991 
showed that nitrogen dioxide levels were 
probably breaching legal limit values in 
urban areas such as Central London, 
Manchester and Hampstead, and were 
probably above recommended guide values 
in several smaller towns. 

Such transport policy is wasteful of 
energy, but the Government's conflicting 
advice meant that by 1991 only 18% and 
35% of district and county authorities 
respectively had developed any planning 
policies on energy, transport and land-use 
(Owens, 1991). It can be hoped that the 
advice given in recently revised planning 
policy guidance notes (notably PPG 12 on 
development plans) wi l l lead to 
improvements in this respect, but until 
national transport policy changes direction 
it wi l l be difficult for authorities to develop 
effective plans. 

NEW SETTLEMENTS 
New settlements are often proposed as a 
solution to urban problems and an 
opportunity to create self contained towns 
with lower transport demands. They must 
appear an attractive option to urban 
designers faced with the rare opportunity of 
a clean sheet. Government policy in the 
1980s has been equivocal about new 
settlements and much effort has been 
wasted by developers and planners. 
However, in most cases new settlements 
would exacerbate the problems. It is 
impossible to achieve a suitable degree of 
self-containment in small settlements, and 
even in larger ones the degree of self 
containment tends towards that of existing 
towns (according to ongoing research for 
the Departments of Environment and 
Transport). 

Table 1: Transport and urban density statistics 
Houston LA Zurich London Amsterdam 

Gasoline use 74.5 58.5 15.7 12.4 9.2 
(000 miles journey per capita) 
Total vehicles /000 797 667 432 356 342 

Private car km 15986 13865 7254 4452 4441 
(per capita) 
Public transport km 128 384 2157 1717 1801 
(per capita) 
Whole city density/hectare 

population 9 20 54 56 51 
jobs 6 11 33 30 23 

Source: Newman and Kenworthy, 1989. 

If densities were to fall to Houston levels the area of London would contain less than 
2 million of its current population of over 7 million and car miles would quadruple. 
The plan shows the existing London built-up area in black and at A its area at Los 
Angeles densities and at B its area at Houston densities. 
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CREATING ATTRACTIVE CITIES 
In many circles, political, academic and 
professional, the trends of 
counter-urbanisation are seen as 
irreversible, resulting inevitably from the 
exercise of freedom of choice. But this 
attitude disregards not only the extent to 
which freedom to use a car impinges on the 
freedom of other individuals, but also the 
extent to which choice is structured in 
contemporary society. 

At present cities do not offer the choices 
of high quality environments and easy local 
access to a range of facilities while this is 
available to those living outside of cities as 
long as they have access to a car. 

The key question therefore is how to 
create an attractive city which can function 
in a sustainable way. The first part of this 
should be nothing new to urban designers, 
even though it requires more than aesthetic 
attractiveness. 

At present, urban environmental quality 
is often poor. The 1986 English House 
Condition Survey (Department of the 
Environment. 1988c), showed that in Inner 
London. 26.2 per cent of dwellings are in 
"poor environments", defined using 
indicators including disrepair, lack of green 
space and traffic problems. 

The public realm is a high priority. In 
urban policy in the 1980s the loss of public 
space in urban redevelopment raised wide 
concerns. But over a longer period urban 
spaces have in effect, been removed from 
the public realm, and turned over to the 
private car. 

As a result streets have become primarily 
thoroughfares rather than living places. 
Research in America by Appleyard and 
Lintell (1972) shows how heavy traffic 
severs communities. As traffic flows on 
similar streets increased from 2,000 to 
16,000 vehicles per day the number of 
friends each resident had within the street 
fell by two-thirds. 

The threat to safety posed by motor 
vehicles has significantly altered all our 
lives. Adams, Whitelegg and Hillman 
(1990) demonstrate the change in their 
study of children's independent mobility. 
They found that, as a result of increasing 
fear of traffic, between 1971 and 1990, the 
proportion of 7 and 8 year olds allowed to 
make their own way to school declined 

Urban Design: Practice and Implementation 

Research in San Francisco by Appleyard and Lintell shows how heavy traffic severs 
communities as shown in diagram above. The diagram to the right shows how three 
or four storey housing could provide densities of up to 370 to 400 people per 
hectare (Harley Sherlock : Cities are good for us). 

MODERATE TRAFFIC 13 friends per person 
8000 vehicles per day, 550 per peak hour 4.1 acquaintances 

H E A V Y TRAFF IC 0.9 friends per person 

16000 vehicles per day, 1900 per peak hour 3.1 acquaintances 
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from 80% to 9%. This is representative of 
the general principle that although accident 
rates may have fallen as roads have become 
faster and more heavily trafficked, this 
reflects growing fears and therefore 
restrictions on personal movement, rather 
than actual improvements in safety for 
pedestrians. 

The reclamation of streets and other 
spaces from traffic is potentially best 
achieved through traffic restraint including 
city-wide traffic-calming, in which physical 
and legislative measures are combined to 
reduce traffic speeds and volumes. 
Traffic-calming was first introduced in 
Holland, where streets in which traffic was 

restricted to walking speed were called 
woonerven: literally ' l iv ing spaces'. 

To reclaim spaces at a human scale, the 
land-uses of the city must be arranged to 
allow access to facilities on foot or bicycle. 
The key tools available to the planner and 
designer are density and mixing. Higher 
densities are associated with lower rates of 
car use, while the segregation of land-uses 
has contributed to increased journey 
lengths. Mix ing of land-uses, even at the 
scale of buildings is typical of parts of 
many European cities such as Brussels and 
Paris. The argument that certain land-uses 
should be segregated on environmental 
grounds is largely specious. In many cases, 
land-uses are not intrinsically bad 

neighbours, but are bad neighbours because 
people have to use cars to access them. 

A particular land-use which should 
always be available locally is open space. 
Research shows that people value open 
space, and particularly natural open space, 
highly (Mi l lward and Mostyn. 1989; 
Harrison et al, 1987). Providing such 
spaces within the city is possible, even i f 
densities are to be increased and such 
spaces are generally cheaper to maintain, i f 
more expensive to establish, than 
conventional green spaces (Handley and 
Bulmer, 1989). 

Improving the urban environment, and 
making urban life attractive does not just 
require improvement in the public realm, 
but also in the quality of buildings. 

It is often argued that high density 
residential development is not popular. But 
when the evidence is disaggregated, it 
becomes clear that only in low-rise 
development is there any relationship 
between density and resident satisfaction. 
In medium- and high-rise housing other 
factors such as management and security 
are more important (Goodchild, 1984). 
Thus as Sherlock (1990) demonstrates, 
three- or four-storey housing can provide 
high quality liveable environments for 
densities of 370-400 people per hectare. 

In a sustainable city, housing should also 
be energy efficient. However the housing 
stock of our cities is aging and inefficient. 
Only a very small proportion of dwellings 
meet the current building regulations of 
1990 which introduced standards equivalent 
to those in Sweden in the 1930s. Many 
dwellings lack even basic energy 
conservation measures. In 1986, 50 per cent 
had no, or less than 2 inches of loft 
insulation, 66 per cent lacked 
double-glazing and 86 per cent lacked 
cavity-wall insulation (Department of the 
Environment, 1988c). Yet for an annual 
cost less than the amount that would be 
raised by placing V A T on domestic fuel, a 
twenty-year programme of refurbishment 
could improve the homes of everyone in 
fuel poverty, simultaneously improving 
their welfare and reducing their 
contribution to global warming (Boardman, 
1990). 

Where redevelopment, rather than 
refurbishment, is the most efficient option. 
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building design and layout can be 
controlled to achieve high levels of energy 
efficiency. However, in general the most 
efficient use of resources is achieved by the 
long-life: loose-fit principle, which saves 
energy and materials in more frequent 
reconstruction and allows for the evolution 
of building uses to meet future needs. 

But even i f Government policies are 
altered to allow or even encourage these 
types of urban development, they must be 
supported by appropriate investment and 
fiscal policies. For example, even if we 
restructure the urban environment to 
facilitate cycling and walking and to reduce 
journey lengths, unless car-users pay the 
full environmental costs involved in the use 
of that mode, then many wi l l continue to 
drive. 

THE POLITICAL CONTEXT AND 
POLITICAL PROGRESS 
Environmental issues such as global 
warming have become a high priority for 
the UK public. Although the environment 
has not been a major issue in the recent 
election campaign, opinion surveys show a 
continued year on year increase in public 
concern (Department of the Environment, 
1988a, 1989a and 1990a). But little 
progress is being made towards goals of 
sustainability in political circles. Although 
interest and concern in local government is 
high, implementation is diff icult. At the 
national level, despite fine words, very little 
has been done, with the Government 
reluctant to intervene in market processes 
in this area. 

At the European level the publication in 
June 1990 of the Green Paper on the Urban 
Environment (Commission of the European 
Communities, 1990) may herald a real step 
forward. The Green Paper has identified 
largely the right problems, notably 
excessive zoning, urban sprawl and 
out-of-town developments, increasing 
control of economic decisions from remote 
locations and mobil ity dependent on the 
private car. 

It is possible to apply basic solutions to 
these problems across the Community. The 
variability between cities in different 
member states does not invalidate the 
analysis and conclusions, but merely means 

that action is more urgent in those cities 
where the problems are more advanced. 

Solutions should be sought at a 
Community scale as the problems of 
different urban systems are linked and 
some are the result of unequal inter-urban 
competition. The Community should ensure 
that any given city cannot benefit 
economically by applying environmental 
standards which unacceptably reduce the 
quality of life of its inhabitants or result in 
impacts on the wider environment. This 
would clearly constitute unfair competition. 

However, although the Commission's 
analysis of the problems is fair, their 
recommendations are consistently weak. 
Too often the Green Paper suggests mere 
'encouragement' when scope exists to 
propose effective European legislation. 

Friends of the Earth recommended to the 
European Commission that it should: 
• establish common environmental 

standards for planning consent; 
• impose fiscal disincentives to car use; 
• establish standards for open space and 

urban density; 
• impose environmental criteria on all 

financial support; and 
• cease all Commission support for road 

construction. 
However, progress on such matters is, in 
part, being impeded by the uncooperative 
attitude of the UK government. 

CONCLUSION 
The UK Government states (correctly) 
that it: "needs to ensure that its policies 
fit together in every sector; that we are 
not undoing in one area what we are 
trying to do in another; and that policies 
are based on a harmonious set of 
principles rather than a clutter of 
expedients" {Her Majesty's Government, 
1990, para 1.6) 

But it has yet to introduce a coherent 
urban policy, a policy which addresses 
urban problems in an integrated way at 
national and local scales, a policy which 
emphasises human scale and human 
contact in the city and a policy which 
the commitment and skills of urban 
designers and other professionals can 
implement. • 
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THE DEVELOPMENT INDUSTRY 
There is little in the existing literature that 
deals with the role and influence of 
development companies1. Nigel Moor 
explains why: 

"This is, in part, due to the highly 
competitive nature of the (office) 
development business, and the lack of 
published statistics. Much of the 
information available is that contained in 
business and economic publications written 
by journalists specialising in property 
matters" . 

It is a fact of life that the structure of the 
development industry is determined by the 
availability of, and conditions attached to, 
development finance. 

Today, in the worst recession in living 
memory, there is very little development 
industry left: most of the large development 
companies, made big by the scale of 
borrowing that the funding institutions 
made available, have collapsed or 
shrivelled: the development arms of the big 
corporations - such as British Rail, Blue 
Circle and the privatised utility companies, 
have had to put most of their projects on 
ice for the duration: and the individual 
developers and smaller companies are lying 
low (if not actually bankrupt). 

What shape wi l l the industry be when 
activity resumes? First to recover wi l l be 
the few survivors from the past - once large 
companies now smaller, carrying fewer 
staff and lower overheads - the lucky or 
clever companies who have financial 
resources of their own and can buy land 
and property at bargain basement prices. 
Additional money for the activities of these 
companies wi l l come in relatively small 
consignments from financial institutions 
seeking to rebalance their investment 
portfolios that by now have lurched 
foolishly as far away from property and 
land as they had lurched foolishly towards 
it in the 1980s. 

Further monies, in larger tranches rather 
more akin to the packages available in the 
1980s, wi l l come from European 
institutions and from overseas individuals 
and corporations, for whom the UK appears 
(despite the traumas since the end of the 
decade) a relatively safe bet. To spread the 
risk, we should expect to see more funding 
through consortiums of lenders, and 

possibly a resumption of the trend towards 
unitisation of property investments that had 
begun to emerge before the crash at the end 
of the 1980s. 

Last, and perhaps to become the most 
significant source of funding of all, is likely 
to be the end user: companies investing in 
their own premises rather than leasing 
premises owned by others. This latter 
source of funding can be anticipated, as 
land and building is likely to remain 
relatively cheap through the 1990s, and 
companies wi l l have found that they have 
more control over their destiny if their 
balance sheets include freeholds. 

The consequences of this emerging 
structure of the development industry wi l l 
be to disaggregate urban development into 
smaller, more manageable parcels. This 
wi l l cause great emphasis to be placed on 
the commissioning of urban designers, who 
can provide the flexible urban structure in 
which the actions of many can contribute to 
the making of a larger place. 

GOALS AND OBJECTIVES 
It would be foolish and misleading to 
assume that the sole motive of developers, 
whatever the size of their corporate vehicle, 
is money. Certainly, no development wi l l 
occur if there is insufficient return to make 
it worth the effort and the risk, and it is true 
that when there is a bull market the spivs 
and sharks wi l l swim into property 
development. 

But careful study of most people 
committed to property development as a 
way of life, wi l l show that there is the same 
wholesome desire to create good places -
even monuments to their own existence on 
earth, i f you wish - as is found in many of 
the professional people involved in urban 
design. 

It is essential for urban designers to 
comprehend the money making imperative, 
and the constraints that funding sources 
wi l l place upon the developer. Equally, it 
is essential that urban designers are 
sensitive to the personal creative drive of 
most serious developers. 

Thanks in no small part to the 
promotional skills of a few individuals the 
1980s, prominent among whom was the 
late Francis Tibbalds, most developers in 
the 1990s wi l l have heard of urban design, 
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and wi l l appreciate the need to buy it for 
more complicated projects, 

Whether it is right or wrong, in terms of 
academic theory and the perceptions of the 
established professions, most developers 
wi l l consider architecture to be the making 
of single buildings, and urban design to be 
the making of groups of buildings with 
concern for the relationship of each with its 
neighbours and its surroundings. 

The idea that the focus of urban design is 
to establish and enhance the public realm, 
which is a theme of much of the recent 
literature, is a way of expressing the 
activity that few developers would 
appreciate, or consider themselves to be 
interested in. Nevertheless, it is what they 
are after: it is just the concept of "the public 
realm" that wi l l feel alien, carrying echoes -
as it does - of the great days of Civic 
Design when we all believed the only true 
masters of the universe were local 
authorities. 

URBAN DESIGN SERVICES 
Thus, though the language of the urban 
designer and his client may be different, we 
can be confident that the services of urban 
designers are appreciated in the rump of the 
development industry, and wi l l be 
demanded increasingly in the years ahead. 

The market demand wi l l be for urban 
designers who can provide imaginative yet 
practical frameworks for urban 
development; who can outline strategies for 
making development happen; who can set 
out and implement codes for the regulation 
of development to protect the interests of 
multiple actors in the process whilst 
realising the vision. 

Turning the telescope round, as it were, it 
seems that urban design can be presented to 
the development industry as being the 
conscious design and management of the 
space between buildings, and the design of 
buildings with reference to their context. 

More cynically, there are commentators 
who might say of urban designers what 
they say of planners, that their purpose is 
to contribute towards the maintenance of 

the capitalist system and in particular 
provide an ideology of intervention in the 
Public interest while, in reality, supporting 
dominant economic interests" . 

FORMS OF DEVELOPMENT 
I f the trend in urban development is likely 
to lead to many smaller projects by many 
smaller developers, when compared with 
the Big Bangs of the 1980s (like Stockley 
Park or Broadgate, for example) it is worth 
understanding the difference between town 
development and property development. 

Town development involves the urban 
designer in the making of the public realm 
and in the coordination of the investments 
of others in sub-divisions of the area 
concerned. It is high risk, relatively low 
return, and slow, yet intensely satisfying for 
the serious developer with creative drive. It 
was indeed frequently the role of local 
government in the 1960s and early 1970s 
(usually to their shame), and always was 
the role of the new town development 
corporations (to their great credit), and is 
occasionally the role of urban development 
corporations (which, like the curate's egg, 
are good in parts). In the 1980s it began to 
look as though it was the role of the private 
sector developer too, through such vehicles 
as Consortium Developments Limited and 
their programme of "new country towns". 
In the 1990s we can expect to see the 
private landowner and public/private 
partnership developers pick up the thread of 
town development activity. 

Property development, on the other hand, 
involves the purposeful exploitation of a 
parcel in someone else's urban framework, 
whether an inheritance from the past or the 
contemporary creation of a town developer. 
It is also high risk, unless it is the occupier 
that provides the funding, relatively high 
return, and fast. 

David Cadman suggests that the funding 
sources that stand behind developers wi l l 
want their projects to do the following: 
• Provide a secure stream of income. 
• Provide an element of rental growth that 

gives a satisfactory hedge against 
inflation. 

• Be a freehold interest or, at least, a very 
long leasehold interest (125 years or 
more). 

• Not involve onerous management 
problems. 

• Be of a suitable size - larger funds do 
not like to invest in very small sums 
which, to some, means less that 
£1 mil l ion and others, less than £250,000. 

• Be in a satisfactory environment. Apart 
from considering the building or 
buildings, the fund wil l have regard to 
whether the surrounding area wil l 
enhance or detract from the investment 
now or in the future.4 

The latter point is the important one on 
which urban designers should focus. 

The wiser developers of the 1980s, some 
of whom wi l l survive into the 1990s (or be 
re-born in the 1990s) had begun to realise 
that urban design wi l l add value to 
development. Olympia and York, in their 
global activities as well as at Canary 
Wharf, were the most conspicuous 
example. They knew that i f what we might 
call the public realm felt good, then empty 
property would find occupiers more easily, 
and that rents and yields from the 
development would be higher. The big 
housebuilders were stumbling into the same 
understanding in the 1980s, too, with their 
concept of "kerbside" appeal, meaning the 
street scene and the view of the house had 
to feel good to entice a buyer. The Rouse 
Corporation in the USA had perhaps been 
the first to demonstrate the phenomenon in 
mixed use and commercial developments, 
but the evidence is there and wi l l not be 
overlooked in the future. 

LAND OWNERSHIP 
An urban design project that relies upon 
wishing good things to happen by 
exhortation, by cajoling or even by 
inducement through grant aid is going to be 
very hard work to put into practice. 
Unfortunately, this is the role of much of 
the urban design work undertaken by local 
authorities. 

The key to successful urban design is 
control over the ownership of land, so that 
by direct intervention, by example, or by 
enforceable legal agreement, the good place 
can emerge and be sustained. Where the 
private sector is in the driving seat, this can 
lead logically to the privatisation of the 
public realm, with its many unacceptable 
and socially destabilising consequences 
(discussed later). Where the public sector 
has control, lack of resources, lack of 
imagination and lack of respect for the 
general public can have equally dire 
consequences. 
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I f control over the land is the only way of 
achieving effective urban design, how is 
that control to be structured to avoid the 
worst excesses of either the private or the 
public sector? Would partnership, in which 
both forces are in permanent dynamic 
tension, overcome the difficulty? Or is that 
a recipe for nothing happening at all? 
These are questions to which we must find 
an answer in the 1990s, i f we are to avoid 
the blind alleys (literally) of recent decades. 

LAND VALUES 
The better the urban design, the higher the 
land values. The higher the land values, 
the greater the pressure on density and the 
greater the chance for quality architecture, 
materials and quality maintenance of the 
public realm. 

The downside is that the higher the land 
values, the more precious the investment in 
property, and the greater the resistance to 
mixed use. The resistance stems from the 
perfectly reasonable anxiety that there 
might be a "bad neighbour" user that wi l l 
damage the value of the investment and 
spoil the quality of life of its occupants. 

Thus, raising land values may enable a 
better quality environment to be made and 
maintained, but may obstruct the mix of 
uses that is another important aspect of the 
feel good factor in making places. 

PRIVATISATION OF THE PUBLIC REALM 
In the 1980s there was a coincidence 
between the desire of the developer to have 
ful l control over the public realm being 
created, and the desire of the public to be 
protected from the squalor and harm of the 
community at large in ordinary open public 
streets. 

Shopping malls were enclosed, office 
developments were enclosed, civic centres 
were enclosed, and the spaces in between 
the buildings were clean, it never rained 
inside, and there were no drunks. For those 
allowed inside, it was great, and the bands 
played Christmas carols and we watched 
the sparrows in the palm trees. 

Now we find we have been watching the 
privatisation of the public realm. The city 
streets are locked shut when the owner no 
longer wants our money; they are closed to 
whole classes and categories of the 
community who don't conform to the 

desirable standard of being white, well 
dressed and with disposable income; it is 
policed by private guards with meagre 
vetting, little training, offensive attitudes 
and the gall to dress almost exactly the 
same as real police (even though it is 
supposed to be a serious offence in law). 

With the forced sale of its interest in the 
Milton Keynes Shopping Building, for 
example, the taxpayer (through its agent, 
Milton Keynes Development Corporation) 
handed a major portion of its enclosed city 
centre streets to private investors. Their 
managing agents, from offices in London 
(over 45 miles away) arrogantly and quite 
lawfully demonstrated their control over the 
street life of the city within weeks: the 
building is now locked when the shops are 
closed (well, did we really think it had any 
other purpose?); its security guards dress 
almost exactly like policemen but have 
none of their social graces; and its grand 
enclosed streets have become littered with 
kitsch barrows and vending machines, and 
polluted by vulgar officious announcements 
at maximum volume telling us that "Tracy 
has lost her Mum" or "the building wi l l be 
shut in five minutes", with never a please 
or thank you. You can't hand out leaflets, 
hold a demonstration, sit down and chat 
with your mates i f you are under 25, hang 
out, busk, collect for charity or take 
photographs without the fascist hand 
extending your way. 

It is an appalling indictment of everything 
that was sought in terms of urban design, 
and is typical of what has happened to 
many miles of our public streets throughout 
the UK. It simply cannot be allowed to 
continue, as the alienation it causes is 
socially destabilising and ultimately (one 
hopes) self destructive: the street has 
become merely the corridor in a giant 
department store, and urban centres must 
offer more than that i f they are to survive. 

SUSTAINABILITY 
With little consensus as to its meaning, the 
concept of sustainability is sweeping the 
planning profession: hardly any Regional 
Guidance, or County Structure Plan, wi l l 
now appear without declaring its 
commitment to the need to achieve 
sustainability. One of the best established 
definitions is that of the Brundtland 

Commission in 1987. The definition of 
sustainability is as follows: 

"Development which meets present needs 
without compromising the ability of future 
generations to achieve their needs and 
aspirations"5. 

PUBLIC TRANSPORT 
For strategic planners it seems to mean, 
above all else, a new focus on public 
transport in preference to the private car. 
This implies the need for planning policies 
that wi l l reintegrate home and workplace 
and in other ways eliminate the energy-
consumptive journey to work. It also leads 
people to advocate medium or higher 
density urban living, and patterns of 
development that reinforce the viability of 
public transport networks6: a concept that 
can be caricatured as "dense development 
at bus stops". It is the founding principle 
of the current proposed replacement 
Leicestershire Structure Plan and of the 
supporting principles of planning in the 
City of Leicester itself, which are fine 
contemporary examples of the genre. 

What has not yet been worked through, 
are the implications at the local level, and 
in urban design in particular. Bearing in 
mind that developers in the 1990s wi l l be 
from the beat generation of the 1960s, and 
in tune with the concept of sustainability, 
this is an aspect of development and urban 
design that must be explored with some 
urgency. 

The more imaginative developers of the 
late 1980s were already on this track in 
trying to change architecture: the shift 
towards the use of environment friendly 
building products was under way before the 
recession began , and is having a 
measureable effect on the market place. 
Even popular DIY stores are finding it 
diff icult to sell doors made from tropical 
hardwoods. 

ENERGY EFFICIENCY 
In the 1990s we shall experience the 
demand for buildings that are energy 
efficient in use: the National Home Energy 
Rating scheme originally devised in Milton 
Keynes and now promoted internationally 
by the National Energy Foundation* is 
likely to begin to bite. 

30 URBAN DESIGN QUARTERLY APRIL 1993 



The Developer and the Urban Design Process 

CONCLUSIONS 
Buildings must be made adaptable in form, 
so that they can be "recycled" as new uses 
as the decades pass. 

At the larger scale, development projects 
should wherever possible create a mix of 
uses to achieve variety and flexibil ity in 
urban form. The basis for this approach to 
urban design has been summarised in 
Responsive Environments and stated in 
more facile way more recently by the 
Urban Villages Group10, but it needs 
updating to include consideration of 
sustainability in terms of energy, 
transportation, waste, building materials, 
ecology, hydrology and the rest. 

The opportunities for urban designers in 
the 1990s wi l l be widespread and very 
stimulating, and the responsibility 
awesome. Some serious research and some 
more demonstration projects on the ground 
wi l l be needed, but there can be some 
confidence that the revitalised development 
industry wi l l be ready to use it. • 

Bright Lights Project, Milton Keynes. 
Mix of uses, retail, offices, residential 
and entertainment within a complex 
urban form contrasting with the external 
grid framework of Central Milton Keynes. 
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