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“Utopia, lies in the city around us; and it must be planned and realised, here or nowhere, by us as its 

citizens each a citizen of both the actual and the ideal city seen increasingly as one.”  

 

 Patrick Geddes, Cities in Evolution (1915, p.1) 
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I. Abstract  
 

The master-planning of large-scale neighbourhood development has become a central part of strategies 
to stimulate changes in local urban economy and property markets in Britain. However, the 2007-08 
economic crisis severely disrupted urban development and created uncertainty affecting market 
conditions and the availability of investment, as well as policy change, and demographic and social 
change. Whilst researchers expounded on contemporary master-planning practice in the UK as too 
formal, inflexible, static, and misleadingly proximate to respond to these challenges, little is said about 
stakeholders’ susceptible values and actions tied to dominate sources of complex urban development 
pressures. In that context, this research aims to explore the significance of ‘value’ in master-planning 
at the residential neighbourhood and the pre-application planning phase of development, and further the 
understanding of strategic values-rich and value-based planning and design processes in both theory 
and practice. To achieve this purpose, a multidisciplinary constructive reasoning approach is adopted 
to iterate between theory and empirical observation to obtain new insights.  

 
This thesis is sub-divided into three main phases. The first phase explored meaning, concepts, and 
theories of master-planning, strategic choice decision-making, value, and values to propose a theoretical 
framework. The second phase adapted a survey method, following a review of key policies and 
literature, aiming to define the strategic role and the value of master-planning in Scotland. It was piloted 
with 7 experts and tested among 112 professionals who are involved in neighbourhood’s development 
in Scotland. To illustrate the effect of development pressures on stakeholders’ decisions, the second 
phase evaluates two carefully selected case studies in Scotland, focusing on different forms of master-
planning, typical developer-led and private-public partnership development. Through detailed review 
of planning application documents and the conducted semi-structured interviews, the effect of the 2007-
08 economic crises was analysed showing how decisions and actions are/were tied to a complex web 
of development forces at the macro, micro, and meso levels.  
 
Subsequently, a strategic values-rich and value-based view of master-planning is proposed through 
theoretical triangulation. This draws on theory to reach past the rational preconceptions that hobbled 
previous research efforts into defining the value of master-planning in planning and urban design. The 
main original contribution in this research is the development of an evolutionary ‘strategic value-based’ 
lens that re-defines the role of master-planning, revealing complex contradictions internal and external 
as a force of major hidden pressure on stakeholders taking decision. This work opens new horizons for 
spatial planning and urban design into the research field of value and values.  
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VII. Glossary  
Master-planning (MA) – is a multi-

levelled, multi-scale, multi-stakeholder 
synthesised planning and design process and 
outcome (visible and invisible; internal and 
external) that shapes the vision, action and 
delivery of large-scale housing development at 
different levels.  

Neighbourhood – the physical, social 
and economic representation of large-scale 
housing areas through ‘neighbourhood’ and 
‘community’ that underpin a localised scale of 
governance in cities.  

Strategic – decisions and actions that 
shape and guide what master-planning is, what 
it does and why it does it. Maintain ‘in 
attention’ critical understandings about 
relationships, qualities, values and priorities.  

Value-based – to maximise the 
effectiveness of stakeholders’ values delivery 
activities, a process that cuts across the function 
of multiple organisations and sectors. A process 
perspective that starts with the stakeholder, 
their interests and imperatives.  

Strategic value-based perspective – a 
multi-dimensional guiding approach used to 
identify, manage and deliver stakeholders’ 
shared views of the changes that should arise 
from the development activities – underlying 
spatial strategies, strategic planning and 
different levels of design; physical, spatial, land 
use, environmental, economic and social. 

Value rationale  – stakeholder values, 
value and master-planning, as inseparably 
linked within a unity of reason, in which they 
are parts that operate over time and place to 
touch community-wide shared ends.  

Value objectives (criteria) – the 
requirements and choices traded-off by 
stakeholders on the basis, which rest in the 
overall consensus. These are anticipatory 
criteria, explicit to achieving value in master-
planning, defined by integrated environmental, 
social, economic, physical and institutional 
objectives as baseline conditions.  

Choice (value judgment) – a process 
that seeks to forward, among alternative 
actions, by assessing their comparative 
cost/benefit tendency to advance or hinder the 
value of achieving stakeholders’ values.   

Value realisation (sense-making) –  a 
learning process that responds to changing and 
emerging contexts and development realities 
(invisible and visible process). A recurring 
cycle of interactions between different 
stakeholders, grounded both in individual 
(actions and power) and social activity 
(relations).  

Invisible or informal processes – the 
processes that tie stakeholders into networks 
that operate across organisations and social 
arenas, embedded in the discourses and practice 
of master-planning processes. These processes 
generate a real sense of collective value as a 
platform that reveals power dynamics for 
control over development roles and outcomes.  

Visible processes – the documented 
design and planning processes used in the 
production of the spatial layout, to structure 
land and development, and activities adapted in 
managing of space and development.  

External forces  – the relational reality 
of the urban area environment. The economic 
forces, socio-spatial, socio-economic, and so 
on. In addition to the ‘political’ or ‘system-
based’ forces that seek to mobilise and change 
the discourse of outcomes and process and alter 
the way resources are allocated and power is 
exercised. 

Stakeholder power and influence  – 
the stakeholder’s power to fulfil roles that are 
critical in creating value; operational, 
informational, economic or financial, and 
social. 

Pre-application stage – is the planning 
situation in Scotland this refers to the statutory 
procedural system by which decision-making is 
conducted, involving applicants for planning 
permission, comments by consultees, and the 
state as the ultimate decision-maker on land use 
development. 
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Chapter 1 - Introduction  
 

1.1. Thesis context  
 

In the UK urban policies, the significance of master-planning large-scale development emerged during 

the late 1990s. This “upsurge in the use of master-planning” (Bell, 2005) followed dramatic economic, 

social and political changes that took place at the national and local levels. This activity is reflected in 

a large number of documents advocating the use of master-plans, most notably the Urban Task Force 

report (Rogers, 1999), the UK’s National Government (2011, 2007b, 2007a), the Scottish Government 

(2008, 2011a, 2007a, 2011c, Wheeler et al., 2014), and including executive non-departmental public 

bodies that drive the government policy in the built environment (ADScotland, 2011, Cabe, 2003, 

designcouncil, 2012), and academic research (Al Waer, 2013, Bullivant, 2012, Giddings and Hopwood, 
2011, Guthrie et al., 2011, Falk, 2011, Cowan et al., 2008, Ardron et al., 2008).  

The term “master-planning” is used in this research to denote “a design, a strategic planning activity 

and real-estate development strategy, by which public, private and community sectors are involved in 

the decision environments to develops, controls, and affects the development plans of a major change 

in a defined physical area (neighbourhood level). It is a processes of collaborative strategic thinking, 

a delivery mechanisms and phasing of the built form, and an outcome that that set out the economic, 

social, and environmental long-term vision of the places.” 

Large-scale urban development can significantly affect how places are experienced and used. 

Accordingly, the factors that have promoted the use of master-planning and the assumptions held about 

the appropriate process of master-planning, its leadership and its application to urban development, 

require understanding. It is also important because “the master-plan reflects the public values that are 

prevalent in society” (Bell, 2005, Pg.82). To understand the different and changing ways in which the 

built environment is planned and designed, we are required to recognise the driving forces that are 

defining the future of our cities and identify ways that progress a holistic approach to shape the built-

environment. The upsurge in the promotion of master-planning requires it to be matched by appropriate 

studies that seek to frame the forms of master-planning that can provide relevant planning and urban 

design tools in the prevailing conditions of urban development in the UK. We are required to assess 

how adequately the practice of master-planning responds to social and political changes, economic 

stagnation, and reduced public spending (Al Waer, 2013).  

This thesis recognises that master-planning has become a widely adopted urban development strategy 

in search of economic growth. However, much of the current research into master-planning is limited 

to concerns of urban design and planning procedure. In academic critiques of master-planning practice 

in the UK, increasing attention is focused on the extent to which master-planning practice reflects 

understanding of the complex social aspects of urban development (Healey, 2003, Healey, 2006). How 

http://en.wikipedia.org/wiki/Executive_non-departmental_public_body
http://en.wikipedia.org/wiki/Executive_non-departmental_public_body
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it informs, and is informed by, the changing urbanism discourse, which includes the use of master-

plans, that is, Urban Village (Yan et al., 2004), Postmodern Urbanism (Hutcheon, 2003), Urban 

Renaissance (Punter, 2009), and Neoliberal Market Urbanism (Brenner and Theodore, 2012, Theodore 

et al., 2011). Master-planning is used as a vehicle to establish exceptionality measures in planning and 

policy procedures, as part of a changing open market neoliberal urban policy. Therefore, it is poorly 

integrated into the wider general urban development process and the planning system, and as a 

consequence, its impact on a city as a whole and on the areas where the plans are located remains 

ambiguous (Swyngedouw et al., 2002). As a result, the Scottish Government strongly believes that 

‘Good masterplanning can help to deliver new housing of the right type in the right location, and the 

time is therefore right to raise its profile” (PAN 83/2008, p. 4). From planning perspective, master-

planning processes are used to secure the application of policy though pre-application ‘decision 

environments’ of individual property/land-use development projects as a means for intervention in the 

real estate development value trade-offs - Development Frameworks and Design Statements) (Adams 

2015). The pre-application as part of the master-planning is fundamentally seen as a gradual area 

development that pose exceptional requirements for effective connectivity between stakeholders, the 

governance system, and the development market in order to control outcomes through negotiation and 

consultation (figure 1).  

 

 
Figure 1, The planning re-application phase on development in Scotland  

 

The delivery of design quality through master-planning has been very uneven, with some major 

successes in city centres and more attractive inner urban neighbourhoods, against the mediocrity of 

much of the suburban-town housing schemes (Carmona and Punter, 2013). Both research and practice 

are focusing on urban design quality in master-planning (Cabe, 2001, Carmona, 2013 , Carmona et al., 

2002, UrbanDesignGroup, 2013), but there interest neglects, or is not seen as relevant to, urban planning 
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or community engagement. One result of which is a poor understanding of how negotiation and 

knowledge exchange affect ‘quality’ and ‘value’ in master-planning practice.  

These socio-economic as well as the physical, dimensions of urban design and urban planning are 

important. A cross-disciplinary perspective also requires an understanding of master-planning practice 

within real-estate development. However, a relatively small amount of research has explored the roles 
and process of urban design within this integrated practice of master-planning.   

To address this connection between urban planning, design and real-estate development, one of the key 

contributions made by academic literature, is recognising various stakeholders involved in the process 

of master-planning. The process of master-planning is a potential arena to discuss and negotiate 

solutions between a wider range of stakeholders, to bring opportunities for collaboration, it is an 

“ongoing highly value-laden argumentative process” (Lang, 2005). Master-planning provides a space 

to negotiate with the different goals and motivations of various stakeholders (Carmona, 2001, Carmona 

and Punter, 2013, Carmona, 2013, Carmona, 2013 ). Where urban design becomes a communicative 

space that creates greater economic, environmental and social synergy if captured in an appropriate way 

to reflect current policy and economic market conditions (DesignCouncil, 2015). The research area 

indicates the need to understand the process of value creation, represented in a complex hierarchy of 

power, and the values that stakeholders hold before and after engaging to build common ground and 

shared understanding of the future of the built environment (Healey, 2003, Adams, 1994).  

However, this thesis begins by acknowledging that in practice there are both power and interest 

mismatches between different groups of stakeholders, who hold different motivations to seek value in 

urban design. Thus, value in urban planning and design is traded within a cross-disciplinary negotiation 

space, in the process, challenging singular conceptions of spatiality and socio-physical processes in 

urban planning. This cross-disciplinary perspective introduces a critical interest in identifying critical 

shifts in disciplinary domains, the influence of power and the compositions and characteristics of 
stakeholders, institutional structures and mind-sets, and in the nature of policy tools. 

While master-plans are inserted into the statutory planning processes and structured to control 

incremental and small-scale build-up operations, urban design is deconstructed into several levels at the 

borders of formal planning structures (Davoudi and Strange, 2008). As a result, master-plans are mostly 

initiated by means of exceptionality measures such as the freezing of conventional planning tools, 

bypassing statutory regulations and institutional bodies, the creation of project agencies with special or 

exceptional powers of intervention and decision-making (Swyngedouw et al., 2002). In the UK, master-

planning processes are used to secure the application of policy though pre-application ‘decision 

environments’ of individual property/land-use development projects as a means for intervention in the 

real estate development value trade-offs - Development Frameworks and Design Statements) (Adams 

2015). Master-planning is seen as a gradual area development that pose exceptional requirements for 
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effective connectivity between stakeholders, the governance system, and the development market in 
order to control outcomes through negotiation.  

Hence, in the contemporary economic context, stakeholders are challenged by pressures of competitive 

market restructuring and constant changes in the social and economic priorities, as well as by major 

political and ideological shifts. Yet, the opportunities for research and practice that this scale of urban 

intervention provides, to understand these complexities, have been neglected. Whereas the role of 

master-planning in organising and controlling the complexity of large-scale development is reinforced 

by policy (ScottishGovernment, 2011a, DCLG, 2008a), little attention has been paid to the widening 

gap between changing conceptions of spatiality and its connection to physical form, policies, practices 

and the market place (Bullivant, 2012). The research interest has lagged the changing context and nature 

of urban development. 

This was outstandingly materialised in how the housing market reacted to the shortage of housing 

supply that was thrown into the spotlight under the 2007 market failure. Though it may only just recently 

have captured widespread political attention; it has been clear that the processes of delivering better 

quality urban areas, through development briefs and master-plans for housing sites and planning 

management, was not keeping up with additional demand for decades. A process that is constantly being 

criticised since the majority of new housing, particularly at the larger estate level, had always been 

poorly laid out with inadequate quality in designing the public realm (ScottishGovernment, 2016). 

Whilst the increasing use of master-planning, to meet housing demand and manage complex urban 

production processes, has led to the expansion of public engagement, forcing a wider range of actors to 

plan, design and coordinate, it has also led to fragmentation in the development environment. Stretched 

through place and time, the master-planning process is increasingly conducted within complex webs of 

relationships, disparities of powers and responsibility, and the increasing role of market forces in spatial 
distribution of economic and social activities.  

Empirical research has shown an inconsistent picture in highlighting the impact of this fragmentation 

on stakeholders’ decisions. In particular, it is unclear how the realities of real-estate development and 

the effects of macro and micro external development forces affect stakeholders’ actions and how they 

adapt to changing market conditions. In addition, many existing studies on master-planning neglect the 

confounding factor of how stakeholders’ values, that drive their actions in the first place, are negotiated, 

understood, reconciled and maintained during the pre-application stage of procedural planning. In 

response, this thesis adopts a more strategic and value-based perspective of master-planning. The aim 

is to add a new dimension in terms of built environment value, stakeholders’ values, that is reflected in 

their strategic choice. It therefore re-examines master-planning, in urban design and urban planning, by 

highlighting differences between theory and practice, by using views from strategic thinking (Friend 

and Hickling, 2012) in real-estate development (Tiesdell and Adams, 2011b, Adams, 1994) and 



25 
 

defining the shifts in the overall purpose of planning and urban design in Scotland. The aim is to return 

to a more realistic and effective method of analysis all served to expand the master-planning research 

agenda.  

This research is timely in-line with a number of independent reviews published by the Scottish 

Government for the planning review (2016)1, where master planning is placed as a central strategy to 

support place making in a holistic way that in an infrastructure first approach to area-based 

development. This research responds to the key findings and recommendations proposed by the last 

report on ‘The Value of Design in the Built Environment’ (2014) published by the Scottish Government 

aiming to provide more confidence to the development industry, as well as communities, that 

investment in good design is important. Furthermore, this research is in line with RTPI’s current 

research priorities focusing on’ The Value of Planning’ (2015), and Design Council’s ‘The Value of 

Urban Design’ reports series between 2001-2016, focusing on economic and finical value, while 

recognising the importance of border social and environmental value (Chapter 2).  

However, this research takes an interdisciplinary and focused view on the issue of value in master-

planning. It addresses a gap in research and practice, not recognized by these reports emphasising on 

the complexity and the invisible challenges of decision environments and stresses the importance of 

appreciating the diversity of values affecting processes and outcomes. The outcomes reveals complex 

connections between the planning and urban design, and how it respond to real estate development 
strategies as a force of major hidden pressure. 

The research perspective on master-planning in urban design and urban planning, above, informed the 

initial brief for this thesis, which was to explore the connection between stakeholders’ values and value 

within these cyclic development processes. However, this debate has been largely a theoretical one as 

there has been no consensus on what constitutes value in master-planning and how to embrace real-

estate development models from which value research has been developed. Straightforward attempts to 

apply the cross-disciplinary understanding of master-planning in urban design, urban planning and real-

estate development faces substantial difficulties for reasons of different contexts of localities and market 

conditions. The thesis, therefore, responded to the brief by exploring how stakeholders’ values have 

been understood in master-planning practices in different contexts, and how master-planning could have 

the potential to contribute more strategically to increasing the social, economic, environmental and 

physical values of the built environment. This thesis extends the findings to raise some concerns about 

the role of pre-application master-planning in knowledge exchange, especially questioning the 

                                                                 
1 Review of Planning - Scottish Government Response July 11, 2016; Empowering Planning to Deliver Great Places. 
Review of the Scottish planning system 31 May 2016; The Planning Review: Analysis of Written Evidence.  
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Chapters 1 - 3 
Chapters 4 and 5 

Chapters 9 and 10 

dominant role of the private sector in shaping the future of our cities. This considerations consequently, 

will make a contribution to knowledge and provide a useful understanding for designers, developers, 

regulators, planning officers, and local communities.    

 

1.2. Aim and objectives  
 

This section makes explicit the research purpose and defines the core aim, objectives, and questions. 

The research aim is - to explore the significance of ‘Value’ in master-planning at the residential 

neighbourhood and the pre-application planning phase of development, and further the understanding 
of strategic values-rich and value-based planning and design processes in both theory and practice.  

The following objective and research questions are addressed through this thesis:  

 

 Objectives Research Questions 

1. 

To review the literature concerning 

neighbourhood level master-planning 

as a strategic value-based decision-

making process.     

- What are the challenges facing the housing development 

environment in the UK?  

- What is neighbourhood level master-planning, the 

master-plan, and master-planning processes?  

- What is the value of master-planning in planning, urban 

design, and real-estate development?  

2. 

To survey stakeholders’ ex-ante 

perceptions and expectations towards 

the value of neighbourhood level 

master-planning, and define their 

perceived powers and interest in 

achieving value.   

- How the value of master-planning is realized in policy 

and guidance at the international, national, and local 

levels? 

- How can the complex trade-off relationship between 

social, economic and environmental values be defined, 

and used to realise the value of master-planning in 

Scotland? 

 

3. 

To investigate and examine 

stakeholders’ de-facto ex-post 

values-in-use in Scotland, in light of 

the effect of visible, invisible and 

external development forces in two, 

developer and public-led 

development projects as case studies.  

- What kind of tensions and challenges does master-

planning practice face in Scotland?  

- To what extent do the external development forces, 

stakeholders’ roles, power, and networks affect 

stakeholders’ decisions?  

- How master-planning in urban design is integrated within 

the planning process in Scotland?  

4. 
Based on (2) and (3) to reconcile the 

ex-ante with the de-facto ex-post 

- What are the changes facing contemporary master-

planning practices?   

Chapters 6 - 8 
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value of neighbourhood level master-

planning, as it emerges in a 

triangulation between theory, as 

explored in (1), and practice. 

- What are the theoretical and empirical gaps between 

master-planning in urban planning and urban design 

theory and practice?  

 

1.3. Introduction to the thesis concepts  
 

Little is known about the link between stakeholders’ values and master-planning value and even less 

about its theorization. The research therefore focuses on four concepts. These are defined in Figure 1; 

(1) master-planning residential neighbourhood; (2) strategic spatial planning in both public and private 

spheres; (3) stakeholders’ values; (4) value (physical, social environmental, economic and institutional); 

towards (5) the strategic value-based approach to understand master-planning task environment. 

Investigating the integration between these concepts into the complex development situation is 

problematic, as master-planning extends across time, space and levels. In addition to the theoretical 

differences that shape master-planning in both urban planning, urban design and real-estate lenses. 

Thus, the current knowledge is synthesised to form the basis to develop a conception of a ‘value-based’ 

and ‘strategic’ research agenda. 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

Figure 1: Thesis concepts  

There is no clear and paradigm-based consensus among academics, policy makers and professionals 

about the meaning of a contemporary understanding of master-planning and master-plans. ‘Master-

Master-planning 

Scale: urban residential neighbourhood 
 Situation: pre-application  

Value 

Type: physical, social, 
environmental, economic and 
institutional  

Strategic value-based 
master-planning  

Stakeholders’ values 

Type: communicative value  

 

Chapters 2, 8 and 
9  

Chapters 3 and 7  Chapters 3 and 6  

Chapter 12  

(1) 

(3) (4) 

(5) 

Strategic spatial 
planning  

   

(2) 
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planning’, according to ScottishGovernment (2008), is an integrated approach to manage the physical, 

social and economic change in communities, seen as a way to encourage the development of sustainable 

communities. A ‘spatial representation’ of development combined with some sort of an ‘implantation 

strategy’ (DCLG, 2008a). Used to address wider strategic objectives of creating consensuses among 

stakeholders (Williams, 2000). Master-planning and master-plans are defined as a ‘diagrammatic 

presentation’, ‘development strategy’, ‘delivery strategy’, ‘spatial rendering’, ‘blueprint of ideas’, and 

a ‘framework’ (Al Waer, 2013, Nimmo and Frost, 2012, Bullivant, 2012, AlWaer, 2012, Giddings and 

Hopwood, 2011). It is used in planning, designing, managing and implementing a large variety of 

development levels; city, district, neighbourhood, place, a number of buildings; types; mixed use, 

residential, campus, city centre, waterfront; development approach; regeneration, urban 

expansion/extension, local planning, regional planning, and strategic planning; location: inner city, 

urban fringe, towns, and suburbs; derived by different stakeholders: developer (private and public), 

local authority, public/private partnership.  

 

Therefore, the term is a loosely structured whole of different professions, practices, paradigms, 

disciplines, levels, approaches and development types. Because it is loosely theorised, the boundaries, 

roles, and purposes are not clearly defined; it is defined within the institutionalised system of planning, 

the changing cultural perception of urban design absorbed at different times and development attitudes 

of the market.  

 

A ‘strategic value-based’ master-planning proposed in this thesis looks at the value chain of cause and 

effect along the futurity of decisions to create value over time. Under this perception, master-planning 

is seen as a multi-stakeholder process of systematic identification of opportunities to design and plan 

urban neighbourhoods, which underpins processes, procedures, structures and techniques to expose 

quality. A process that facilitates communication and coordination to deliver balanced stakeholder 

values that aim to sustain the service of public and private interests (Ingram, 2011, Al Waer, 2013). The 

label ‘strategic’ combines all development activities, such as informal and formal spaces of negotiation, 

knowledge transfer, and learning.  

 

This loose perception of master-planning is reflected in its purpose; the quality and the value that 

organisations, institutions and academics are promoting. Therefore, it is important to differentiate 

between the two key terms used extensively in this thesis; ‘values’ and ‘value’. According to Schwartz 

(2015), ‘values’ are the personal beliefs that transcend an action in specific situations. ‘Value’ on the 

other hand, according to Desjardins (2002), refers to the relative worth of a quality or object. The first 

is grounded through value theory, found in psychology (Schwartz and Bilsky, 1987), sociology 

(Schwartz et al., 2001) and economics (Schwartz, 2015); mainly to explain behaviour that is 

transcended into judgment, choice and decision-making (Thomson et al., 2003b). The term ‘values’ is 
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used to form a system of value properties that characterise organisations and individuals (Austin, 2005), 

A ‘standard and criteria’ used to judge and priorities (Mills and Austin, 2014). ‘Values’ are owned 

through ‘participation’ and to ‘drive strategy’ (Schwartz, 2015, Schwartz and Boehnke, 2004).     

 

‘Value’ is widely used in manufacturing and product design, construction management theory, customer 

value management (Austin, 2005). The term can be treated to describe the ‘satisfactory exchange’, 

‘assessment’ and ‘valuation’ (Brosch and Sander, 2015). ‘Value’ is influenced by current and 

intercepted circumstances (Kelly et al., 2014). A relationship between benefits delivered and the use of 

resources, and a balance between these requirements (Lorne and Dilling, 2012). It requires balancing a 

series of conflicting parameters to arrive at an optimum position (DesignCouncil, 2015).  

 

This brief review highlights the potential confusion and lack of clear investigation of these terms. This 

thesis has contributed to the definition and structure of ‘stakeholders’ values’ and ‘value of master-

planning’ in both urban design and urban planning. Therefore, the starting point should perhaps be to 

illuminate any points of confusion: both stakeholder’s values and value are: 

- Judged in relative terms and differently according to the stakeholder interest and the contextual 

realties of the development environment.  

- Universally and locally understood; values are abstract realisation of benefits and experience 

to evaluate needs, while value is defined by a complex web of concepts (social and cultural, 

economic, environmental, physical and functional, and institutional) and interactions between 

the stakeholders and the development processes over time.  

- Changing of time: value is the complex interaction between processes, outcomes and 

stakeholders, emergent stakeholders’ experiences and interests translated into action. Values 

are abstract expiration of interests and therefore ex-ante and not emergent.  

- Exposed through understanding the specific social and political situation of various levels of 

physical dimensions.  

 

In this thesis, the following understanding is applied: 

 

- Values-rich: the motivation to seek value in master-planning nested with the stakeholder (an 

individual or an organisation) that frames the processes of negotiation and knowledge transfer. 

- Strategic value-based: value is understood under the stakeholder’s realisation of value when 

interact with the planning and design processes - the processes of trading-off strategically 

between alternatives overtime- it is framed by their values. On the other hand, the term is used 

under the objective of increasing the ‘value of master-planning’, to realise the universal and 

local, social, economic and environmental qualities of the built environment - How value is 

approached in policy and in stakeholders’ experience as a content to drive action ‘strategically’.  
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1.4. Research strategy  

 

This thesis concerns understanding master-planning in urban design and urban planning as a process of 

value creation; master-planning as control of future built environments; and master-planning as a 

process of decision-making under the conditions of uncertainty, where implementation is important as 

long as processes and outcomes are of value for all stakeholders. The research seeks to develop a 

rigorous approach to design and plan urban neighbourhoods under the condition of uncertain 

development environment, including the links with changing local networks of stakeholders. 

Uncertainties include uncertainty about the decision environment: what is the effect of future policies, 

urbanism trends and market conditions; uncertainty about goals: for what values (current and future 

stakeholders). For this purpose, the research draws on a strategic choice decision-making model 

developed by Friend (2012) and puts forward two phases of evaluation: optimality ex-ante and 

optimality ex-post.  

 

This is of course intimately linked to answering the question what is master-planning? In addition, what 

is the value of master-planning? This research was undertaken on the premise that the answer to these 

questions is neither obvious nor simple, and they have important implications for how we view and 

practice urban design and urban planning and their connection to real-estate development. It is 

suggested that because the decision-making processes in large-scale neighbourhood master-planning 

extends over 10, 15, 20 years and even more (Nimmo and Frost, 2012, Bullivant, 2012, Giddings and 

Hopwood, 2011), the study field demands an ex-post reconstruction of past and present decision 

environments and current and forward facing ex-ante study of stakeholders’ view of quality in master-

planning processes and outcomes.  

 

This analysis sticks to what the stakeholders knew about the study field, their motives and the context 

of their actions to create value. Thus, an ex-ante ‘current and looking forward’ and ex-post ‘past that is 

present in current context situations’ dynamic use of stakeholders’ is used to define the general accepted 

role and purpose of master-planning in increasing the economic, environment and social value of the 

built environment. This represents an extremely useful approach to highlight the essential matters and 

to ensure an adequate basis for analysis are applied. Furthermore, such an approach, adopted to the level 

of debates and analyses that take place at different stages of master-planning is useful in the 

reintroduction of contestation of projects that were incrementally built on the ground.  

 

Why is the distinction between ex-ante and ex-post so important to understanding master-planning 

processes? Because it marks an important theoretical divide between consequences and action’s 
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adherence. An ex-ante view ignores the specific contextual power for the stakeholder, so that their own 

interests do not count any more than anyone else’s interests do. It focusses on forming a generally 

accepted view of value that stakeholders take action to strategically carry forward. In contrast, ex-post 

view focuses on actual choices (values-in-use) in a given circumstance and under pressure acted 

externally (that is, development conditions) and internally (that is, the conditions of negotiation and 

power distribution). The ex-post analysis is important because it judges the value of master-planning 

by examining the nature of the development environment. The ex-ante analysis is important because it 

determines assessing relationships between aims and means.  

 

Using data collected in Scotland, this research simultaneously addresses two study-fields comprising 

ex-ante and ex-post approaches to understand master-planning in urban design and urban planning: the 

‘first’ investigates the integration of multi-stakeholder values and the value judgment into the master-

planning processes, and to further the understanding of values-rich and intangible value-based cost-

benefit trade-off. Central to this analysis is the notion of the stakeholder. It argues that, when making 

judgments, stakeholders are already enmeshed, or situated, in their values and interests. As a result, 

stakeholders are drivers of value in the procedural and/or substantive aspects to shape the built 

environment. However, because stakeholders are entangled in an existing web of social relations, 

development realties and external social, economic and political conditions, the ‘second’ study field 

approaches stakeholders as part of a contextual visible and invisible value network in real life project-

based development. In particular, the second inquiry seeks to understand how stakeholders’ influence 

and are influenced by neighbourhood development operations in pursuit of personal and organisational 

economic, social, and environmental benefits.  

 

It is the contention of this thesis to merge these two principal study fields, to understand the value of 

master-planning in urban design and urban planning. Mainly, this thesis demonstrates how to make 

intangible stakeholders’ values explicit, as a representative of a continuous process of experience, 

expectations, and real life practice evident in their realisation of value. The results confirm the role of 

both stakeholders’ values as an invisible driver for change and the development conditions as a visible 

contextual arena of value creation. The objective is to theorise master-planning in its larger context: 

urban design and urban planning as part of the social deliberative and interactive process, which links 

aims to action, and which transforms values into realities (Faludi, 2013).  
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1.5. Research phasing and thesis organisation  

 

1.5.1. Research phasing  
 

The research strategy illustrated in the last section reflects the aim of this research — ‘To explore the 

significance of ‘Value’ in master-planning at the residential neighbourhood and the pre-application 

planning phase of development, and further the understanding of strategic values-rich and value-based 

planning and design processes in both theory and practice.’  

 

The ex-ante and ex-post reasoning is used to develop a systematic way to present the properties of the 

research phasing. It presents and tests the procedures used to describe and explain past, current and 

future master-planning processes and outcomes, and defines its effectiveness, in practice, to reach 

defined public values, by which knowledge is gained to define a ‘strategic value-based’ residential 

neighbourhood master-planning approach. Consequently, this thesis progresses four phases that detail 

an empirical investigation of the role and purpose of master-planning in urban design and urban 

planning practice in Scotland (Figure 2).  

 

The first phase used master-planning, in urban design and planning, value and values literature, to 

develop a strategic value-based theoretical framework that expands the theory, language, and role of 

neighbourhood development. This framework is described in Chapters 1 to 4 and addresses objective 

1, which explores the state of the housing market in the UK, the ‘neighbourhood’ as spatial expression 

of the local physical and social content, and strategic decision-making processes. It defines the ‘value’ 

study field and sets master-planning processes as a communicative space of value creation (Chapter 3).  

 

The second, ex-ante, phase scopes stakeholders’ values prior engaging in the development processes 

and establishes a set of assumptions about the relationship between stakeholders and the value master-

planning towards objective 2 (Chapters 5-7). It examines how potential value principles, driven from 

key policy and local level documents, are traded-off by 111 stakeholders as a cost/benefit judgment 

using the method of an online survey.  

 

The third, ex-post, phase is centred on studying two urban residential neighbourhood projects in 

Scotland as case studies (Dunfermline Eastern Expansion and Craigmillar/Edinburgh) towards 

achieving objective 3 (Chapters 8-10). The focus is to provide a thick normative description analyses, 

ex-post, on the contrary, ex-ante refers to investigating stakeholders’ actions during and after a master-

plan is produced.  
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The last and the fourth phase set the comparison of similarities and differences with the very different 

contexts of value realisation, which contributes to constructing a thorough argument for the potentials 

of a strategic value-based lens in theory and practice. Figure 2 shows the research map of the study 

thesis, which is used at the beginning of each chapter as a sign post to guide the reader.  
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Figure 2: Research map  
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1.5.2. Thesis organisation  
 

What is presented in this thesis is linked with the research questions above, organised into the 

subsequent chapters. The thesis is structured according to Table 1, which does show a sequential logic 

and chronology that moves from literature through methodology, empirical work, and conclusions. 

Chapter 1 and 2 define the review and the context of large residential neighbourhood developments in 

the UK. It explores the ‘neighbourhood’ as a physical and social inquiry, in which the master-planning 

process is used as a strategy to deliver change. It theorises master-planning in planning and urban design 

literature, and defines the strategic perspective of decision-making. The literature review discusses the 

value agenda in the UK to support the development of a practical value-based framework. It also 

discusses the contribution of this thesis to plug a research gap between issues in theory and practice.  

 

Chapter 3 proposes the foundations of the ‘strategic value-based framework’ in philosophy as a research 

framework for addressing the research questions within a four-phase empirical investigation.  

 

Chapter 4 describes the state of the art understanding of value-based tools and describes in detail, the 

ex-ante analytical framework and methods used in practice. The action of Chapter 5 tests this 

framework, which resulted in a more sophisticated understanding of the role and purpose of master-

planning in Scotland, based on stakeholders’ perception of cost/benefit related to the input of resources 

to achieve value.  

 

Chapter 6 details the application of a case study investigation in Chapters 7 and 8, which progresses a 

detailed empirical investigation of master-planning in two different contexts as case studies, including 

‘Dunfermline Eastern Expansion (DEX)’ and ‘Craigmillar Regeneration’. These chapters consider the 

context of planning and urban design as it forms master-planning practice along three dimensions: 

establish the effect of visible, invisible value processes, and establish the effect of external forces on 

value delivery.  

 

Chapter 9 moves the focus to comparative analysis of two case studies and discusses the role of master-

planning in Scotland, challenges and factors affecting practice in both public and private organisations 

as a response to the specific study questions. It discusses the requirements of ‘strategic value-based’ 

knowledge production by examining the narrative of value from empirical research presented 

throughout this thesis and a composition with existing theory. Concluding the thesis in a review of 

research objectives, limitations, and contributions. The conclusions highlight the shift of master-

planning in planning and urban design towards a strategic value-based lens as a more realistic and 

grounded process of large-scale neighbourhood level of master-planning in planning, urban design, and 

real-estate development. 
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Table 1: Thesis structure and methods  

Research 
phases Research organisation Content  Method Research questions Research aim 

Phase 1 - 
Framework 
building 

Chapter 1 Introduction 

This part introduces the research with its 
theoretical and contextual exploration. It defines 
the concept of strategic value-based master-
planning and discusses the overall research aims, 
objectives and specific research questions. 

Desktop study 
-What are the challenges facing the 
housing development environment in 
the UK?  
-What is neighbourhood level master-
planning, the master-plan, and 
master-planning processes?  
-What is the value of master-planning 
in planning and urban design? 

The research aim is 
to explore the 
significance of 
‘Value’ in master-
planning at the 
residential 
neighbourhood and 
the pre-application 
planning phase of 
development, and 
further the 
understanding of 
strategic values-rich 
and value-based 
planning and design 
processes in both 
theory and practice.  
 

Chapter 2 Existing literature knowledge 
base 

Provides understanding of study concepts about 
‘large-scale housing’, ‘urban residential 
neighbourhood (social and physical)’, ‘master-
planning’, ‘strategic decision-making’.  
Sets the practical meaning of the value of urban 
design and planning. 

Chapter 3 Research design and 
methodology 

This chapter constitutes the main part of the 
research. As the core of the research, it deals 
with the ontological and epistemological 
background of the research.  

Review overall 
thesis strategy  

Phase 2 - Ex-
ante study 

Chapter 4 The perception of the value of 
master-planning in Scotland  

-This chapter reviews policy documents and 
reports at the national and local levels in 
Scotland, which frames the public interest in 
master-planning. It provides a systematic 
description of a four steps ex-ante framework to 
assess stakeholders’ values. 

Desktop study -How the value of master-planning is 
realized in policy and guidance at the 
international, national, and local 
levels? 
-How can the complex trade-off 
relationship between social, economic 
and environmental values be defined, 
and used to realise the value of 
master-planning in Scotland? 

Detailed ex-ante 
phase study strategy.  

Pilot survey 
involving 15 experts.   

Chapter 5 Assess the value of master-
planning in Scotland 

Describe the use of the ex-ante value framework 
in Chapter 6.  

Online survey of 111 
stakeholders in 
Scotland  

Phase 3 - Ex-
post study 

Chapter 6 The ex-post value of master-
planning  

Case studies strategy and methods, the selection 
process, and data analyses strategy.  

Detailed ex-post 
phase study strategy  

-What kind of tensions and 
challenges does master-planning face 
in the practice in Scotland?  
-To what extent do the external 
development forces, stakeholders’ 
roles, power, and networks affect 
stakeholders’ decisions?  
-How master-planning in urban 
design is integrated within the 
planning process in Scotland? 

Chapter 7 Case study (1) Dunfermline 
Eastern Expansion (DEX) -The external macro and micro forces of urban 

development. 
-The visible master-planning processes and 
outcomes. 
-The invisible value processes.   

Case Study (Field 
Research; Document 
Studies; interviews)  Chapter 8 Case study (2) Craigmillar 

Regeneration 

Phase 4 - 
Conclusions 

Chapter 9 Synthesis 

-Large-scale urban neighbourhood level master-
planning in practice.  
-Value rationale in practice (values vs value) 
- Master-planning, from theory to practice  

Theory and practice, 
matching and 
development  

-What are the changes facing 
contemporary master-planning 
practices?   
-How can a common master-planning 
strategic value-based framework and 
language be created? Chapter 10 Conclusions and contributions 

-Achievement of aims and objectives  
-Contribution to knowledge  
-Recommendations  
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Chapter 2 - Existing literature knowledge base  
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2.1. Introduction  
 

This chapter provides understanding of the development environment in the UK through exploring 

development trends and the relevant policy background and reviews the relevant academic literature in 

relation to the research objectives.  

This chapter is divided into four parts: 

1. The context of housing development is recognized with especial focus on tailored 

contemporary large housing planning, design and development issues in the UK.  

2. The value of a stakeholder-based approach for analysis of interaction of master-planning actors 

in the task environment is identified.  

3. The theoretical perspective of the master-planning of neighbourhood development is 

examined assessing urban planning and social theory. This involves examining the nature of 

‘master-planning processes’ and the ‘master-plan’, each discussed within the discourse of 

planning and urban design.  This examination recognizes the influence of both the formal 

planning system and the institutional cultures of the development industry and professions 

and establishes the understanding of ‘strategic master-planning’. 

4. The final part explores the value literature and sets master-planning as an important 

commutative phase of urban development. The distinction between the value of master-

planning and stakeholders’ values as a reflection of decisions, actions, and the development 
decision spaces is revealed.  

This chapter ends by discussing the issues which have become evident from the review which 

recognized the effects of externalities upon development and the interest and value-bounded nature of 

development decision-making within the processual arena of strategic master-planning. 

 

2.2. The development environment in the UK (the external macro and meso forces)  
 

Urban development in the first decade of the twenty-first century has gone through a dramatic financial 

and economic cycle of boom and bust that brought about the collapse of investment in development 

across the UK.  The depth and severity of the 2007-08 crisis, in particular, induced the largest economic 

decline since the 1980s (Li and Mak, 2014). These financial and economic macro-trends have had 

important structural and fundamental impacts on the development environment, socially (Karanikolos 

et al., 2013), environmentally (Geels, 2013), spatially (Jefferys et al., 2015), and politically (Li and 
Mak, 2014) (Figure 3).  

At the macro level, there is considerable literature explaining the effects of current economic trends on 

the development environment (Kaklauskas et al., 2011, Geels, 2013, Li and Mak, 2014).  
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Figure 3:The nature of contemporary development in the UK 
Source: Al Waer (2013) 

A major point of departure in this literature is that changes in capitalism and market structures have 

accelerated the processes of change, negatively and positively, at all levels of spatial organisation in 

cities. Specific strategies of institutional and physical restructuring and re-scaling of urban development 

have been proposed.  One of these central contributions is introduced by Jefferys et al. (2015) and RTPI 

(2013), suggesting four areas to enable a positive transformation in the development environment in 

order to adapt to these economic, social, political and environmental uncertainties. (1) Structure the 

characteristics of the housing market and land-market reform in order to regain trust between public 

and private sectors, and local communities. (2) Establish consensus that large-scale urban development 

interventions are too complex to be managed by the local authorities under current governance and 

system structures and exceeds their roles and responsibilities. (3) Define localised city-based resilient 

economy, and the network of neighbourhood and community scale development. Finally, (4) restructure 

the linkage between policy and the spatial configuration of investment to link issues of community scale 

and neighboured level development. 

Such propositions indicate the necessity for understanding the role of neighbourhood level master-

planning in urban policy and real-estate development and the influence of broader economic and social 
issues.  The following sections summarise the influence of the structural variables. 

2.2.1 The housing supply system  
 

Housing development in the UK is subject to cycles of growth and stagnation. Regional configurations 

in which the housing development takes place differ reflecting local market and urban conditions.  

Estimates identify a baseline need for 250,000 new homes in England and 20,000 new homes in 

Scotland annually, and a shortage of between 100,000 to 150,000 homes a year for the last decade in 



41 
 

the UK (according to Barker review 2014, Centre for Housing and Planning Research, The TCPA, 

National Housing and Planning Advice Unit) (Figure 4). The development industry has been 

consistently building around half of the level needed. The supply and demand figures are combined 

with the pre-crisis high benchmark house prices and follow the same high benchmark, reacting to the 

same supply and demand gaps (Figure 4). According to Jefferys et al. (2015) these figures are the 

product of decades of undersupply that are needed to bring down the UK’s high housing costs. As 

RIBA’s (2012) the future home commission, ‘Building the homes and communities of Britain needs’, 

estimates this gap of decades of underinvestment by two million houses - Arguing the need to build 
even higher number of homes that must reach as high as 300,000 to 330,000 per year.  

Although evidence shows that attractive neighbourhoods, villages and towns illustrate an eclectic mix 

of different projects at different timespans (Montgomery, 1998, Lang, 2005, Rogers, 1999), under the 

urgent need to meet the mentioned supply numbers incremental growth represents one side of the 

strategies needed to recover the market (Parvin et al., 2011). The RTPI (2013) report ‘Delivering Large-

Scale Housing’ suggests that this level of demand will not be met by piecemeal incremental 

developments, and that more large-scale urban extensions are crucial. This implies creating around 500-

700 new communities, year in year out, for two decades (RIBA, 2013). The crucial point addressed by 

Cabe (2009) is that the planning system did not work well even in the boom between 2000-2007 to 

provide sustainable housing market types or the quality of places required to even react positively to 
the post-crisis development conditions. 

  

 

Figure 4: Current and optimistic scenarios for homes delivery by 2020 

Source (Shelter, 2013) 

Economic Crisis  
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2.2.2. The planning system, institutional change and large-scale urban development interventions  
 

This section examines the impact of the planning system on large-scale urban development. It explores 

whether planning can create neighbourhoods that function better economically and socially. Here, 

planning is seen as a ‘development force’ that influences and stimulates the development processes in 
the market economy as a political activity.  

Large-scale development is supported by the planning system in the UK through national, regional, and 

local preferences that are maintained by different tools of regulation and guidance. These take the form 

of mandatory and discretionary plans and pragmatic guidance that spell out national and local policy in 

advance of development – forming a perception of public value (Jefferys et al., 2015, Lloyd and Peel, 

2009, Punter, 2009). The plan-led system seeks to embed principles of plan-making, design policy,  

guideline formulation and the procedures of development control at various stages of development 
(ScottishGovernment, 2009 ).  

In Scotland, the Scottish Planning Policy (SPP) sets out the comprehensive value that places’ good 

design can deliver. A range of advice on different subjects supports the policy statement and includes 

planning advice notes (PAN) guides, design guidance, and specific advice documents. At the local level, 

each local planning authority prepares a map-based development plan which receives statutory approval 

and identifies land-use and policy for land and design.  The local planning authority, as agent of national 

government, determines most applications for development (development management) setting 

planning conditions and legally binding obligations upon the applicant.   

The development planning system provides a framework for the land market, by helping landowners, 

developers and investors to know what land-use is acceptable for their lands. Development management 

describes the procedurally based process by which the local planning authority mediates between views 

from affected parties and the proposals of the applicant for planning permission having regard to the 

policy set in the development plan.  This is a planning system that is often criticised for being top-down, 

slow and over-engineered (Shelter, 2013). It forms a classic divide between the planner as regulator and 

the applicant as developer, described by Adams and Tiesdell (2010) as “A planning system with direct 

impact in the development market, and land market but indirect in the user and investment market”.  It 

seeks to secure the application of policy through ‘the decision environment’ of individual property/land-

use development projects as a means for intervention in the real estate development process (Adams, 

2015).  

The development of large scale residential areas processes (MPP) may extend over a long period of 

time, 10 or more years (AlWaer, 2012, Guthrie et al., 2011). Therefore, the large economic and social 

impacts that large-scale and phased developments involve extended project-lives which in turn entail 

repetitive development management episodes. This highlights that large-scale and gradual area 
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development ‘decision environments’ pose exceptional requirements for effective connectivity between 

stakeholders, the planning governance system and the development market in order to control outcomes.  

 

These complex decision environments involve repeated value exchanges among a range of actors, 

where the local authorities rely on statutory tools to negotiate policy compliant development. This is in 

addition to the inherent concern which local communities hold against more than a decade of market-

driven developments, continually attaching homogenous urban environments, which in most cases does 
not support the ‘communities’ (Gonçalves and Ferreira, 2015, Parker et al., 2015). 

An important aspect of master-planning has been to mitigate negative impacts and to provide benefits, 

especially to the local community, through planning agreements and negotiation between local planning 

authorities (LPAs) and developers. These agreements are made under S106, in England, and S75, in 

Scotland.  However, whether, and how, these obligations are, eventually, delivered in practice and how 

many agreements are later subject to renegotiation and how they affect urban form is largely 

unrecorded. (Burgess et al., 2011).  Bramley and Kirk (2005), tracking the relationship between the 

‘planning system’ in Scotland and ‘urban form’ suggest that major developments tend to, or need to, 

bypass established plans, strategies and regular regulatory processes in order to progress effectively.  

 

Under development circumstances, a major misconnection is taking place between national policies, 

the local public, and community preferences. It has proved difficult to use the planning obligation 

system to contribute effectively to large development requirements, or infrastructure needs, which arise 

incrementally through the cumulative impact of a number of development subdivisions. The need is for 

more tailored planning development features attached to large-scale housing projects that are important 
to change community attitudes towards major development (Ellis, 2011).  

To achieve more collective benefit between the wider range of actors involved in urban development, 

Lyons (2014 ) Housing Review Commission calls for a joined up approach to housing investment, 

highlighting the difficulty of meeting the complex challenges of different housing market areas. Thus, 

financial and non-financial partnerships and engagement between developers, local authorities, and 

communities are fundamental, and need strategies for de-risking large schemes. The Lyons (2014 ) 

Commission calls to:  

Reduce the risk and speed up the process for planning permissions through greater use of 

master-planning and Planning Performance Agreements for large-scale development and early 
engagement in planning to reduce risk, improve certainty and speed of development.  

PAN 83 (ScottishGovernment, 2008) Planning Advice Note stated:  

Managing physical, social, and economic change in communities requires an integrated 

approach. Those involved in promoting development can benefit from using master-planning 
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in the transformation of places, as well as engaging the community, and others, throughout the 
process. 

There is a widespread agreement of the benefits of ‘master-planning’ as a governance tool to connect 

public and private values:  official governments documents in England and Scotland (DCLG, 2008a, 

ScottishGovernment, 2008, ScottishGovernment, 2007a, ScottishGovernment, 2011b, 

ScottishGovernment, 2011d, UKGovernment, 2011, UKgovernment, 2007b); official reports (Lyons, 

2014 , Cabe, 2011, Cabe, 2001); and academic research (Al Waer, 2013, AlWaer, 2012, DCLG, 2008a, 

Falk, 2011, Guthrie et al., 2011). However, this advocacy ignores the style of master-planning that is 
required to plan and manage a large, long-life development project.  

Long before the 2007-08 economic crisis master-planning had played a central role in managing the 

complexity of large-scale development in England and Scotland.  Planning control had sought to share 

the responsibilities and benefits of large-scale housing between the private and public sectors (Lyons, 

2014 ). Master-planning has been shown to be an effective strategy against simply dividing up available 
land and leaving market forces to do the rest (Adams and Tiesdell, 2011). 

However, as a result of the economic crisis there has been a retreat from detailed master-planning, and 

coding approaches, in favour of ‘parameter plans’, in order to give flexibility to developers to respond 

to changing market circumstances, with fewer quality assurances to the local planning authorities 
(Punter, 2010).  

2.2.3. Localised city-based resilient economy and the role of large-scale development  
 

The boom years from 1990-2007 saw significant development within the UK’s towns and cities; 

however, this urban renaissance was spatially and socially limited (Johnstone and Whitehead, 2004, 

Punter, 2009, McDonnell and Newby, 2011). While the ‘urban renaissance’, promoted by Rogers 

(1999) in the late 90s, centred on growing the economic competiveness of cities, problems of inequality 

and uncertain economic outlook placed huge pressures on communities because of continuous public 

sector funding cuts and a future of climate change with unpresented challenges. Large-scale 

neighbourhood level development played a central role in this growth-oriented agenda by creating local 

economic ‘agglomeration spillovers’ of spatial concentrations of population, high density of economic 

activity and infrastructure, in order to drive up growth rates (Kennedy et al., 2011). This agglomeration 

advantage is driven by the public authorities to meet housing demand and increase jobs rates, and for 

the private sector, this includes cheaper and faster supply and services, lower planning and development 

risks, control over demand and size of the market, lower construction costs, and knowledge of local 

dynamic spillovers (DesignCouncil, 2015, Schwartz, 2015, Brosch and Sander, 2015, RTPI, 2014 , Li 
and Mak, 2014).   
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The literature against these large-scale and complex market operations, under the effects of the financial 

crisis of 2007-08, have stimulated some very robust critiques. One of the most prominent arguments 

against these large-scale urban operations is the tendency to neglect ‘negative externalities’ of scale, 

where a variety of social, environmental and institutional forces combine to either curtail benefits that 

accrue in favour of a small number of stakeholders or where rising costs of concentration in space 

detract from increasing returns (Combes and Gobillon, 2014, Kennedy et al., 2011). Consequently, it 

no longer becomes commercially viable for developers to build low-cost housing, and households on 

moderate incomes are no longer able to afford to buy new homes (Al Waer, 2013, Shelter, 2013, KPMG 

and Shelter, 2014 ). Some of this academic work points to social costs that arise from urbanisation on 

this scale—where the needs of surrounding and future communities are subjugated to the demand for 

space and services by powerful market-led economic interests (Echenique et al., 2012, Chen, 2014). 

This is demonstrated after the 2007-08 economic crisis, where considerable attention has been allocated 

to the risk of rising negative externalities around these emergent urban environments, with an impact 

not only on people and local authorities, but also in terms of increasing policy pressure to mediate the 
effect of climate change and protecting biodiversity (Feliciotti et al., 2015).  

Local spatial policies and systems are yet to absorb these aspects of place development, accommodating 

the breadth of social, cultural, economic, and environmental forces as facts that are part of a whole 

network system with the locality. Here it is pointed out by Giersch (2012) that much of the policy 

reaction has a tendency to focus on growth allocation dimensions, with less consideration given to 

distributional dimensions. For example, master-planning in these localised large-scale economic 

activities allow developers, in a condense cluster, to share in benefits to meditate financial and planning 

risks. Nonetheless, how ‘the public’ might actually secure these benefits, and further how the benefits 
of developers might relate to the benefit of communities, is often given less policy attention.  

Various studies, starting from the perspective of urban policy, urban socio-economy, sustainability, and, 

resilience, have set-up to tackle these problems. Work such as that of McInroy and Longlands (2010) 

highlights some of these challenges in making the case that local policy might serve goals of growth 

and competitiveness, through large-scale development levels, and mediate the pressure that burdens 

local communities’ economies. First, these market-led spatial economics have highlighted how 

dependent the majority of housing areas are upon a single economic activity. Thus, there is a pressing 

need to bring new economic life, where public-local driven agendas take control to create divers 

economic activities that can flourish. Secondly, environmental change and threats are creating 

instability and uncertainty. This means there is a need for places to adapt, so they can mitigate the 

effects of environmental change and create new ways of sustainable living. Accordingly, sustainability 

must be embedded in master-planning practice as a transitional dimension and be interpreted as an on-

going resilient process, rather than an ultimate goal (Feliciotti et al., 2015). Fainstein (1994) identified 

the importance of interrelation between global economic structures and individual decision-making 
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involved in the large-scale development, and further proposed participation planning and private-public 
partnerships as alternative ways to mitigate adverse impacts. 

To sum it up, within these ‘externalities’ of commercial economy, this research takes on the argument 

that embedding the effect of these forces into master-planning, in urban design and planning, creates a 

place to accommodate the requirements to boost public and social economy. Where the public sector 

can have considerable influence on a locality through planning, taxation, and public investment, 

likewise, social economy can play a crucial role in providing the foundation for exposing social capital, 

through participation in decision-making. Consequentially, designers and policy makers can create 

places able to endure culturally, socially and environmentally, as well as to dynamically adapt to 

localised contextual conditions and evolve resilient places physically, environmentally, socially and 

financially.  

2.2.4. Social content and the network of neighbourhood level and community scale development. 
 

Changes in the structure of the population in the UK and the type of housing are of concern to the 

private and public sectors and other actors that aim to deliver services to local communities (Al Waer, 

2013). According to the People in Cities report by the UK Government (2013), the 64 cities (defined 

on the basis of best-fit local government areas to their primary urban areas) in aggregate makes up over 

half (54%) of the total population. With a projected population growth of an extra 5.2m city dwellers 

by 2037 and a further 4.1m by 2062, that is, an extra 9.3m over the 50 years. In terms of age structure, 

the main change between 2016 and 2062 will be a big increase in the proportion of people aged 75+ 

(up by nearly 8 percentage points) along with an 0.8-point increase in 60-74s, compared to falls of 1.3 

points for 0-14s, 2.6 points for 15-29s, 2.2 points for 30-44s and 2.7 points for 45-59s. In addition, to 

the uncertainties about the (changing) attractiveness of places not just for international population 

movements, but also for within-UK migrants. 

Reaction to these changes, combined with changing attitudes towards current social issues, are 

beginning to change from the government, local authorities and the market, with a shift away from 

material growth and economic prosperity towards one that positions health and well-being, social and 

spatial inequalities, and identity and belonging, as a significant goal for public policy (Davis and 

Proenza-Coles, 2008 ). This shift is being accommodated by focusing on community planning in order 

to unlock social capital and give local communities a space in a complex development environment 
arena that determines the quality and future of their lives (ScottishGovernment, 2016).  

However, large-scale built ups at the neighbourhood level have become increasingly disconnected from 

communities’ needs, where physical form and urban structure became a reflection of the market 

interests (Deakin, 2012). Master-planning, in its current market-driven form, can make a major impact 

on social issues in a number of ways, from incorporating services and healthy environment requirements 
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in its design content, to designing mixed communities and promoting community governance. This 

section suggests that to achieve the goal of social equity, we need both profound reconsideration of the 

social purpose of master-planning and detailed actions, to enhance its effectiveness. Mainly, through 

redefining the connection between the ‘community’ scale and ‘neighbourhood’ level urban 
development as an important synthesis to enforce a tailored and localised urban change.  

By definition, ideally, “master-planning contributes to the process to creating new communities and 

strengthening existing ones” (Ardron et al., 2008). Most importantly, it facilitates the community-

building process by putting residents on the path to constructing collective identity (Kleinhans, 2013). 

At this scale of planning and urban design, the ‘neighbourhood’ is regarded as city’s and society’s vital 

block, a social attribute which frames communities’ physical networks (Friedman, 2014). Therefore, 

master-planning residential urban neighbourhood is inevitably attached to understanding ‘community’ 

concept. However, both the ‘community’ and the ‘neighbourhood’ are loose concepts that are subject 
to numerous generalizable interpretations (Jenks and Dempsey, 2007).  

The term ‘neighbourhood’, as a mixed-use design function, is introduced to the urbanism mainstream 

in the UK through the Urban Renaissance movement in the 90s (Rogers, 1999), and most recently the 

re-birth of Ebenezer Howard’s garden city through the ‘urban village’ concept in England (Sucher, 

2010). Rudlin and Falk (1999) place the ‘urban neighbourhood’ as part of three post-2000s housing 

magnets in the UK including ‘suburban sprawl’ and ‘inner city’; defined through seven parameters - 

community, urban vitality, a mix of classes, local services, rich environment, mix of uses, diversity of 
tenure, secure by design and energy efficiency.  

In planning, the term relates to local governance as a route for citizen engagement and improved 

accountability, which combines strategic capacity with local decision-making (Lowndes and Sullivan, 

2007). Reflected in the Localism Agenda (2011) and its local level tools ‘neighbourhood planning’ in 

England and ‘community planning’ in Scotland, play an integral part in this narrative. For example, the 
aim of community planning in Scotland is stated as follows:  

Community planning is a process which helps public agencies to work together with the 

community to plan and deliver better services which make a real difference to people's lives. It 

aims to making sure people and communities are genuinely engaged in the decisions made on 

public services which affect them; allied to a commitment from organisations to work together, 
not apart, in providing better public services. (ScottishGovernment, 2015 ) 

Thus, the potential subjugation of the current planning narrative in the UK is moving the term towards 

an instrumental pragmatism governance area, rather than serving a wider city function and form (Parker 

et al., 2015). This is because, localising control over space may, or may not, produce greater democracy, 

or greater social justice, depending on who is empowered by the localisation (Coaffee and Headlam, 

2011, Gibson, 2011). According to Purcell (2006) this localised logical string is conflicted with 
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democratising the production of neighbourhood urban space for three main reasons. Firstly, the 

‘community’ is commonly conflated with the ‘local-scale-community’. In a new large-scale urban 

housing neighbourhood, the community is mispresented, it is a cross border concept. Secondly, local 

‘community based development’ is then conflated with ‘participatory development’ even though local-

scale community control does not necessarily lead towards greater popular participation. Finally, ‘local’ 

is regularly used to stand in far more specific ideas such as poor or indigenous. Consequently, with 

large-scales, urban neighbourhoods operate to localise the governance processes, this does not 

necessitate a control against the physical process of reshaping and redefined the locality by the market 
and private interests.  

Adding this to the fact that the neighbourhood as an urban design, analysis and a clear statement of its 

relevance to contemporary urban development in the UK is not clear. The interpretation of 

neighbourhood in the UK is essentially functional in urban management terms. This inflection means 

that the neighbourhood concept will become more associated with growth management and 

development control and less related to design as a physical discourse for future communities.  

In practice, based on (Barton et al., 2010; Cowan, 2002; Adams and Tiesdell, 2011, Ardron et al., 2008; 
Scottish Government, 2007) neighbourhoods can be defined (Figure 5):  

1. Administratively: by ward or parish boundaries, that is, census analysis ‘state of the 

environment’, ‘quality of life report’ uses the existing ward and parish bounders.  

2. Governance: Lowndes and Sullivan (2007) propose four ideal types of neighbourhood 

governance as viewed in the UK: (1) neighbourhood empowerment; (2) neighbourhood 

partnership; (3) neighbourhood government and; (4) neighbourhood management. 

3. Aesthetically: by distinctive character or age of development, that is, analysis of maps and aerial 

photographs (personal knowledge).  

4. Socially: by the perception of local residents.  

5. Functionally (local catchment): as traffic-calmed areas where through traffic is excluded and 

the quality/safety of the living environment is paramount. As defined in the Urban Task Force 

(1999) report; a 400-600m-walk desistence to basic urban catchments (community offices and 

centres, post office and so on)  

6. Moral geography: actions, practices, and behaviours.  

7. Place base: no blueprint definition, which depends on, and encompasses, a range of different 

circumstances according to size, location, history, and culture.  

8. Characteristics: ‘number of households’; the typical population of a neighbourhood in the UK 

is 2,000-10,000 compared to the district 15,000-40,000 and a home-place 20-200 (Barton et al., 

2010). For local authorities, neighbourhoods, as Power (2007) states, should be made between 
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1,500 and 300 households (or between 3,000 and 8,000 people) in order to enable a reasonable 

strategic development. 

 

Figure 5: Neighbourhood features  

These are not clear-cut definitions as each interrelates with the other, creating scales, dominates 

functions and mechanisms to approach the development level. As listed, while neighbourhoods are not 

objective entities, they do have a number of key characteristics, visions, and objectives that can be 

rationalised through policy, practice, management, and design. Figure 5 illustrates that the geographic 

boundaries and the scale of the neighbourhood can be identified, either as a meaning or as value, or by 

the urban physical context where they exist. For example, in urban management terms, DCLG (2008b), 

DCLG (2008 ) defines it in the range of 5,000 to 15,000 people. Physically, Kearns and Parkinson 

(2001) place the neighbourhood functionally within three scales; in a high-quality, high-density inner-

city location, the neighbourhood may provide both a place of belonging and a landscape of wider 

opportunity. The smallest unit of neighbourhood, refers to the home area, is typically defined as an area 

of 5–10 minutes’ walk from one’s home. Compared to Barton et al. (2010) that points out the need to 

identify neighbourhoods distinctively, in and between three different scales; building, home-place, 
neighbourhood, district and city.  

These definitions illustrates how the neighbourhood developemnt level is fluid and fixed, it is not a 

local variable, instead, it is an active object of inquiry within the city (Griggs and Roberts, 2012). This 

historically, has prevented public authorities, developers, researchers and master-planners from 

perceiving how this physical inquiry scales are being continually reorganised functionally, socially, 

administratively and aesthetically in our cities.  

Therefore,despite the supposed economic advantages of large-scale development as an urban 

intervention, large-scale development is not always well received by communities in the UK. When 
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seen from the perspective of contemporary urban theory this is not surprising. According to Castells 

(2011) urban theory, the ‘neighbourhood urban scale’ concerns not only the geographical setting or 

territorial scope of social process, but their functional role or ‘social content’. The essence of this view 

is to define neighbourhood scale in terms of its social function (Castells and Sheridan, 1977). The 

neighbourhood’s unique scale in human habitation make them small enough to reflect the personal 

social network, yet they are also of sufficient size for their nature to affect the environmental impacts 

and economic function of districts, towns and cities (Burton et al., 2003). Therefore, large-scale housing 

will always have too great an emphasis on the manipulation of the physical aspects of the built 
environment for social ends (Vallance et al., 2005).  

In general, large-scale new housing developments display simplistic and deterministic tendencies that 

create or override historical and sociocultural aspects of urban life (Vallance et al., 2005, p.13)—“A 

long term physical structure that reverberate and manifest themselves in the individual and collective 

social structure in complex ways that are not completely understood”—a sustained social effect. 

Dempsey et al. (2011) attempt to define this social dimension large-scale development, their review of 

literature places two basic factors that define the concept - ‘non-physical’ (which includes ‘community’) 

and ‘predominantly physical’ factor (including the ‘neighbourhood’) (Table 2). Therefore, 

neighbourhood and community places large-scale development in a context that is socially and 

physically validated within master-planning processes.  

 
Table 2: The social dimension of sustainable development—defining urban social sustainability  

Source: (Dempsey et al., 2011) 

Through establishing the neighbourhood as a setting that is defined by social institutions and social 

relationships, this research approaches the neighbourhood as a scale, function, a place unit and a social 

governance opportunity. These physical-physiological, functional, and behavioural parameters are 

linked to a set of mechanisms defined by Galster (2012) as a building block to drive social processes 
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‘the neighbourhood affect’ which includes; social-interactive (social contagion, collective identity and 

networks), environmental (physical surrounding), geographical (spatial mismatch and public services), 

and institutional mechanisms (stigmatization, local institutional resources and local market actors).  

Consequently, the ‘urban neighbourhood’, as variously characterised to govern existing communities 

for administrative purposes, has not played a central role in the development environment in the UK. 

The market and the planning system defines large-scale development through sites and parcels 

(ScottishGovernment, 2016), not a social content of change that can be fostered through urban design. 

This prevented any attempt to rethink the relationship between how to approach ‘urban form and 

structure’ and the complex urbanisation patterns associated with piecemeal urbanisation master-

planning preferred by the market place. This contemporary meaning of the ‘neighbourhood’ and 

‘community’ stands as stark recognition that our policies and practices are loosely approaching the 

‘urban question’. Re-evaluating the purpose and the role of master-planning is central, here, to approach 

this deeply seated problem in the UK.  

 

2.3. Micro forces in the development environment in the UK (stakeholders’ power, interests and the 
‘decision environment’)  

 

Urban development models tend to assume a generic development environment of external forces that 

shape the built environment, and posit the predominance of global economic processes that shape the 

built environment (Birkeland, 2012, Memocity, 2012). Although neoclassical economics relate agency 

behaviour to the broader socioeconomic framework in different ways, these external forces discussed 

in the last section are too abstract to pinpoint the precise manner in which urban forces and agencies 

interact. The resulting image is a flat view of forces where neighbourhoods are mere filters for global 
and national processes, not a local one.  

In examining the development environment, this research is concerned with local agency. The aim is to 

conduct analyses that balance structural external forces that bear upon large-scale development with 

local interest-driven agency. In doing so, this section will examine the work of authors who argue that 

sources of what shape the built environment’ often trace more to stakeholders with different interests 

within an urban social process in addition to external pressures’ and that diversity of paths, suggests 

how much conditions, imperatives and power matter (Sellers, 2002). Whereas, external forces stress the 

role of development conditions on the process of master-planning, literature on urban governance has 

highlighted the power struggles between different groups of interests and show how social processes 

are influenced by the specific nature of conditions, as well as by local institutional forms that shape 

stakeholders’ relations (Bentley, 2001, Carmona, 2009, McGlynn and Murrain, 1994, Adams and 
Tiesdell, 2010).  
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The flow of these forces are certainly a powerful influence on development activity, but Adams (2015) 

maintains, the strategies, interests and actions of stakeholders and organisations are not automatically 

determined by such dominant social and economic forces. Arguing that stakeholders can choose simply 

to accept and respond to powerful forces, or instead, they can begin to challenge and transform them. 

Steele (2011), moreover, argues that stakeholders’ behaviour is a high variable and is influenced not 
merely by resources flows, but also by ideas prevailing in the society.  

‘Stakeholders’ are defined as “any groups or individuals who can affect, or is affected by the 

achievement of objectives or purpose” (Diamond and Liddle, 2005, p.79). A study that is covered in a 

body or research referred to under ‘stakeholder theory’ (Friedman and Miles, 2006, Jensen, 2010, Jones 

et al., 2002, Jones, 1995, Verbeke and Tung, 2013). Drawing on key academic fields—sociology 

(Alexander and Robertson, 2004), economic (Jones, 1995), politics and ethics (Wijnberg, 2000), urban 

governance (Pierre, 2005), strategic organisational planning (Re and Reed, 1983), organisational theory 

(Jones and Education, 2010), systems theory (Jackson, 1985) and actors network theory (Rowley, 

1997).   

The fundamental issue in stakeholder theory centres on establishing the proper basis for positive 

management and governance (Friedman and Miles, 2006). It boils down to the question: ‘What is the 

best way to govern?’ (Verbeke and Tung, 2013). The theory argues that devoting appropriate attention 

to all legitimate stakeholders is important to achieving superior performance (Jensen, 2010). The 

existing research on stakeholder theory helps to frame this inquiry and recognise specific processes for 

identifying stakeholders, and their needs, influences, benefits and power, who either impact on, or may 
impact, the decision-making process (Ribeiro Soriano et al., 2011).  

According to Clarkson (1995, p.14), in stakeholder management, stakeholders are broadly differentiated 

into two groups: primary and secondary. Primary stakeholders have direct involvement in the 

development and are central to the design making process, while secondary stakeholders will be ‘any 

group or individual that can provide intangible resources to fulfil the objectives’. In real estate 

development, Carmona (2009) divides stakeholders between supply and demand stakeholders. 

Indicating a mismatch in decision-making space between them:  

Supply-side actors typically have short-term, financial, and economic motives and tend to see 

the development as a financial commodity. Demand-side actors typically have long-term and 

‘design’ objectives and tend to see the development as an environment to be used. (Carmona, 

2009, p.18).  

Based on McGlynn and Murrain (1994) ‘Powergram’ and Bentley (2001) model of stakeholder values 

within the development environment conflict space, Carmona (2001) and Adams and Tiesdell (2012) 

trace 14 stakeholder groups with a part to play in the creation of new urban development (Table 3). 

These groups are classified as private interests (landowners, short-term funders, developers, design 
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professionals; long-term investors, management agents, occupiers); public interests (planning 

authorities, highways authorities, fire and emergency services, police authority, building control); and 

community interests (amenity groups, local communities). Most recently, these classifications were re-

examined by Carmona (2011) to study the roles of stakeholders’ within coding processes that are 

included in the coding team that is formed by four interests; ‘land, design, development and public’; 

and wider interest stakeholders’ formed through two interests; ‘private and community’. These 

‘interests’ are grouped in three ‘imperatives’ (design, policy, and business) that reflect realities in the 

development environment, in which imperatives with each side of the trinity are creating zones of 
conflict. 
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Interest Stakeholder Environmental Economic Social Physical and 
functional Institutional 

Market and site imperative-Supply-side 

Land 
interests  

Landowner Intrinsic interest  

Maximising 
returns  

 -Increased asset value 
-Freehold rights   

Master-
developer  Intrinsic interest  Intrinsic interest  higher land values 

-Influence strategic 
policy 

-Continued private 
sector responsibility 
for public/private 

spaces  

Development 
interests  

Developer 

Meet Policy/cost 

-Marketable and 
profitable 

development 
-Better 

reputation 
-Reduce market 

risk 

Regenerative 
potential 

Higher sale values/ 
capital investment 

-Quicker 
permissions 
-increased public 
support 
-Reduce the risk 
of high standards 
demanded  Social-housing 

provider  

-Long-term 
rental returns 

-Reduced 
running costs 

Meet regional 
demand  

 Long-term phasing 
vision  

Design 
interests  

Designer 
(master-
planner, urban 
designer, 
Architect) 

Intrinsic interest  
Meet 

developer’s 
aspirations  

Professional 
reputation 

-local consensus 
Distinctiveness 

-coordinate interests  

-Quicker 
permissions will 
led to Repeat 
commissions 
-decrease design 
time 

public imperative -Control and management 

Public 
interests  

Planning 
Authority  Low 

environmental 
impact 

-Regenerative 
potential 
-Reduced public 
expenditure  
-increased local 
tax revenue 

-Respect broad 
public interest 

-Future 
collaborations 

-Increased city 
marketing potential. 
-Higher public 
investment in design – 
planning advice, 
guidance, award 
schemes, etc. 

Shape strategic 
visions impact at 

the local level  

Planner  
Integrate 

consultation and 
outcomes  

Tackle difficult  sites 
-Enforce multisite  

Connectivity 

Meet planning 
policies  

Public agency  Meet agency codes and policy   
(highways, police, environmental protection, waste) 

community imperative–demand-side 

Public 
interests  

Local 
communities  Less pollution 

 
Increase 

property value 

-Fewer 
disruptive 

construction 
activities 

-Better quality 
of life 

-Better security 
and less crime 

-Reflecting local 
preferences 

-Engaging with vision 
making  

Inclusive planning 
and design 

Local 
politicians 

Greater civic 
pride 

Pressure groups  Meet organizational strategic visions   
Table 3: the role of stakeholders within a typical coding process  

Source: After (Carmona, De Magalhães et al. 2002, CABE 2002 , Cabe 2009 , UrbanDesignGroup 2013, Carmona 2013 , 
Des ignCouncil 2015) 

However, when decision-making stretches over a long time span, stakeholders’ interests change, and actors 

may come and go, development conditions change, and institutional structures evolve. Given this definition 

of stakeholders as a configuration of power and interest network, this raises four questions that this research 
seeks to answer: 

- Who are master-planning stakeholders?  

- What do these stakeholders expect from the processes?  

- How structural social and economic forces affect and are affected by stakeholders?  
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- How stakeholders are engaged and managed in practice?  

According to Daake and Anthony (2000, p.14), what is often missing to answer these questions is “an 

assessment of what the stakeholders perceive their power level to be in relation to other 

stakeholders...surprisingly, the literature on this phase of scanning –stakeholder analysis is not well 

developed” (2000, p.14). This indicates the need to unpack the relations between stakeholders, interests, 

strategies, and power distributions with the holistic structure of processes and influences. An evaluation 

for master-planning in practice, against what is being proposed in the academic literature, is needed in order 

to identify gaps and propose strategic responsive solutions. Managing positive change under the uncertainty 

through design, planning an agreed vision, requires a scope of thinking that understands the 

comprehensiveness of master-planning processes within multiple sets of co-existing professional 

boundaries. Accordingly, creating, moving, or consolidating boundaries that work on different disciplines 
and levels.  

Whereas the role of master-planning in organising and controlling the complexity of large-scale 

development is reinforced by policy (DCLG 2008, ScottishGovernment 2011), little attention has been paid 

to the widening gap between changing conceptions of spatiality and its connection to physical form and 

policies between stakeholders. The section below clarifies this misconception by widening the 

understanding of ‘power, interests, and imperatives’ required to assess the value of master-planning. The 

need is identified to frame the positive strategic drivers of urban development that generates more effective 

conditions of value creation, in the long-term, multi-dimensional, cross-sectorial, multidisciplinary 

decision environment. Arguing that in complex urban development system awareness of this positive 

contributions starts from acknowledging of existing, and mostly competing stakeholders’ values that drives 

action, strategies, processes and outcomes. Recognising the value of master-planning can support the 

structuring of integrated decision-making by orienting it towards the elaboration of strategic goals and 

actions able to create consensual value from the plurality of knowledge exchange.  

 

2.4. Theorizing master-planning  
 

‘Master-planning’ and ‘master-plans’ are the most used form of managing the process of planning and 

designing large-scale neighbourhoods, presenting the physical rendering of large housing schemes, and 

regenerating existing neighbourhoods. Nevertheless, it sorely lacks cohesive theoretical foundation. Many 

writings take the form of guidebooks or manuals, which rely on rules of thumb and urban design principles 

whose theoretical justification are unclear (see (ADScotland, 2008, Cowan et al., 2008). In the UK, there 

are no recorded contending theoretical approaches to master-planning, largely drawing on ‘New Urbanism’ 

that has had its share of ambiguity in the last 20 years (Sternberg, 2000). Master-planning is defined as an 

urban planning paradigm which resonates with political and social currents (Al-Hindi, 2001); a 
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development approach (Congress of New urbanism, 1992); and an urban design movement adherents from 

architecture (Beauregard, 2002). Within ‘spatial planning’, master-planning can be seen as a process to 

manage and control change (DCLG, 2008a). Within urban design, master-planning is a physical, 
environmental, economic and social rendering of a proposed scheme (ScottishGovernment, 2008). 

The research field is inflated within a ‘best practice’ agenda in the UK, which taps into New Urbanism’s 

tendency to reflect current social and cultural trends—of loose quasi-urban qualities (of mixed land uses, 

walkability, connectivity, and so on), and a community parallel. Of course, master-planning ‘best practice’ 

in the UK is too rich to yield a generic correspondent to contemporary development trends. Like New 

Urbanism, Master-Planning perception in the UK is not simply about rendering physical form (Bell, 2005),  

unlike New Urbanism it does not resonate a nostalgic and historic urban style per se —it reflects the 

political and economic stand between modernism and postmodernism. The master-plan could be used to 

respond to the private sector’s agenda of generic, sprawl neighbourhoods; or to render more positive 

development that resonates within the aspiration of local social values; and also a large spectrum in 

between.  

Historically, between the 40s-80s in the UK, the ‘planning’ arena was the place where urban form has been 

contextualised publically through top-bottom ‘blueprint’ land use and form shaping master-plans (Tiesdell 

and MacFarlane, 2007). The ‘master-plan’ was a central representation tool, an ambit of the modernist 

urban fantasies of the Charter of Athens, reflecting a discipline that restored and artistic sense of urbanist 

architecture. Theorized by Sorkin (2009) in two hostile forces of planning and urban design in which 

master-planning practice was directed to answer through the 60s and 70s. The first, master-plans developed 

within the urban form ‘architectural’ design forms of expression – which ignored the roots of the social 

problems, and the function of city. The second, as a discourse of city planning – which ignored the 

‘scientific social’ phase of planning theory development, as a response to complex social, political and 
environmental crisis.  

A major turning point came with the civic struggles of the 1960s, where the forms and assumptions of 

master-planning that comprised the ‘utopian city’ was heavily criticised by ‘Social’ planners and urban 

thinkers. In urban design, a discourse of place-based agenda was forming, but yet to be taken to the 

mainstream, based on Jane Jacobs’s (1961) ‘The Death and Life of Great American Cities’, Gottmans’s 

‘Megalopis’ (1961), and Kevin Lynch articles series of ‘City Design’. In planning, this ‘rational 

comprehensive model’ (Sandercock, 1998) was seen to lead to inefficient urban planning, and technocratic 

non-participatory decision-making, it underestimated urban development demand and formed a non-

cooperative service provision. Through the 1970s, master-plans turned from a presumptive public interest 

of city re-shape tool with an ideological form and function, to part of an advocacy of the disempowered 

sectors of the sociality in city neighbourhoods – part of the regeneration movement and civic renewal 
(Tallon, 2013, Leary and McCarthy, 2013).     
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The late 1970s brought a different and more complex economic and political challenges that restructured 

the role and purpose of master-planning- deindustrialization, globalization, and market flexibilizat ion 

(Douglass and Friedmann, 1998). Through the 80s and 90s, under the reassignment of ‘public space’ as a 

‘traded good’ away from the utopian ‘public’ realms of earlier public-sector-led practices, master-plans has 

become less purposefully ideological and market-led. The changing conception of the ‘master-plan’ 

underlying a political change in the constellations of power, as capitalism shifted ‘master-planning’ into a 

new phase of capital accumulation of the ‘tradable city’. The Thatcher regime set the city environment as 
a privatized parts, deregulated, and decentralized forms of governance.     

Under this extreme model of neoliberal urbanism conditions the ‘master-plan’ grow out of fashion during 

the late 80s and 90s, but reappeared on the global scene during the height of the last construction boom, 

form 200-07 seen, as argued by Bullivant (2012), Falk (2011), essential if societies are going to mitigate 

and adapt to urban growth and climate change.  Master-plans were diffused in a city-based and localized 

urban design frameworks, coding and a revived land-use regulation and development frameworks that 

offered structured choice and flexibility with degrees of freedom for developers controlling design outputs 

(Cheshire et al., 2009). In the UK, coded design statements and development frameworks established rules 

that set limits on subsequent development; specify a range of possible outcomes; a more collaborative 

decision environment with one or many designers, developers and investors—a multi stakeholder 

consensual paradigm of urban development that included the public.  

Cities were de-politicised as a set of private entities, where planners, designers and developers find a space 

to incrementally aligned institutional and physical imperatives. This new form of controlling space and 

place, physical form and function, governance and control, in the city is organized by meditating the 

planning control and management with decentralised bi-lateral transactions - special hierarchy traded by 

the market, intentionally left unorganized (Webster, 2007, Webster, 2002). The city is seen as a shared 

domain, designed with a loos ‘public’ framework evolved over time aiming to confer more localised benefit 
to land users in close proximity.  

This paradigm shift from comprehensive planning in the 1950s and 1960s (buildings in space) to project-

based incremental development, or sector planning in the 80s and 90s (space defining buildings) through 

the 21st century (tradable initiates of parcels and sites), sustained a deliberate degree of confusion between 

the relationship between the role of the market, the public authority, and local communities in shaping the 

form and function of the city physical attributes and public spaces.  

This fuelled a growing complexity – random development, form and relational fragmentation; an intensives 

level of competing interests and development imperatives; and an increased development lifespan 10, 20, 

30 year development visions (Al Waer, 2013, Nimmo and Frost, 2012, Bullivant, 2012, Giddings and 

Hopwood, 2011, Cabe, 2011, Falk, 2011). This market-driven practices enforced a non-political master-

planning condition, in which wider actor roles are rarely considered to be meaningful (Olesen, 2013). This 
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raises an important challenge for understanding the role and purpose of this scale of urban intervention, as 

it suggests that the lack of theorisation of master-planning is shifting our gaze too far from the current 

realties of planning and urban design practice and how to improve it.      

This section examines the literature in search of the theoretical foundations that underlie master-planning, 

to suggest that we could construct a more precise view that these definitions share. Based on Yiftachel 

(1989), typology of urban planning theories (what is planning, what is good planning process and, what is 

a good planned city), we can utilise the model to ask three fundamental questions that face us to theorise 

master-planning practice in the UK:  

- ‘What is master-planning? (in planning) 

- ‘What is good master-plan? (in urban design) 

- In addition, ‘what is a good master-planning process?’ 

These types of questions give rise to analytical, communicative, urban form, and procedural, and strategic 
views of master-planning within planning, urban theory and real-estate development.  

2.4.1 What is master-planning?  
 

This section provides a contemporary frame for understanding of the subject area, methodologies, 

language, epistemology of ideas and practice in the UK. Driven from the planning theory.  

 

At the start of the 2000s, master-planning in the UK was started to refer to as a ‘participation space’, or a 

‘decision space’ of stakeholders’ communication to envision urban form, functionality and control (Al 

Waer, 2013, Cowan et al., 2008, Guthrie et al., 2011). A strategic aspect that includes promoting 

development and building consensus about sustainably community development objectives (Bell, 2005). 

Defined by (Al Waer, 2013.p28):…communication about and participation in decisions made in response 

to changing conditions; and reliable, up-to date information and analysis of the community and the social, 

economic and environmental performance of the place and the evaluation of possible change.  

Such views can be considered, originally, as part of the ‘procedural theory’, which is, according to 

Sternberg (2000), concerned with how we can know or decide how intelligence can be exercised with the 

community. Emphasising on a typology of planning theory derived from Faludi (1973), which emphasised 

process above substance. A view that infuses the public, private and the community that become 

fashionable in Europe by the end of the millennium. That is, according to Healey (2003) ‘communicative 

planning theory’, envisages a political arena in which decision-making on shared urban issues, including 

urban form, is made by all the people involved and should be oriented to social welfare goals. This is a 

pragmatic view of master-planning that seeks to build consensual mode of urban value.  
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Master-planning is defined according to a number of documents, including government policy as a ‘spatial 

representation of a proposed development on a given site or series of sites combined with some sort of 

implementation document’ (Rogers, 1999, Cabe, 2011, UKGovernment, 2007a). Or as defined by DETR 

(2000, p8): ‘The art of making places for people. It includes the way places are work and matters…It 

concerns the connections between people and places, movement and urban form, nature and the built 

fabric, and the processes for ensuring successful villages, towns and cities…a key to creating sustainable 

developments’. Connected to substantive planning theory, which pertains to interdisciplinary knowledge 

relevant to the content (Yiftachel, 1989). An object-centred view of connecting planning and urban design, 

perceived as the comprehensive knowledge of an object from which prescriptive actions flow directly 

(Faludi, 2013).  

 

Although, for analytical reason, two clusters of definitions are presented here, they are forming ‘master-

planning’ in a complementary, rather than conflicting, view. DCLG (2008a) defines master-planning as: 

 A Product that includes both the process by which it is developed and the proposals that are needed to 

plan for major change in a defined physical area. An upfront strategic thinking in order to set out an 

approach to development over subsequent years. A Clear understanding of the planning context—both in 

terms of local plans and government policy and planning guidance. The clients’ circumstances—master-

planning is a fluid process that goes through several stages, and the main client may change a number of 

times during this period. 

 

The above-mentioned progression feeds into the fragmentation of planning theory and attempt to cluster 

‘definitions’ rather than fully understand the purpose of using the ‘master-plan’ as an outcome, processes, 

and scale of design and planning.  

 

At this point, debate and development of what is the purpose of master-planning in urban development and 

its implications came to a halt. Against an evolving relationship between the private and the public in the 

city, there is a need to carry out a fundamental rethink of what these definitions actually mean. Here, the 

existence of master-planning in planning from the ‘procedural, ‘communicative’, and ‘substantive’ theory 

need to reflect a complex, uncertain and unpredictable development environment. This key literature can 

be considered a starting point, based on classic planning theory that poses or reconciles the ‘planning 

knowledge and action’ but not ‘planning and the market’.  

 

The rooted progress of academic work, which explores the link between planning and the development 

environment, motivated this review, from the 1980s to the recent flurry of empirical studies about ‘strategic 

spatial planning’ to the work done by -  (Adams and Tiesdell, 2012, Adams and Tiesdell, 2011, Tiesdell 

and Adams, 2011b). Following Adams (1994) and Adams and Watkins (2014), there is a need to strengthen 

the critical dimension of planning and the development industry. In particular, we, as academics, need to 
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develop a better understanding of the relationship between control and management, design and values, 

neoliberalism, and how master-planning as a connection between space, form, and processes (time) 

challenges how we think about, both, planning and urban design practices.  

 

In Albrechts (2004) review of characterises of ‘strategic spatial planning’ in the literature, listed the 

following: Strategic Spatial Planning – ‘studies the external trends, forces and resources available; it 

identifies and gathers major stakeholders (public and private); it allows for a broad (multilevel 

governance) and diverse (public, economic, civil society) involvement during the planning process; it 

develops a (realistic) long-term vision or perspective and strategies at different stages, taking into account 

the power structures, uncertainties and competing values; it designs plan-making structures and develops 

content images, and decision frameworks for influencing and managing spatial change; it is about ways of 

building agreements, and ways of organizing and mobilizing for the purpose of exerting influence in 

different arenas; and finally it (both in the short and the long term) is focused on decisions, actions, results, 

and implementation, and incorporates monitoring, feedback, and revision. (Albrechts, 2004, p747)’ 

 

From a strategic perspective, master-planning can’t be seen a close processes of planning, design, or 

development alone, it reflects a comprehensive goal with a defined spatial organisation of parts; lands and 

parcels; form; functions; housing; businesses; transport; education; nature; and culture. Where  

stakeholders with different powers take decisions associated with different trade-offs, influences and risks 

within their organisational preferences (Janczak, 2005). This is a complex set of interests in form 

production ‘institutionalised’ through the master-planning as generally accepted decision-making 

procedures to plan, design and manage the delivery of large projects, towards generally accepted outcomes. 

Described by Stokman et al. (2000) as a “collective decision-making process”. ‘Strategically’, each 

organisational stakeholder(s) engages in the process with an interest-based-rationale intended to protect 

self-interests (Stokman et al., 2000), backed by a purposeful action, a plan, a pattern, a position and a 

perspective to achieve the objective of an organisation (Nooraie, 2012).  

The master-plan is an entity of benefits, that collectively meets the organisational stakeholders’ goals and 

objectives (Stokman et al., 2000). Striking an agreement, that is seen as important in order to build 

commitment.      

 

This evolving planning paradigm, during the 2000s, that connects ‘form’ and ‘place’ design with  ‘planning 

control and management’, the public role and private interest, can be associated with the recent evolution 

in planning rationale to understanding space and place both in terms of representation of space (the master-

plan) and spatial governance that uses master-planning as connection. Place that is described as a ‘fuzzy 

map of webs and flows and networks’(Olesen, 2013, p109). Place, as a set of negotiated and conflictual 

meanings with incommensurable decisional imperatives and organisations (Hillier, 2005, p272). A view 

that distances strategic spatial planning from regulatory characteristics normally associated with land-use 
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planning. Thus, a ‘strategic’ account of master-planning processes seeks to connect ‘urban from’ with 

actors and build relationships and networks.  

 

By the mid-2000s the ‘strategic’ practices of spatial planning used by local authorities across Europe to 

envision change in cities through spatially, socially, economically, and environmentally development 

(plans) frameworks was growing. However, the hope for institutional innovations and improvements 

appeared really hard to reach, even in the most innovative institutional contexts, public-private 

partnerships, and community-led processes to establish vision through master-planning as a framework for 

change (Cerreta and Monno 2010, Pg 5) – ‘In fact the relational strategic planning approach was criticised 

because of its creative posture which risked glossing over the epistemological and cognitive dimension 

underlying practices of knowledge production’. 

But these views embody assumptions about what is values about local environments, but not how these 

values can be treated within the creative sphere of urban design, and not structurally who is supposed to 

benefit. They serve to entrench the power and interests of development actors, and contradict with others. 

Thus, strategic perception of planning, where the master-plan serve as an integral component to plan for 

change can be easily used to forwarded the most tough neoliberal urbanistic values - of tradable objective 

spaces and places- not surprisingly, facilitated by the towns and cities themselves, that seek to be 

competitive regionally, nationally and globally, to re-drive growth in a post 2008 economic stagnation era.  

 

Knowledge and values are seen by Albrechts (2010) to be effective components for interpretative 

framework of such a theoretical and practical diversification to understand power relations. It cuts across 

planning theory and flowing within the myriad planning practices and urban design creativity that is based 

on fostering shared knowledge, management but not control. We therefore regard master-planning as an 

ethical activity (Carmona, Heath et al. 2010) – first in an axiological sense (Because it is intimately 

concerned with issues of values) and, second, because it is, or should be, concerned intrinsic with 

particular values such as social justice and equity.  

 

Our ‘ethical’ responsibility to our cities is reinforce shared knowledge, and reconceptualise master-

planning in planning and urban design as a field of action to mediate shared realties. Urban values as 

meaning and urban functions jointly determine urban form, that is, the ‘master-plan’ the symbolic spatial 

expression of the processes that is materialized as a result of them.    
 
This paradigm shift from comprehensive blueprint to project real-estate master-planning, provides an 

impetus to reconsider the relation between planning, the market, and urban design in a progressive review 

of planning literature from the classics to a flurry of recent empirical studies of strategic spatial planning. 

This is a vision of master-planning that considers the whole and the part, the social and spatial, the public 

(policy and control) and private (business and design), and the regional and the local in the development 



62 
 

of large parts of the city. However, observations of this paradigm shift in planning literature rarely 

acknowledge ‘the plan’ as a source of this shift in theorization. The progression in urban design theory 

provides guideposts in this progress thinking about planning. Therefore, this paper argues that there is much 

that can be learned, both theoretically and practically, from master-planning in urban design, answering the 

question: ‘why the master-plan?’ 

 

2.4.2 What is a good master-plan?  
 

This is a discussion about ‘urban form’, with a fundamental difference between planning and urban design 

discourse. Mainly because there is relatively no informed knowledge about consequences of planning 

action, this section theorises master-planning within all its consequences, not just those intended by the 

planner (Banfield, 1985). In planning terms, ‘urban form’ is only understood as part of the rational process 

of decision-making. This is in line with what Fainstein (2000) argued for the need to differentiate between 

theory of planning process and a theory of urban structure and development. Yiftachel and Huxley (2000) 

and Yiftachel (1989) stated that knowledge of urban form is intrinsically important not only in the context 

of action. What Krieger (2009) defines as a subtle planning process that is often misunderstood—a 

translation into design that is not meant to be a sequential process, always emanating from planning to 
affect design, but instead an interactive one.  

A differentiation and departure that this thesis takes forward to form an enquiry into the ethical aspects of 

urban design and the aesthetic aspects of decision-making. That seeks to integrate three aspects of master-

planning in urban design; public and common interest (political ethics about cities); public place and urban 

space (the matrix of urban neighbourhoods, the urban fabric and the founding conditions for social life); 

and the role and interest of stakeholders. This section refers to the body of thinking which attempts to 

locate master-planning activities within social theory (Scheer and Preiser, 2012). It also locates master-

planning within the theories of spatial political economy; the role of urban space and form as a material 
projection of social processes (Castells, 2013, Castells, 2011, Castells and Sheridan, 1977).  

The design element of master-planning provides a frame through which the relevance of large-scale 

development, used to justify outputs, must be judged. This suggests that there is a critical tension between 

master-planning outputs and its relationship with its social setting—who, and how, to judge a good master-

plan? Jacobs and Appleyard (1987,p112) sums the problem with the master-plans and the aesthetics field 
of urban design inquiry: 

...After a while, one knows and accepts that the research into what makes good places to live will 

be endless, often without conclusion, and always value-laden. There comes a time when one says, 

“Well, I must take a leap. All of the experience has taught me something. It may be unprovable, 
but I think I know what a good place is”. 
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Thirty years on, the problems stated in Jacobs’s ‘Manifesto of Urban Design’, which tried to set what urban 

design should seek to approach, remains valid to the current state of our cities; Poor living environments; 

giantism and loss of control ‘design’ in the hand of large-scale developers and public agencies; large-

scale privatization and the loss of public life; centrifugal fragmentation; destruction of valued places; 

placelessness; injustice; rootless professionalism”. Within the need to embrace these problems, ‘master-

plans’ seek to envisions spaces and places, which involve synthesis and interpretation of everything (or in 

reality something) that has to interact with what has gone before (Biddulph, 2012). 

From a disciplinary view, the master-plan is not that easy to place in a way that urban design itself, as a 

paradigm and a discipline, incorporates vagueness and an ambiguity (Inam, 2002); obsessed with the 

perceived external truth of its prescriptions and not enough with their wider social and environmental 

consequences (Sorkin, 1992). According to Carmona (2013), the answer is often to reject urban design as 

a free-standing field and, instead, see it as a sub-set of something larger, including: spatial political 

economy; urban studies; urban planning; sustainability; or architecture. Madanipour’s (2006, 1997) 

discussion offers a clear description of these issues where three hierarchies of urban design overlap. Large-

scale urban design focuses on the broad issues of organisation of space and functions, reflected through the 

practice of master-planning (as an increased influence of urban design policy in planning). Micro design is 

centred on elements that are more detailed, adding to it the ‘public realm’ urban design that is shaped by 

the private and public spheres.  

The ‘master-plan’ takes a micro political dimension; it determines who should benefit from the urban form. 

For that reason, Cuthbert (2008) and Sternberg (2000) place urban design within the spatial political 

economy. The master-plan is a commodification of a set of objects that are tradeable in the development 

market, holding that in order for the market system to function it must commodify this vision of objects 

that people value. Therefore, the ‘project’ is a commodity that is shared between people representing their 

values. This same idea is reflected in the work of Jane Jacobs (1961), Kevin Lynch (1960) and Patrick 

Geddes (1949), placing a number of commodified universal principles shared by all people; Legibility; the 

structure and identity; image ability; liveable; form qualities; sense of the whole, and so on. However, the 

pragmatic, social, and place-based nature of the city’s experience does not leave much space for 
generalization in terms of a universal reflection of a ‘good or best master-plan’. 

Thus, ‘best practice’ master-planning, or as defined by Walters (2007, p158) ‘everyday urbanism’ or 

‘market urbanism’, is less concerned with the design aspects of urban development; it is more interested in 

trying to hypothesise a range of meanings contained within an urban condition. A commentator pointed out 

that rather than a force for transformation, “It is not as overarching design philosophy. It does not seek to 

transform the world through totalizing master-planning, large-scale operations or best practices…it retrofits 

existing situations…and works in the nooks and crannies of existing urban environments. As a design 
approach, it is elusive and hard to characterize”.  
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This is partially why the ‘master-plan’ is still relevant today—it is used to reflect different value-sets held 

by different actors in the urban spheres. The master-plan level of illustration is a reflection of this positive 

loose network. It is a reflective morphological (conceptual) mode of mental operations, against more 

detailed urban design, which represents an active (applied and experimental) mode of thinking (Marshall 

and Çalişkan, 2011). Thus, it is not just a ‘plan’—it needs to evolve to be a cultural fact, which needs to 

reflect the physical reality of city living that is complex and shifting. “Urban morphology is insuperable 

from social morphology” (Salat et al., 2011.p29). It is an abstract ‘shadow’ or physical reality, where 

something that is concrete is projected into the abstract domain (Marshall and Çalişkan, 2011). Therefore, 

the idea that ‘planning’ and ‘designing’ within the city require diagnostic tools and conceptual language of 

representing ideas, such as the ‘master-plan’ that can be understood only in relation to the emergence of 

the urban area as distinct and recognisable phenomena (Hubbard, 2006). Consequently, it seems that the 

role of the ‘master-plan’, with its normative nature in academic and practical reports in the UK, is either 

treated sceptically or ignored in favour of the term ‘master-planning’ (the process). Which in its turn 

includes an elusive range of documents and activities that are traded above the substance of the urban 

representation that is venerable to market operations; ‘development framework’, ‘regeneration strategy’, 

‘urban design framework’, ‘development design/brief’, ‘strategic framework’ or more precise contents 

through ‘design codes’.  

For that reason, in the current emergence of market-urban-design, the ‘master-plan’ is a flexible reaction 

to the ‘order of the day’ development. Acting at the fringes of mainstream ideas pushed softly by the state 

such as; “sustainability development, compact city, garden village, smart city, green city, sustainable 

communities...” Accordingly, the common language of a ‘good urban design’ in the UK is not an 

ideological continuous of what the city is, or should look, like. The field is following mainstream practical 

ideas such as the principles listed by Salat et al. (2011), Rogers (1999) or ScottishGovernment (2008) such 

as, “Mixed use, pedestrian friendly, vibrant public spaces, heterogeneous communities and the relationship 

between people and space”. These are reflected within ‘form-based-codes’—formulaic of existing desired 

urban form, public space and some architectural elements. The gap in this way of thinking about urban 

design is, according to Scheer (2008), de-placing the design aspects of master-planning, moving away from 

its substance to frame urban change evolution of place as a conceptual framework for designing for change.  

 

2.4.3 What is a good master-planning process?  
 

The last two sections framed master-planning as a process of urban change and an integrative public/private 

socio-physical process through which visions, actions, and the means for implementation are produced that 

shape what an urban setting is and what it might become. To understand how master-planning ‘works’, this 

section underlies the mechanisms and process that stakeholders experience when undertaking and being 
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involved in neighbourhood development. Arguing that it is not enough to examine the products of master-
planning; the process must also be understood.  

To help understand what is involved in master-planning processes, some publications tend to illustrate a 

simplified or stage-based representation of its essential action components. For example, Cabe (2011) 

presents a four stage master-planning process; prepare, design, implementation and delivery. As a process 

of putting together a strategy, a spatial master-plan, and an implantation plan. ScottishGovernment (2008) 

introduces a four-stage master-planning process that starts with developing an environmental, social and 

economic ‘site appraisal’ followed by ‘analyses’, ‘developing design’ and ‘testing design’. In general, these 

generic stages can be echoed in a number of processes in; urban design (Boyko et al., 2005, Cooper et al., 

2009); planning (Chadwick, 2013); architecture (RIBA, 2013) and construction (Austin, 2005). This is the 

traditional view of master-planning that considers the planning and design process a passive exercise, a 
client-oriented process, in which the social content of ‘the urban’ has little part to play.  

Boyko et al. (2005), Cooper and Boyko (2013), Cooper et al. (2009) presents a higher conceptual process 

that overlaps four stages of urban design production with decision gates in between stages in which 

stakeholders review action and make informed decisions:  

(1) Stage 1: creating teams, appraising the situation and forming goals. 

(2) Stage 2: designing and developing.  

(3) Stage 3: evaluating, selecting and creating a plan.  

(4) Stage 4: implementing, monitoring and following up. 

Between each stage are transition gates that help stakeholders to redefine the goals of previous stages and 
move forward to subsequent stages. The gates are as follows:  

(1) Between stages 1 and 2: continuing to understand the context.  

(2) Between stages 2 and 3: continuing to think about alternatives.  

(3) Between stages 3 and 4: re-creating a plan.  

(4) After stage 4: continuing the process. 

 

However, the reality of ‘master-planning processes’ in the implementation of large-scale housing 

development as a real estate activity takes a more complex and interrelated cycle (Tiesdell and Adams, 

2011b). Here the identities of ‘clients’ and ‘stakeholders’ involved will vary from one stage to another, 

participating at different stages in the process. Within the Scottish context, for example, the design aspects 

of the master-plan will progress in detail, from setting the general parameters of the Development 

Framework (parcel of development land) towards more detailed proposals and a number of design 

statements (subdivisions of projects and buildings). Accordingly, the master-plan should be defined as one 

stage and one phase of many master-planning processes of interrelated planning, design, and real-estate 

cycles (Bishop, 2011, Cabe, 2011, Cabe, 2001, Cabe, 2009).  
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This is best illustrated according to Tiesdell and Adams (2011b) and George (1997) as a ‘direct’ and 

‘indirect’ design activity or a ‘first-order’ and ‘second-order’ urban design. Cabe (2011) and the 

ScottishGovernment (2008) view of master-planning process is based on the short-term task environment 

in which the ‘clients’ have direct control—this is the first-order activity. If we want to define master-

planning processes as a strategy to ‘shape the built environment’—much of master-planning will not, 

mainly, occur within the second-order public decision space. Much activity occurs in the second-order, 

before the design and in between transitional phases of direct design that is both proactive and place-

shaping (Adams and Tiesdell, 2012). Master-planning at the second-order shapes the design and 

development process by creating a frame for acts of first-order master-plan—such as ‘strategic urban 

design’ or ‘regeneration frameworks’—master-planning as policy.  

This is a broader definition, but essential to indicate that it is driven externally by economic, political, 

social/demographic, cultural and environmental change. These factors, which explain how development 

pressure builds up (Adams and Tiesdell, 2012), as opportunities give rise to different development 

aspirations. This can be reflected in two clusters of models; strategic decision-making models, such as 

‘Strategic choice’ (Friend and Hickling, 2012); and real-estate development models ‘Event-sequence’ and 

‘Agency’ (Healey, 1991). These two models share common methodological features, the use of formal and 

abstract languages, as well as a model of ‘rationality’ and ‘bounded rationality’ to reflect a complex 

decision environment. There is a big number of decision aiding approaches (Tsoukiàs, 2008), the focus 

here is to set the basic features that can aid the direction and methodological approach of this research 
based on agency and institutional perspective.  

‘Strategic choice’ approach is a theory developed by (Child, 1972), most recently presented by Friend and 

Hickling (2012), is viewed as a ‘continuous process of choosing strategically through time’. As in 

rationalist view (Fainstein, 2000), plan-making occurred in a defined ‘action space’, which separates the 

activity from the world around it. Relation with the environment outside had, therefore, to be deliberately 

constructed. The focus is on the connectedness of decisions rather than on relative importance (Khakee and 

Strömberg, 1993). A cyclic and continuous process. The strategic choice model presents a choice between:  

- A more focused and a more synoptic treatment of the scope; 

- A more simplifying and a more elaborating treatment of complexity; 

- A more reactive and a more interactive treatment of conflict; 

- A more reducing and a more accommodating treatment of uncertainty. 

The strategic choice approach views the handling of any unconventional issue as governed by perceptions 

of the relative importance attached to three broad types of uncertainty. These three categories of uncertainty 
are (Figure 6): 

i. Uncertainties pertaining to the internal working 'working environment'.  
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ii. Uncertainties pertaining to 'guiding values'. This is the kind of uncertainty that calls for a more 

political response. 

iii. Uncertainties pertaining to 'related decision fields'. This is the kind of uncertainty that calls for a 

response in the form of the exploration of the structural relationship between the decision currently 

in view and others with which it appears to be interconnected, which can call for negotiations or 
collaboration. 

The model presents these uncertainties with its ‘invisible and visible’ properties of decision-making that; 

invisibly relates to outcomes (problems, alternatives, consequences, commitment) and process (ways of 

working, ways of communication, ways of thinking, values). Visibly relates to, outcomes (actions, policies, 

plans) and process (explorations, procedures and communications). It revealed how co-ordination can be 

actively achieved across organisational boundaries, not by form procedures of consultation, but by 

construction of informal value networks among key players in various agencies with a stake in plan-

making. The drive to coordinate arose from the efforts to resolve uncertainty about values, about the wider 

environment and about related areas of choice in the process. According to Han and Lai (2011) the actions 

in Strategic Choice model are predetermined by comparing combinations of interrelated decisions derived 

from the relationship between decisions. However, the model ignores other important sources of influence 

on the process, these include the context where decision emerge, the role of history, existing power and 

institutional sequence in which these decision are considered (Han and Lai, 2011).  

 

Figure 6: Strategic Choice model  

Source: (Friend and Hickling, 2012) 
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To help understand what is involved in decision-making in the market environment, it is useful to put an 

emphasis on the role of the private sector in generating and managing development projects. This aims to 

address the missing institutional element in Friend’s (2012) strategic-choice model and in the same time 

uncovers a diverse array of actors and interests, playing diverse roles in relation to various elements of the 

development process (Healey, 1991). From the point of institutional analysis, strategic real-estate 

development models preserves the capacity to penetrate the details of agency relationships in the 

negotiation of development projects, while at the same time offering ways of generalizing the behaviour of 

actors and the significant events in the development process under different conditions (Gore, 1991, Guy 

and Henneberry, 2000, Ostrom, 2007). According to Healey (1991) these models are divided into four main 

types, which involves different ways of thinking about real estate development, three are for interest in this 
research:  

1- Event-sequence models, which focus on the management of stages in the development process. 

These derive primarily from an estate management preoccupation with managing the development 

process.  

2- Agency models, which focus on actors in the development process and their relationships. These 

have been developed primarily by academics seeking to describe the development process from a 

behavioural or institutional point of view.  

3- Structure models, which focus on the forces that organise the relationships of the development 
process and which drive its dynamics. They are grounded in urban politics economy.  

Event-sequence model and Agency model enter deeply into the complexity of the decision-making 

environment in the development process. The first illustrates the potential complexity and timescale, 

highlighting blockages that could occur at several stages in the process. The second focusses on actors, the 

roles they play, and the interests, which guide their strategies. Based on the theory of ‘bounded rationality’ 

(Gigerenzer and Selten, 2002), the model highlights the different power relations that might dominate the 

development, and how these may focus around different stages of the process—a dynamic pipeline bounded 

by the opportunities development forces. Figure 7 illustrates an example of an event-sequence model 

originally constructed by Healey and Barrett (1990) and used in real-estate development analysis by Adams 

(1994), (Tiesdell and Adams, 2011b). Development sites make their way around the triangle from the top, 

as development pressure builds up, feasibility is tested, and implementation takes place. Most importunity, 

since the uncertainties experienced internally within the pipeline are matched by constant shifts within and 

between the factors driving development externally (shown in the box at the top left hand of the model), 

actual development outcomes remain inherently unpredictable. It indicates the development is driven 

externally by economic, political, and social/demographic, as well as technological, cultural and 

environmental change. These factors, which explain how development pressures build up, may operate 
independently or in combination with each other.  
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Figure 7: Event sequence model of real estate development model  

Source: (Adams and Tiesdell, 2012) 

What these models do is reshape the institutional classic rationale model of decision-making, with no direct 

sequential relationships presented. Constructed from non-linear dynamical systems comprising many 

interacting elements (Doak and Karadimitriou, 2007). It focuses on the process dimension of finding 

solutions instead of stage-based representation of plan-making or understanding the development 
environment.  

The basic element of this view is that stakeholders interact and are not controlled, governed mainly by 

‘mechanisms of competition and co-ordination’ and mediated by ‘standard operating procedures’. 

Described by Bryson et al. (2009) as “capture the action that lays down the path for sense-making.” 

However, the gap in adopting such an analytical approach is that it is constructed on the assumption that 

we know the nature of terms such as process, steps, stakeholder analysis, strategic plans, mission, vision, 

goals, strategies, actions, but not as rigidly defined in the applied context (Bryson et al., 2009). In master-

planning, the ‘design’ dimension is another breadth where these ‘strategic’ properties need to be 

identified—define master-planning perceptions, understand how master-plans are designed and what that 

might mean in a complex built environment development processes, with each case it can mean different 

things. Therefore, a strategic view of master–planning processes needs to answer fundamental questions of 

whether, and how, master-planning works in practice, in what ways it delivers value for stakeholders, for 

whom, when, and why.  
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2.5. The value of master-planning  
 

The last three sections set the strategic challenges that cities are called upon to face, based on the complexity 

of the interacting perspectives, and interests of stakeholders, taking into account different forms of capital 

(social, economic, environmental, cultural, and physical). In this perspective, the support for strategic 

master-planning can help to generate more effective development, in the long-term, multi-dimensiona l, 

cross-sectorial, multidisciplinary decision environment. Indeed, in a planning system that depends largely 

on negotiation and trade-offs, progress starts from the awareness of the value of planning and urban design 

and acknowledgement of existing, and mostly competing stakeholders’ values. Recognising the value of 

master-planning in planning and urban design can support the structuring of integrated decision-making by 

orienting it towards the elaboration of strategic goals and actions able to create consensual value from the 
plurality of knowledge exchange and to specify the context (Cerreta and Monno, 2010).  

This section defines the value of master-planning, the role and benefits it brings to planning and design 

large-scale housing projects. It is divided into three main sections; the first defines ‘value’ and ‘values’. It 

aims to bridge the gap between the value of master-planning and stakeholders’ values and how this may 

reflect their decisions and actions in the development task environment.  

The second explores the literature in an attempt to set out pre-application master-planning as an important 

communicative phase of urban development.  

The third explores the value agenda in the UK. It sets the practical meaning of the value of urban design 

and planning. The ‘value continuum’ in the UK is determined based on reviewing 41 commissioned 

research and reports (listed in Appendix 1), published between 2001 and 2016 by a number of public 

organisations such as (CABE, Design Council, Urban Design Group, RIBA, RICS, RTPI, The Princes’ 

Foundation DCLG and the Scottish Government).  

This section concludes by reflecting on the construction of this thesis to address a research gap between 

issues in theory and practice. This is the first work to derive a collective understanding in this regard in the 

field of master-planning. This section is a significant step towards justifying and identifying the research 

area moving from the academic sphere to a practical-driven research that enables a broader stakeholder 

value-based approach in planning and urban design.  

 

2.5.1. ‘Value’ and ‘values’ in academic literature   
 

The last section illustrated how strategic value-based thinking can provide important and sensitive insights 

into decision-making and help to improve the decision processes with synergic effects on the identification 

of opportunities. It is framed through the recognition of stakeholders’ values, which are closely linked to 

decision opportunities that guide the strategic thinking process. The way in which we deal with questions 

of value in planning and urban design was examined by the DesignCouncil (2015), Adams (2015), Wheeler 



71 
 

et al. (2014), and Carmona (2013 ), who stated that stakeholders make situated ethical judgments, based on 

critical understanding of the social, environmental and economic development contexts. Therefore, 

determining ‘the value of master-planning’ in planning and urban design takes on an exploratory meaning 

as a perception. In fact, actions cannot be value-free, thus, explicit consideration needs to be given to the 
nature of the values that our decision processes and outcomes seek to promote (Cerreta and Monno, 2010).  

According to Mills and Austin (2014) value is defined as a meaning; “desirability or meaning of a thing, 

a monetary valuation, an exchange or a quantifiable amount” and as an action; “is an assessment or 

estimate, with some regard or material worth”. For Kelly et al. (2014.p9) value is often “context-driven, 

and involves elements of subjectivity, judgment and the need for appropriate measures”. Value has been 

defined in different theoretical contexts, such as need, desire, interest, standard/criteria, beliefs, attitudes, 

and preference (Liu and Leung, 2002, Wang et al.). Liu and Leung (2002) argue that ‘value’ study area 

involves three major components:  

- The stakeholder. 

- The project/development. 

- The built environment. 

The stakeholder is responding to increase the value of design from his own imperative, that is, increasing 

the value of the built environment to this imperative. In return, the public value forms the external factors, 

including culture, society, politics, regulation and economics, which influences the individual to 

internalise shared conceptions of the desirable—“In construction development, the object is a building 

product which exists in an environment and influences the environment.” (Liu and Leung, 2002,p3). 

Consequently, the objectivity of value is part of its chronology, where the ‘stakeholder’ anticipation is at 

the heart of its context and processes outputs consequences. The anticipated and outputs consequences can 

take various forms and terminologies. For Miles (1972a) valuation requires the comparison of the 

performance or functional gap, through time, between what is being achieved and what could or should 

be achieved, with appropriate units of measurement. In the 1990s and 2000s, authors started to define 

‘Benefits’ and ‘Perceived benefits’, as a top line output of design and so more explicitly introduced the 

concept of judgement and stakeholder-perceived definitions of value, with ‘Cost’ often as the bottom line 

denominator or ‘Price’, a somewhat more subjective concept (Mills, 2013, Mills and Austin, 2014); 

Kaufman, 1990). Zeithaml (1988) suggests that perceived value affects the relationship between quality 

and price, and this value, can be defined as whatever stakeholders look for in a product, positioning 

stakeholders’ wants as benefits. Within this user-oriented value context, ‘satisfaction’ was defined as a 

driver for future profitability as a dynamic market asset, shaped over time by the actions of firms and 

stakeholders in the marketplace (Anderson et al., 2004). Hence, the specific content of the ‘value of master-

planning’ expression depends on the circumstances and the aim of the social value context. 
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This suggests that the value of master-planning should vary with the purpose, viewpoint and intent of the 

stakeholder —‘it means a great many things to a great many people’ (Miles, 1972b, Miles, 1972c, Miles 

and Huberman, 1994). These ‘many’ meanings come from the idea that our values are ‘the core beliefs, 

morals and ideals of individuals and are reflected in attitudes and behaviours in society’ (Thomson et al., 

2003b). thus, the process of understanding the value of master-planning should sheds light on the attitudes 

and behaviour of individuals and the functioning of organisations, institutions, and societies (Schwartz et 

al., 2001). They serve as standards or criteria to guide not only actions, but also judgments, choices, 

attitudes, evaluations, arguments exhortation, and rationalization (Schwartz et al., 2001). Moreover, they 

are capable of being structurally organised within the individual and the development process not only in 

terms of priority, but also in terms of extensiveness, universality or application, effect and consistency 

(Rokeach, 2008).  

 

In philosophy, ‘value theory’ distinguishes between two types of human values—instrumental and 

intrinsic (Justus et al., 2009, Bradley, 2006). The former implies a means to further some ends ‘values-in-

use’ to obtain something which has tangible value; and the latter means valuing things as ends in 

themselves—‘intangible values’. Through value theory authors (Schwartz, 2015, Schwartz, 1992, 

Schwartz and Bilsky, 1987, Schwartz and Boehnke, 2004, Schwartz et al., 2001) adopts an understanding 

of stakeholders’ values that specify five main features: 

 

- Values refer to desirable goals that motivate action. 

- Values transcend specific actions and situations. This feature distinguishes values from narrower 

concepts like norms and attitudes that usually refer to specific actions, objects, or situations.  

- Values serve as standards or criteria. Values guide the selection or evaluation of actions, policies, 

people, and events. People decide what is good or bad, justified or illegitimate, worth doing or 

avoiding, based on possible consequences for their cherished values. 

- Values are ordered by importance relative to one another. People’s values form an ordered system 

of value priorities that characterise them as individuals. The relative importance of multiple values 

guide action. Any attitude or behaviour typically has implications for more than one value. Values 

contribute to action to the extent that they are relevant in the context (hence likely to be activated) 

and important to the actor.  

 

This means that value judgments organise the process of design (Geneletti, 2013). They also define the 

criteria according to which the benefits are shared, determining social stratification (Castells, 2013). 

Therefore, intrinsic ‘glue’ values are the immaterial relation that urban design should create. According to 

Kenter et al. (2015) these shared values refer to underlying cultural values that might help shape the 

institutions necessary to make the visions operational. Described by Sagoff (1986) as ‘impersonal’ and, 

hence, deliberative and political processes are required to adequately identify them. Our ‘ethical’ 
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responsibility to our cities is that some principles ‘has value not because it is valued but because it deserves 

to be valued and we should work to achieve them’ (Rescher, 1969, p129).  

 

To understand the significance of defining ‘shared values’ we need to frame the communicative perception 

of master-planning that is, in its own, not without difficulties. In general, if stakeholders’ view of value, 

constructed within their own interests, is not communicated, how will ‘value’ be grounded during the 

development process?  

 

2.5.2. The interplay of communication, value and values  
 

Stakeholders, during the development process, subscribe to certain common values shared by others. This 

commonality of values also defines the culture of the development environment (Rønnow-Rasmussen, 

2002). The values held by stakeholders influence their perception of the city, and more specifically, their 

actions to develop it (McGlynn and Murrain, 1994). Thomson et al. (2003a) note—“we can observe a 

nested structure of values, from societal values at the widest level, through construction industry values 

and more specifically to the values held by specific businesses, projects, stakeholders and individuals. The 

study of how these values operate, interact and, perhaps conflict at these different levels has yet to be 

properly addressed”. While a number of theoretical models incorporate organisational values (Bourne and 

Jenkins, 2013, Çetin and Pekince, 2011, Child, 1972, Jones and Education, 2010, Li et al., 2009), gaps 

remain in our understanding of their dynamics. Some focus on contains (Çetin and Pekince, 2011), 

categorizing value profiles that reflect organisational culture orientations, while others explore the role of 

values in, for example, the dynamics of organisational culture change or structural change (Bourne and 

Jenkins, 2013).  

 

Thus, given the potential origins of network domination in the development environment, networks of 

different kinds have different logics of value-making (Castells, 2013). The attempt to understand what 

constitutes value depends on the specificity of powers within the planning and design process. According 

to Castells (2013.p28) “value is, in fact, an expression of power: whoever holds power decides what is 

valuable”. In this sense, the development environment does not innovate, it is the shared sense of constant 

and flexible interaction that creates shared sense of value (Castells, 2011).  

 

To bridge these dominant differences in power, defining and managing shared values could provide a 

cultural bridge to align stakeholders and organisations on the possible/positive outreach of urban 

development (Kenter et al., 2015). From a knowledge-based perspective, Edwards (2011) states that 

exposing shared values depends on the capacity of creating common knowledge to represent the 

differences and dependencies to expand interpretations of multifaceted tasks. Importantly, ‘the learning 

that occurs in these spaces is not a matter of learning how to do the work of others, but involves gaining 
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sufficient insight into purposes and practices of others to enable collaboration’. We know from the large 

body of work on boundaries (D’Adderio, 2001, Kitay and Wright, 2004) that combined knowledge pushes 

functional boundaries to create a meaning-making to maximise value.  

 

Stakeholders ‘with-power’, in the current construction market, are the ‘corporates’ that have ‘corporate 

social responsibility’ (CSR) (Peloza and Shang, 2011). A widely cited definition of this responsibility of 

Wood (1991) defines CSR as social responsiveness activities seeking to create a social or environmental 

impact as an exchange process to gain positive financial outcomes, approval and support. However, what 

Peloza and Shang (2011) argue is that this exchange will only take place when each party perceives value, 

and higher levels of value across multiple domains, which will result in more positive exchanges for the 

private sector and wider stakeholders.  

 

Consequently, value is interactive because it can be created only when the stakeholders with power and 

wider actors come together to define the context as good/bad, positive/negative, or 

favourable/unfavourable (Holbrook, 2006). According to Normann and Ramirez (1993) ‘successful 

companies do not just add value, they reinvent it. Their focus of strategic analysis is not the company or 

even the industry but the value-creating system itself, within which different economic actors—suppliers, 

business partners, allies, customers—work together to co-produce value’. Therefore, the private sector’s 

key strategic task is the reconfiguration of roles and relationships, among this constellation of 

stakeholders, in order to mobilise the creation of value in new forms and by new players. Prahalad and 

Ramaswamy (2004) theorise this co-creation of value in the market through four building blocks 

‘dialogue’, ‘access’, ‘risk-benefits’ and ‘transparency’.  

 

The need is to create an understanding of how socially reasonable master-planning facilitates a two-way 

exchange between the private sector and wider stakeholders, and examine how planning and design 

activities can facilitate shared value. This investigation will be taken up in this research, on the basis that 

master-planning processes are a cultural protocol of communication, enabling communication between 

different actors on the basis not just of shared values, but also of sharing of the value of communication 

through planning and design. This is to argue that the value of master-planning is not made of content and 

principles, but of processes based on procedures, not just substantives. The value of master-planning is 

seen here as a culture of communication to create a value meaning that,  according to Davis and Proenza-

Coles (2008 ), not only operates to create a coexistence, but also interacts with and modifies each other on 

the basis of this values exchange. It is the process by which actors bring their resources and beliefs to 

others, expecting in return to receive value (Castells, 2013).  
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2.5.3. The value of master-planning in practice  
 

Over the past three decades, there has been an acknowledged under investment in driving quality designs 

by the construction industry (UKGovernment, 2009). As a result, low-quality built environment (buildings , 

places and urban area) has become the accepted market standard for both public and private sectors (CIC, 

2002). For the reason that, ‘quality’ is hard to come by and define, stacking a broad range of activities, 

elements and attributes (Punter, 2010). The perception is that, ‘good or quality’ cannot simply be reduced 

to a set of codes, nor can it be easily assessed in a way that translates range of disciplines and stakeholders 

involved in the planning, design and construction industry (Sallette, 2005 ). In response, in the late 90s the 

Construction Industry Council (CIC) proposed developing a new tool for assessing design quality, working 

in collaboration with a steering group representing different professional, industrial and government 

interests. The Design Quality Indicators (DQI) was developed and championed by the UK labour 

government, in 2000, and numerous organisations as an extension of the ‘Rethinking Construction’ (2002) 

agenda for targeting, mapping, measuring and managing performance improvement in construction. The 

Rethinking Construction agenda, made explicit reference to the DQI and calls for their adoption across the 

construction sector. It was not intended to assess the design process, although the tool has subsequently 

been used at various stages of design to help inform design decision-making during the process (Gann et 

al., 2003). As a tool, it involved three aspects of design quality; ‘impact’—the ability to create a sense of 

place and have a positive effect on the local community and environment; ‘quality’—the building quality 

in terms of materials and performance; and finally, ‘functionality’—interrelationship with the wider context 

and useful for all.  

DQI, met with little success from the private sector, clients and investors who did not see the connection 

between it and justifying the investment of more resources to achieve design quality (Sallette, 2005 ).  

The simple answer to this problem was to use the market’s language by questioning the value that the 

development activities offer to developers and investors. A ‘value agenda’ emerged from government and 

industry rhetoric that placed stakeholder perceptions interpretation at the centre of what built environment 

value could be (Thomson et al., 2013). As a result, 41 reports (Appendix 1) produced by official and non-

official organisations between 2000 and 2016, constructed around linking these value-for-money drivers 

into design qualities that aim to set the agenda beyond functional and financial performance of the built 

environment. The emphasis is on linking people, businesses, projects, and communities. Trying to provide 
compelling evidence for the industry to adapt ‘design quality’ branded as a ‘value’ agenda.  

The Construction Industry Council (CIC), Commission for Architecture and the Built Environment 

(CABE), Design Council, RIBA and, RTPI have been building a common language to determine the key 

attributes that constitute ‘value’. The value agenda was seen from the client/investor perspective 

considering the built environment as creator of two types of value:  
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1- The market value of the completed projects - ‘commodity value’,  

2- In addition, the value that can be added to an organisation through certain benefits provided by the 

built environment itself - ‘long-term value return’.  

However, The value agenda did not explicitly define the ‘value’ it promoted (Thomson et al., 2013, 

Thomson et al., 2003a). Instead, it established a broad synonymous area of ‘good (or) quality design’ by 

establishing a set of legacy projects as an exemplar of value (these exemplar projects are listed in Appendix 

2), as it gives return to their stakeholders with transferable universal qualities as lessons to other projects. 

Of course, the aim is not to drive clients and investors to realise generic design qualities. The objective is 

to stimulate a dialogue with the construction industry to frame a co-creation of an understanding of value 

as a middle ground between the public ‘common good’ and the ‘market’ views on urbanisation. It sets a 

loose area that set a difference between design qualities and the perceptual value of design quality.  

By utilising design and benefits ‘The value of design’, as an agenda it was possible to justify how quality 

design can exploit the market value of projects. For example, this argument is approached by a number of 
documents by the Design Council to promote the value agenda within the private sector:  

It’s a fact. Adding value to products and services makes businesses more successful. The more 

value they add to their core products and services, the better they do. But when they use design 

to add value, they do even better in a whole range of ways, including bigger profit, turnover and 
market share. (DesignCouncil, 2007, P.g. 36) 

This was viewed as a ‘driver’ for good design while maximising business effectiveness, which was seen in 
line with existing government initiatives ‘Achieving Excellence in Construction’ (2007):  

Good design encompasses functional efficiency, structural integrity, sustainability, lifetime value, 

and flexibility as well as responsiveness to site and setting. (pg.15) 

The basic aim of these reports is to move the discussion of ‘good urban design’ from architect/urban 

designer design-based aesthetics-expressive backdrop, to a grounded market-based language. A combined 

remit of planning, urban design policies, various professionals and end users involved in the value chain, 

with an aim to evaluate value creation in the urban environment beyond layout design (Chiaradia, 2009). 

Therefore, the ‘value of urban design’ is illustrated as a capital investment, focused on answering two 
interrelated questions of;  

- How urban design may provide a better return on investment?  

- What are other positive externalities to serve the public that are not captured in standard 

development cost/benefit analysis? 

From the client perception, the documents illustrate a type of evidence structured around presenting the 

cost as well as the value of good urban design. Mostly, all documents frame this around three tangible 
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(calculated) and intangible benefits—economic, social and environmental value. Cabe’s The Value 

Handbook (2008) goes further to set the economic value of urban design within three areas; ‘exchange’ 

value (commodity); ‘use’ value (long term value); ‘image’ value (contribution to corporate identity). 

Therefore, some forms of value are tangible, can be measured objectively, while other forms are intangible, 
and cannot be determined using simple valuation techniques (Table 4).  

Tangible Economic Benefits Intangible Economic Benefits 

 Potential for higher land values 
 Higher sale values 
 Increased funding potential (public and private) 
 Higher rental returns 
 Increased asset value on which to borrow 
 Reduced operating costs 
 Maintenance of value/income 
 Reduced long-term maintenance costs 
 Higher resale values 
 Easy maintenance of high-quality 
 Materials are used 
 Reduced security expenditure 
 Reduced energy costs 
 Reduced public expenditure on health care, crime prevention, urban 

management, and maintenance 
 Increased economic viability for neighbouring uses/opportunities 
 Increased local tax revenue 
 Reduced travel costs 

 Potential for greater security of 
investment 
 depending on market 
 Quicker permissions (reduced cost, 

less 
uncertainty) 
 Distinctiveness (greater product 

differentiation) 
 Ability to tackle difficult sites 
 Better reputation for developers 

(increased 
confidence/“trademark” value) 
 Increased likelihood of future 

collaborations 
 Enhanced reputation for design 

professionals 
 Increased workload and repeat 

commissions 
from high-quality, stable clients 
 Competitive investment edge 
 Higher-quality long-term tenants 
 Happier workforce (better recruiting 

and retention) 
 Higher productivity 
 Increased business (client) confidence 
 Fewer disruptive moves 
 Increased occupier prestige 
 Increased city marketing potential 

Tangible Economic Costs Intangible Economic Costs 

 Potential for reduced land values 
 Higher risk if development costs are increased 
 Higher infrastructure costs (public space 

and social infrastructure) 
 Higher construction costs 
 Higher design costs (professional fees) 
 Greater capital investment 
 Continued private sector responsibility 

for public/private spaces 
 Higher rents 
 Higher management fees 

 Increased design time (not always 
recognised in fees) 
 More complex management, if it is a 

mixed-use development 

Table 4: The potential economic value of good urban design 

Source: commission for architecture and the built environment, the value of urban design, 2001. 
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The basic element of this value-driven urban design is that the decisions are often made by stakeholders 

with hidden but major impact on the ground—investment fund managers, company head offices, 

commercial development firms and so forth (Bentley, 2001). The problem with this assumption, in the 

current market structure, is that the finance for commercial large-scale projects is becoming less and less 

localised with, often, corporate teams of developers, bankers, investors and advisers making developments 

happen (Carmona, 2013 ). According to Carmona et al. (2010) they operate to satisfy criteria where urban 

design need to be valued to tap into; security of capital income; potential growth of income; capital; and 

market operational flexibility. Thus, urban design is seen as a viability instrument within a corporate 

cultural development context of gain and profit (Li and Mak, 2014). Responding to investor’s needs, a 

‘developer’ is forced to exclude other public needs, forwarding a product that follows budget constraints, 
value gross, and discounting against the risk to reach planning agreements.  

Therefore, even within a market-driven value agenda, the illustrated arguments are against the benefit of 

good urban design as it has ‘high return on investment’ tailored towards a niche and specific active 

entrepreneurial developers, not the corporate and structural speculator developing companies that build 
most of the large-scale housing projects market in the UK (Ward, 2000).  

From the public perception, the discussion about the value of the built environment across urban design 
and planning are not wide apart. As The Barker Review (Barker, 2006.P.g 132) stated:  

Planning plays a crucial role in the design, performance, and appearance of cities, towns, and 

villages. Good design in planning attracts people, investment, and activity to places 

 

This is in line with the ‘Scottish Planning Policy/SPP (2014) stating that the value of design is important 

as a property to create high quality places. SPP links the support of sustainable economic growth and 

regeneration, with the creation of well-designed places. This is reflected in the ‘Planning policy statement 

3 (PPC3) 2011’, ‘promoting design as fundamental to the development of high quality new housing, which 

contributes to the creation of sustainable, mixed communities’.  

 

According to the ScottishGovernment (2007b) ‘Design at the Heart of House Building’, while planning 

policy and guidance in Scotland has increasingly focused on the importance of successful place-making 

and good design quality and highlighting tools to achieve these, it has also increasingly acknowledged and 

made explicit the responsibilities and roles that developers have in delivering these when developing 

housing projects. However, it goes on to note that establishing a range of programmes ‘is only a start, and 

the real measure is whether such good intentions carry through into practice.’ (p.49). This is reflected in 

Cabe’s (2004) What home buyers want, it provides evidence that volume builders do not always respond 

to what surveys have found to be desired by house buyers, for example in relation to the design of new 

streets and location of car parking. In CABE’s (2004) Housing Audit: Assessing the Design Quality of New 
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Homes, it identifies a conflict between the public and private sectors as what constitutes financially viable 

good design, and points to consensus as factors that contribute to good practice, arguing that the projects 

that scored poorly suggested cases of failure of the planning regulatory regime to intervene and improve 

submitted proposals. 

 

Clearly, in understanding the design dimension of planning, a two-way discussion will inhabit the 

development environment about the aesthetic of too much or less control (Scheer and Preiser, 2012)— the 

authoritative allocation of value. The design dimension of planning, in encouraging the emergence of 

responsive and localised value, is in the heart of this discussion. In the UK, design control is seen as 

legitimate planning activity, as a means of raising the general low standard of design in planning 

applications (Madanipour, 1997). However, Scheer and Preiser (2012) and Carmona and Punter (2013) 

share the same argument; controlling towards good design remains an elusive goal, particularly in an 

economic recession and a high risk housing market built on debt.  

 

This can be seen through RTPI’s publications, between 2013-16, as an effort to respond to post 2008 market 

conditions by pushing the debate of the ‘value of planning’ into establishing its economic benefit, as 

essential to achieving long-term growth (Table 5). The most revealing connection in these documents is 

that planning provides the context for urban design decisions taken by the market actors involved in making 

places change (RTPI, 2014, RTPI, 2014 ) in which the ‘value of planning’ is best illustrated as a shorthand 

for land and property markets that operate more efficiently and equitably, precisely because the individua l 

decisions of market actors are influenced by the planning context (Adams and Watkins, 2014). This context 

is articulated by the opportunities and control of what is expected from places by spatial plans, strategies, 

visions, frameworks, policies, briefs, guidance, and advice (shaping and stimulating the market through 

guiding and control design).  

 

‘The Value of Planning’ 
(2015). 

The document calls to assess the value of planning as a crucial challenge, to 
redefine what we mean by ‘good planning’. Perceived as grounded in strong 
democratic values, seeks to achieve collective control over how places change, 
makes places more just and environmentally sustainable, and is essential to 
create new types of economic activity. This is achieved through influencing and 
modifying the behaviour of important development actors, such as landowners, 
developers, and investors. 

‘Creating Economically 
Successful Places—Why 
planning is needed in a fast-
changing world’ (2014). 

The document states the planning system as an important structure to recognise 
and understand the current economic trends and future opportunities. It 
encourages planners to recognise their roles as ‘market actors’ involved in 
framing local development markets.  
 

‘Fostering Growth: 
Understanding and 
Strengthening the Economic 
Benefits of Planning’ (2014). 

The document stated that the aim of the government should be to properly 
understand the economic benefits of planning, and the role of planners in 
fostering growth. The spatial relationship of how components of the built and 
natural environment work together is fundamentally important to achieve 
efficiencies, costs savings, and benefits. It recognises the importance of design 
quality without compromising viability.  
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‘Success and Innovation in 
Planning—Creating Public 
Value’ (2014). 

The document calls for a grounded understanding of places to bring different 
urban issues together and overcome policy ‘silos’ and secure public value 
beyond the planning system. 

‘The Worldwide Value of 
Planning’ (2014). 

The document recognising the wider aspects of planning value in addressing 
the pressures of rapid urbanisation, pollution, inequalities and climate change.  
 

‘Delivering Large Scale 
Housing, Unlocking Schemes, 
and Sites to Help Meet the 
UK’s Housing Needs’ (2013). 

The document recommends that the engagement process should represent good 
value for money.  

The Scottish Policy Statement 
on Architecture and Place 
‘Creating Places’ (2013) 

The Scottish Planning Policy (2013) stated that the planning and design process 
should deliver the following values:  
Physical value—enhances a setting;  
Functional value—meets and adapts to the long-term needs of all users;  
Viability—provides good value for money;  
Social value—develops a positive sense of identity and community; and 
Environmental value—efficient and responsible use of our resources 

Table 5: RTPI published reports about the value of planning in the UK.  

 

Although public policy are the means through which politics ‘allocate values’, most of these accounts give 

little prominence to the role of values. Stakeholders’ values are wither subsumed within accounts that stress 

the role of interest and institutions, or, within the broader context conceived as convenient ‘covers’ for the 

pursuit of self-interest (Stewart, 2006).  

 

Surprisingly, little is said about public intervention through deployment of policy instruments that might 

compel or encourage value in design or how to modify the institutional barriers and regulatory context in 

which decisions about design are made. While the above studies, reports and policy documents are of 

seminal importance, because of their acknowledged effort to create an agenda that is feasible by the market, 

they remain marginal to both the financial decision-making process, the designers, and the public. The role, 

ways, and influence of the construction industry and local planning authorities on the quality of urban 

design and, more specifically, the impact they bring on wider social values have attracted astonishingly 

little attention.  

 

The comparison, the interrelationships between urban design, the planning system, and the development 

process and property industry is relatively absent. Until a more comprehensive effort goes to understand 

how private and public decision makers assess good design within complex real-estate operations, the value 

agenda will still fail to persuade these sectors to the extent to which they can strategically profit from 

investing in and controlling the quality of urban design.  

 

2.6. Discussion 
 

This chapter focused on drawing out the main issues related to the research field of this study, each has 

been explored in separate sections: the development environment, stakeholders’ powers and interests, 
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master-planning, value, and values. The literature review provides a foundation to link these different, yet, 

interconnected research topics and examined the linkages to extend the focus of this study into the value 

agenda in the UK. This chapter also provides initial, critical, and broader viewpoints to develop discussions 

in the subsequent chapters. It also will be the source to review the findings of this study and to develop 

discussions with in the concluding Chapters 9 and 10. 

 

In a remarkably short time, we are witnessing the reshaping of studies in master-planning as an integrated 

academic and practical field between planning (ScottishGovernment, 2008, DCLG, 2008a), urban design 

(Feliciotti et al., 2015, Guthrie et al., 2011) and real-estate development (Adams and Tiesdell, 2012, Adams 

and Tiesdell, 2011, Tiesdell and Adams, 2011b), with official and non-official public bodies (such as 

CABE, RTPI, ADs) increasingly recognising the value of master-planning. However, this integrated effort 

to define what master-planning seeks to achieve accentuates a chronic degree of isolation of the study field 

from its broader social concerns; housing policy and housing markets, and neglects broader issues with 

major effect on stakeholders’ decisions. Neighbourhood-level master-planning is treated out of context of 

society, as a whole, and in abstraction from debates and controversies of the role of the market in defining 

the form and function of the city.  

 

Therefore, this review proposed to further the theoretical development of master-planning research. The 

approach adopted in this respect is the need to re-integrate master-planning ‘strategically’ into three areas; 

the first, concerned with addressing broader issues of social, economic and physical structure and to do so 

by relating its effect on neighbourhood development in planning and urban design; transcended into the 

second area to the debates of local/stakeholders’ values. Finally, the role and purpose of master-planning 

in urban design/real-estate and its integration with the planning system.  

 

The ‘first research component’ is that we need to examine the practice of master-planning through the 

market, social, and institutional externalities. Macro and meso forces have direct impact of sustainable 

urban development opportunities. This may facilitate positive development or, on the contrary, it may 

create constraints and unmanageable risks and uncertainties. This review showed that researchers were 

unable to reach a unanimous conclusion as to the structure of factors of meso and macro forces and therefore 

several variations can be found in literature.  

Meso development forces deal with the development sector economies as well as the political dimensions 

of economic development and its policy formation (regulation and policy, urban size, infrastructure, quality 

of urban environments, housing needs land use, social factors, environmental resources and city 

institutional structures).  

Macro forces operate at a national economy level and deal with relations between - socio-spatial dialectic, 

macro geographical context, economic change and urban restructuring, demographic change, national and 

local political change, and city and cultural change, climate change and environmental issues.  
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The notion of these external uncertainties pertains to the many ways in which stakeholders, individuals , 

and institutions, public and private, use master-planning at the neighbourhood level to deal with risk and 

uncertainty. Master-planning evolved toward this collective social and economic uncertainty handling that 

has been shifted from traditional state-centric approaches with hieratically organised governance, to an 

incremental market-led production system. As a result, this economic and social external activity imprints 

itself on the social organisation of cities. A set of global, national, regional, and local development forces 

that are meditated within private and public spatial and institutional frameworks, and so far, this review 

showed that little or no interest has been shown in the question of how these forces transcend into first 

order, client/project master-planning, and second order, strategic master-planning as policy. Although such 

issues have been little examined in master-planning literature, they certainly have major implications for 

contemporary planning and urban design problems.   

 

The ‘second research component’ is that we need to understand the visible contents of master-planning 

processes and outcomes. This chapter illustrates, that master-planning practice emphasis is closely 

intertwined with urban design and values of urban form as a product. Thinking about the master-plan as an 

urban design inquiry showed how practitioners and policy makers are extensively taking up this spatial 

representation. The issue identified in this review is the loose commodity of ideas attached to it in the UK’s 

practices. Policy and guidance attach generally acceptable urban ideas, and build a common middle-range 

ground, focusing on what kind of documents and studies the master-planning process should produce. 

Consequently, the ‘master-plan’ is not seen as a substance that reflects complex and changing external 

cultural realities.  

This chapter illustrates master-planning as a historical long-term and an ongoing process about shaping the 

built environment, not particularly owned by ‘a client’. The process needs to be understood in relation to 

various stakeholders (planners, businesses, regulators, users, and designers) across long term phases, 

stages, and conditions. Current leading practical representations of these levels focus on a project design 

cycle and the role of clients (Cabe, 2011, ScottishGovernment, 2008). The review reveals that the research 

area is more complicated than a linear stage-based process. It identified the notion of second order ‘master-

planning as policy’, as equally important to determine the direct outcomes and respond to development 

conditions.  

 

This chapter attempted to illustrate this multi-levelled and integrated private/public master-planning, by 

showing how a strategic perspective helps us understand more fully what stakeholders do and the way they 

do it. Whatever external forces go into the production of master-plans, the result is always a compromise 

between different value positions.  

 



83 
 

Thus, the ‘third research component’ set the need to develop a greater sense of reflexivity, by examining 

more closely who stakeholders are, and hoe they define the role of large-scale neighbourhood level 

development in the city, how this is being reflected through the planning system, in urban design, and in 

market operations. This means that we must understand ‘strategically’ the role of master-planning, not only 

to involve stakeholders ‘engagement and ‘interaction’ but also to call for critical understanding of the 

‘invisible’ content of their actual negotiation too. This is seen as a ‘strategic’ way to deal with the 

uncertainty and complexity of socio-spatial systems; to establish the basis for value-based action and actual 

commitments to achieve it that serve substantive, spatially define, localised rooted interests and values as 

well. A number of conclusions can be drawn from the preceding critical reflection of ‘value’ literature in 

practice and academia that supports the ‘strategic’ theorization of master-planning research: 

 

- Within the value agenda, there has been an overemphasis on exploring value in urban design 

(DesignCouncil, 2015) not on the role of decision-making processes in maximizing value (Mills, 

2013).  

- There are variations of value definitions; however, there is also much consistency, especially in 

value management literature, underlying the trade-off nature of value, subjectively, such as benefit, 

perceived benefits, needs, and wants of stakeholders as a driver for change (Schwartz, 2015, 

Thomson et al., 2013).  

- Stakeholder values transcend actions and qualities so it is associated, as standards and criteria, to 

the value of the built environment and its means of urban form production (Kenter et al., 2015, 

Schwartz, 2015, Raymond et al., 2014).  

- Strategic choice and planned action can often be defined from rationale benefit-maximisation 

perspective (Borning et al., 2005, Friedman, 2014, Friedman and Miles, 2006). However, not much 

in the literature is placing value-based action and decision-making against planning and design 

social levels where everyone’s interests can be inflated.  

 

In general, this chapter has demonstrated that a value-rich dialogue is difficult to frame without 

considerable understanding of a number of concepts and grounding the terms theoretically: master-

planning, master-plan, processes, value, and values. The application of value elicited by communication in 

practice however will support master-planning sense-making and stakeholder dialogue if the scale and 

effect of neighbourhood level development is defined socially. This chapter has assembled the ‘value’ and 

‘values’ literature to enable a better understanding of how values can enable design dialogue that can help 

value-laden sense-making between stakeholders to enable design quality. 

 

Therefore, these three research components defined the direction of this research to address the lack of the 

in-depth theorization of master-planning in academia and practice. It is here, between these three significant 

implications, where the stakeholder power and interest, across a long time span, need to be clarified and 
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investigated—what they operate now to achieve in the future within a cyclic development environment that 

is shaped by external and internal forces. In this way, the notion of ‘strategic value-based master-planning’ 

is introduced, seen as processes that create a vision for future environments, where all decisions are made 

in the present. A view that integrates development forces, which need to be tested in analysing existing 

practices of master-planning in the UK, to reveal the key elements that underlie these strategic planning 

and design activities, which involve the content and the process of localities. This would help to evaluate 

and make sense of the current practices in relation to a wider (theoretical) context established in this chapter.  

 

To sum it up, this review sets the following concrete perception in master-planning theorization to address 

the advancements made by; Adams (1994), Adams and Tiesdell (2012) market vs planning model; and 

Friend and Hickling (2012) strategic choice in decision-making model; and Schwartz (2015), Mills and 

Austin’s (2014) model of value-reach decision-making models. Specifically, a greater orientation on the 

effect of the development context and pressure on stakeholders’ decisions to strategically pursuit a valuable 

neighbourhood and community objectives. This includes investigation into the effect of external forces and 

its effect on decision-making (macro and meso development forces); the effect of micro forces 

(stakeholders network; stakeholders’ values, ways of working, roles, powers, and relations). Where, value 

is the environmental, economic, social and physical whole, and customisation is individual stakeholder 

derived parts. In this respect, all aspects that matter to stakeholders in planning, urban design, and real-

estate development enter into the various discourses of master-planning practice. The need for finding a 

‘collective value’ through negotiation on the respective time, spatial, and institutional boundaries, public 

and private, that underlines the necessity to understand and comprehend the various values that stakeholders 

associate with quality in master-planning.   

 

In addressing these needs, the following section describes the basic components that are used to position 

and structure the thesis. 
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Chapter 3 - Research design and methodology  
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3.1. Introduction  
 

This chapter describes the research philosophy, design, and methods adopted to achieve the research aim 

and objectives. Illustrating it is well documented that research into strategic and value-based processes can 

apply a mixed breadth of methods.  

 

As discussed in chapters 2 and 3 the nature of the terms ‘master-planning’ and ‘value’ vary in their meaning 

and outreach, thus preventing a clear and agreed definition, from a higher theoretical position, to emerge. 

What this shows is the need to apply a context-specific approach to methodology development. Leading 

authors in the master-planning field, such as Al Waer (2013), Falk (2011), Guthrie et al. (2011), Cowan 

(2002) and Bell (2005), have already set an approach to analyse master-planning processes with varying 

success. While in the field of value and values, the grounded methodologies used by Mills (2013), Thomson 

et al. (2013), Lorne and Dilling (2012), Ingram (2011) and Cabe (2001) are scattered, theoretically between 

different study fields; value management, sociology, and economic valuation, and environmental 

ecosystems, yet, continuously being faced with scepticism in urban planning and urban design (Lorne and 

Dilling, 2012).  

 

This chapter defines a theoretical framework that acknowledges the practical complexity of both value and 

master-planning to ensure that the philosophical and methodological approach and empirical and 

theoretical findings contribute to; value theory (Hurka, 2006); stakeholders theory (Friedman and Miles, 

2006); master-planning as an urban design activity (UrbanDesignGroup, 2013); and master-planning as 

part of strategic spatial planning field of research (Santucci and Oele, 2011). This chapter makes the case 

for a multidisciplinary approach, as opposed to a fixed within a ‘closed system’ study; it describes the 

combination of ex-ante and quantitative (measurable), and ex-post and qualitative (subjective and case-

based) approach taken to achieve this.   
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3.2. Conceptual basis of the research  
 

The basic debate in any research is to identify an appropriate methodological, structural and systematic 

approach that can assist in providing answers to the research aim — ‘The research aim is to explore the 

significance of ‘Value’ in master-planning at the residential neighbourhood and the pre-application 

planning phase of development, and further the understanding of strategic values-rich and value-based 
planning and design processes in both theory and practice’.  

The research aim is achieved through four objectives:  

1- To review the literature concerning neighbourhood level master-planning as a strategic value-based 

decision-making process.     

2- To survey stakeholders’ ex-ante perceptions and expectations towards the value of neighbourhood 

level master-planning, and define their perceived powers and interest in achieving value.   

3- To investigate and examine stakeholders’ de-facto ex-post values-in-use in Scotland, in light of the 

effect of visible, invisible and external development forces in two, developer-led and public-led, 

case studies.   

4- Based on (2) and (3) to reconcile the ex-ante with the de-facto ex-post value of neighbourhood 

level master-planning, as it emerges in a triangulation between theory, as explored in (1), and 

practice. 

 

To gain better understanding of the philosophical and conceptual basis of the research, this chapter 

identifies the foundation of the research, which would frame the choice among a range of strategies. By 

developing the research questions and research design, a strategy is identified to best conduct the research 

that in turn calls for specific tactical and instrumental means for value realisation. Figure 8 shows these 

components in four interrelated sections; philosophy, theory (or in the larger context, philosophica l 

foundations), research strategy, and research tactics (Bernard, 2012, Bryman, 2012, Devine, 2002). It 

illustrates the structure of this chapter; the overall research plan or the structure of the research study and 

the tactics that are the specific techniques used, such as data collection devices, response format, and 

analytical procedures.  
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Figure 8: Main Components of the research methodology  

 

3.3. Philosophical stance of the strategic value-based methodology  
 

The aim of this section is to explore the general ways of thinking or theorising and identifying the methods 

used to discover more about value, stakeholders’ values, strategic thinking, and master-planning. The basic 

debate is to identify an appropriate methodological approach that can assist in meeting the research aim 

and objectives. This will come about by identifying the philosophical lens of the research that drives the 

method of collecting the required data with sets of ideas. 

 

Research is inherently subjective, according to Kuhn (2012), conducted, conceived, executed, analysed and 

evaluated within a conceptual framework. According to Burgess-Limerick et al. (1994, Pg. 139), “It is 

conducted within a theoretical and methodological framework, the validity of which depends on underlying 

assumptions about the nature of reality and knowledge”. Burgess-Limerick et al. (1994) also state that a 

researcher’s own worldview will determine what questions are “legitimate, how answers may be obtained, 

what are counted as facts and what significance is attached to these facts”. As a starting point of all research, 

this thesis is based on understanding the ‘current knowledge’ in order to search for ‘new or (target) 

knowledge’. However, first, the subjectivity of the findings must be explored, because observations and 

facts are pointed towards generating ‘transformation knowledge’. In order to make clear assumptions about 

how to approach knowledge generation, this chapter justifies the research position taken in terms of its 

ontology, epistemology and methodology.  

 

Epistemological perspective 
Ontological perspective  

Methodological approach  
Strategic value-based  

Value and master-planning 
as a social phenomena  

Research question  

Research design  

Conceptual framework  

Research strategy   

Ex-ante and ex-post 
approaches 

Research strategy   

Qualitative and 
quantitative  

Philosophy  Theory  Strategy  Tactics  

Theoretical 
framework  
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Figure 9 describes the philosophical position of the transformation knowledge generation and responds to 

the fundamental question, ‘What is knowledge?’ In this study, ontology describes the basic relationships 

between entities of any processes—structure and agency. As such, it answers the fundamental question—

‘what is the nature of what we know?’ Epistemology is concerned with the less fundamental questions—

‘what is known?’, ‘how is it known?’, and ‘what are the ways we develop, enquiry, and justify knowledge?’ 

 
Figure 9: the philosophical portion of this thesis  

 

These foundations help to approach the world with a set of ideas ‘A framework (theory, ontology) that 

specifies a set of questions (epistemology) that are the examined (methodology, analysis) in specific ways.’ 

(Denzin and Lincoln, 2007, p.23). However, a review of the standard research textbook (Marsh and 

Furlong, 2010; Bryman, 2012; Bernard, 2012) suggests that the relationship between ontology and 

epistemology is not as clear as Denzin and Lincoln (2007) argue. Marsh and Fulong (2010) explain that, in 

identifying a philosophical position we cannot prove an ontological or epistemological one, or indeed a 

position between them. Rather, we should adopt positions, which make sense to answer the research 

questions consistently. For that reason, before establishing a clear philosophical stance we must first 

establish what different methodologies there are, what strengths and weaknesses each one has, and what is 

the kind of information required to answer the research questions, and what the relationship to the 

ontological and epistemological position is.  

 

For Clough and Nutbrown (2012) research methods are characterised uncritically in terms of polarisation: 

they are qualitative or quantitative, or else they are positive or interpretative. The mixed method approach, 

adopted, positions the research in the critical realism and methodological individualism between relativism 

and rationalism. Critical realism prioritises ontology (the fundamental interaction of being or existing and 

the way that the world is), over epistemology (the study of the way(s) to develop, acquire and justify 
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knowledge and build theory)(Hirsch Hadorn et al., 2005). It holds that, knowledge about the external world, 

as it is, can be acquired independently of subjective judgement. This is the realism viewpoint. It also takes 

the view that the world is perceived, affecting and affected by human judgment (Mang and Reed, 2012)—

Knowledge of the external world is, therefore, only acquired by critical reflection. 

 

3.3.1. Review of the philosophical stance  
 

The literature on ontological philosophy shows some divergence on major ontological approaches. For 

example in social sciences, realism (facts discovered using scientific investigation) (Collier, 1994) is 

preferred, while in other fields; empiricism (the world can be observed and evaluated in relation to facts) 

(Solomon, 2001), positivism (science and empirical evidence are facts) (Caldwell, 2003), and 

postmodernism (facts are fluid and elusive claims) are widely discussed (Hutcheon, 2003). Detailed here 

is the balance between divergent ontological perspectives as seen to serve the research position from 

master-planning as a social process.  

 

According to Neuman (2005, Pg. 58) ‘positivism’ defines social science as an organised method for 

combining deductive logic with precise empirical observations of individual behaviour, in order to discover 

and confirm a set of probabilistic casual laws that can be used to predict general patterns of human activity. 

A positivist research stance traditionally follows a ‘quantitative’ data collection strategy (Bryman, 2012). 

It employs measurement and quantification in the collection and analysis of data, and embodies a view of 

social reality as an external, objective reality. Neuman (2005, Pg. 58) also defines the interpretive 

ontological approach as a systemic analysis of socially meaningful action through the direct detailed 

observation of people in a natural setting in order to arrive at understanding of how people create and 

maintain their social world. Interpretivism thorough a qualitative research strategy has an emphasis on 

‘understanding’ the complex interrelationship. It takes into account the subjective perspective of the 

researcher and the people who are being researched. Interpretivism focuses on the ‘holistic’ treatment of 

phenomena. It places high priority on ‘interpretation’ of events. It is based on an ‘inductive’ process to seek 

the clarification of multiple critical factors affecting the phenomenon.  

 

Between ‘external’ (positivism) and ‘internal’ (interpretive) validity in understanding the social phenomena 

of value creation, ‘realism’ purports that the world is composed by entities which ‘interacts resulting in 

layers of emergent qualities that are structured, stratified and irreducible to one another’ (Doak and 

Karadimitriou, 2007, Pg.3). Thus, this research argues that the analysis should pay close attention to causal 

mechanisms and processes, regardless of whether the evidence is qualitative or quantitative. Devine (2002) 

states that like positivism, realist science accepts that social structures have some form of independent 

existence that is experienced as ‘external’ to us as individuals. On the other hand, like interpretivism, 

realism accepts that what we believe to be real will have important consequences for our behaviour. 
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Moreover, unlike positivism, realist science argues that social structures are themselves the product of 

specific social relationships. On the other hand, unlike interpretivism, social structures are seen, as noted, 

to have an objective existence over and above the people who create them—and such structures cannot be 

easily changed. The main assumptions and features of the quantitative (positivistic), qualitative 

(phenomenological) and the realistic paradigms are to be developed on, further, later on.  

 

Master-planning, at its most fundamental, can be understood in terms of the interaction of stakeholders 

over time in the creation of preferred built environment. The key elements of design are stakeholders, 

objects, and processes. These interact in various different contexts, in the planning and design, buildings 

and neighbourhoods. What is needed, therefore, is an understanding of this interaction, to realise value that 

is rationalised by each stakeholder based on their experience and value system, constructed under the effect 

of external environments. 

 

It shows the interaction between three value entities: the built environment, processes and stakeholders. 

This interaction is critical in this research to develop an emergent view of strategic value-based master-

planning. As a stage-based master-planning alone, which does not consider the reality of its interaction 

with stakeholders, and their values and behaviours, is likely to result in an overly mechanistic, systematised 

and hard methodology. The creation of an overly controlled process using structured tools, which does not 

acknowledge stakeholder differences and place-based context and externalities, can lead to lost 

opportunities for learning and inflexibility. On the other hand, a stakeholders’-driven understanding of the 

master-planning processes, centred on changing expectations and experiences, can limit the economies of 

scale and benefits of standardisation and result in losses of control. The strategic value-based methodology 

development must therefore understand this interaction.  

 

3.3.2. The realist perspective of this research  
 

The approach of this research starts with a realist conceptual suggestion based on Capra (2003, Pg. 64): 

 

 A full understanding of social phenomena…must involve the integration of four perspectives -

form, matter, process and meaning.  

 

This approach in rationalizing master-planning will be adopted in forming the strategic value-based 

framework that; understand the stakeholder’s decisions ‘form’ and interactions ‘processes’ that sustain the 

development environment ‘phenomena’. It generates the meaning ‘value’, which is then embodied into the 

built environment ‘matter’. This is affected by the time scale that must be conceptualised, clarifying the 

multiple critical external factors that affect value optimization—how the development environment is 

interpreted, understood, experienced, and constituted through actions. Furthermore, tracking stakeholders 
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value, their ways of working and the pressure and constraints acted on them (the invisible mode) (Friend 

and Hickling, 2012).  

 

The basis of this ‘realistic’ thinking in studying the decision-making processes is developed by reviewing 

the arguments of (Julier, 2005, Guy et al., 2003, Guy and Henneberry, 2002a, Guy and Henneberry, 2002b, 

Guy and Henneberry, 2000). It argues the need for a cultural and network institutional approach that should 

be; ‘dynamic, deeply contextual and contingent both on the particular aims and objectives of development 

actors, and on a shifting market framework which may enable or constrain development strategies.’ It 

places emphasis on ‘the cultural frames through which investment in strategies are made’ (Guy and 

Henneberry, 2002a, p.3). ‘New Institutionalism’ emerges out of the aggregation of individual roles, statuses 

and learned responses (Marsh and Furlong, 2010). It supports the proposition of this research in framing 

stakeholders’ values and the value of master-planning as part of a process of positive change that results a 

continuous reproduction by adaptation and gradual transformation of practices. This is supported by 

Streeck and Thelen (2005, Pg.30) “Actors cultivate change from within the context of existing opportunities 

and constraints—working around elements they cannot change while attempting to harness and utilise new 

ways”. Finally, the strength of new institutionalism may be found precisely in its multi-theoretic character, 

which allows for the assessment of competing propositions drawn from different theories. “Learning much 

more from comparative critical assessment of several theories brought to bear on a single topic” (Guy and 

Henneberry, 2002b).  

 

From the discussions above, the research has been evidently located in the ‘realistic’ ‘New 

Institutionalism’; based on the nature of the qualitative and quantitative information required for approach 

the research aim—to investigate ‘value’ properties at the residential neighbourhood level master-planning.   

 

On one hand, it is partly a text-based answer that includes reflections on institutions, events, issues and 

processes (a thick description and analyses rather than broad, numerical generalizations). On the other 

hand, the research takes a holistic perspective to explore, quantitative and qualitative, the connection 

between stakeholder’s values and master-planning. Hence, the methodology will take the form of an ex-

ante and ex-post sense-making approach.  

Form an ex-ante understanding, stakeholder values will help understand the inter-subjective perspective of 

the value of master-planning of what is important in their perception of processes and products. From an 

ex-post understanding, value is embedded in the social processes. This is a critical perspective that is 

aligned between the individual perceptions of the context effecting stakeholders. In such, individual and 

cultural contexts are intimately connected and a full understanding of one cannot be achieved without 

considering the other. 
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While master-planning could be generalised, value understanding reacts sensitively to the social, historical, 

and temporal context from which data needs to be gathered. The research also acknowledges the external 

factors that affect the stakeholder’s decisions. Here comes the need to adopt a case study method ‘It allows 

the researcher to retain the holistic and meaningful characteristics of real life events, such as organisational 

and managerial processes of change’ (Yin, 2008Pg.133).  

 

3.4. Research study design  
 

Master-planning has been in a state where its very practitioners have not been clear in what they were 

doing. Where practice and theory, ideology and mythology, and professional dispute, have all intermingled 

to produce a confusion of thought and effort, and it is only separation of its constituent parts: process and 

purpose, for analysis and revamping them with meaning and understanding (Chadwick, 2013). What are 

these processes? What they might accomplish? The need is for a stress on the processes that lead us to 

consider purpose —to create value narrative that meets all stakeholders’ interests. This section describes 

the research design adopted to address these objectives. In doing so it addresses the forms of reasoning and 

the process building a ‘strategic value-based reasoning’ in relation to theory and practice. It then explains 

the set of strategies for meeting the research questions, the study design, data collections, and data analysis.  

 

According to Punch (2013) studies use two distinctive approaches; theory verification and theory 

generation. This is a distinction between ‘theory first’ and ‘theory after’. Punch suggests that there has been 

a historical correlation between the purpose of the research (to verify or generate) and the approach used 

in the research (qualitative or qualitative). Punch describes the term ‘methodological theory’, which means 

theory about method—about what lies behind the approaches and methods of inquiry used in research.  

 

Through chapters 1 and 2, two research requirements emerged to develop a strategic value-based 

understanding of master-planning. The first is to investigate the link between stakeholders’ values and 

master-planning value. The second is to investigate the contextual basses of value in master-planning. Both, 

in which, needs to be operationalised as concepts – the framework into which the research fits that 

underpins all activities. Both inquiries are fundamental properties for creating a strategic value-based 

reason building and testing, representing two different levels of understanding. The ex-ante connection 

between stakeholders’ values and master-planning value, seeks to examine the situation of value in master-

planning in order to establish what the norm is. The contextual value of master-planning is a more complex 

social phenomenon. It moves beyond ‘just getting the facts’ in order to make sense of the social, cultural, 

and contextual elements involved in defining value.  

 

This is described by Gray (2013) as a deductive reasoning that moves towards testing, after which the 

principles are confirmed, refuted or modified (Figure 10) . It moves from general theoretical position (from-
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scanned theory obtained from the literature) to specific assumptions that are then confirmed through 

empirical investigation. Southern and Devlin (2010), “...a top-down approach in which cumulative 

knowledge establishes the value of theoretical constructs that can be tested and verified or refuted’ (p. 84), 

which “...begins with the collective knowledge of effective practices and advances understanding through 

replication and generalization of finding”. Thus, a strategic value-based understanding presents an assertion 

about concepts that attempts to explain master-planning. These concepts are abstract ideas, which form the 

building blocks of the methodology building. The first stage, therefore, is the elaboration of ex-ante and 

ex-post value understanding, operationalised, and then tested through empirical reasoning.  
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Figure 10: The research study design  
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3.5. Operationalise the strategic value-based reasoning and research methods  
 

As previously stated, the need is to build a consolidation between theoretical and empirical master-planning 

perspectives through an applied research framework that operationalises the properties of a ‘strategic value-

based’ reasoning. In forming this reasoning, a systematic collection of information was adopted in Phase 

1; towards operationalising this strategic value-based reasoning in the ex-ante (Phase 2) and ex-post (Phase 

3) studies. Finally, the author returned to an academic situation to reconcile the ex-ante and ex-post studies 

to reflect on the experience and to define the realities of a strategic values-rich and value-based planning 

and design processes in neighbourhood level master-planning. The research undertaken is visualised in 

Figure 10, which explains the separation of the consideration of the following two streams that are 

synthesised and reconciled in Phase 4:  

 

- The ex-ante ‘current and looking forward’ study, which aims to define and investigate the invisible 

stakeholders’ perception and expectations towards the value of neighbourhood level master-

planning. 

- The ex-post study ‘past that is present in current context situations’ that aims to investigate and 

examine stakeholders’ values-in-use ‘on the ground’, in light of visible, invisible and external 

development forces. 

 

The research map Figure 12 shows how the methodology and research timeline coincide and is used as a 

signpost in each chapter. Further detail of the specific methods are contained within chapters 4 and 6, to 

ensure that it can be read alongside the study findings contained within subsequent chapters. 
 

3.5.1. Phase 1 – Existing theory and new strategic value-based and values-rich framework development  
 

Phase 1 involved a critical review of literature in the fields of spatial planning, urban design, and real-estate 

development from which emerged a strategic value-based and values-rich master-planning theorization. 

Literature review is the most accessible and efficient means to gather information. A search of the existing 

academic and practitioner literature defined the baseline knowledge that was applied as part of the strategic 

value-based approach. This literature emerged during the three research phases as in Table 6. This review 

brought new insight into defining the role of master-planning. It revealed closer meshing between 

stakeholders’ values and the value of master-planning, than previously realised in the client-based value 

agenda developing in the UK, and the effect of the contextual external development forces that shape the 

processes and outcomes of master-planning in practice.  
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Literature Typical Authors  
Stakeholder theory  
(Jones et al., 2002) 

Stakeholders’ 
Interests  

(Carmona et al., 2002, Carmona, 2011) (Carmona, 2011, 
Carmona et al., 2010) 

Stakeholders Powers  (McGlynn and Murrain, 1994, Bentley, 2001) 
Planning 
Theory  
 

Strategic 
spatial 
planning  
  

Uncertainties of the 
decision environment  

Strategic choice) 
(Friend and Hickling, 2012)  

Uncertainties 
pertaining to 'guiding 
values'  

(Kenter et al., 2015, Raymond et al., 2014, Mills and 
Austin, 2014) 

Uncertainties of the 
external development 
environment 

(Bell, 2005, Guy and Henneberry, 2000, Guy and 
Henneberry, 2002a, Guy and Henneberry, 2002b, Healey, 
1991, McInroy and Longlands, 2010) 

Procedural 
planning  

Planning processes  (Faludi, 2013, ScottishGovernment, 2015 , Gonçalves and 
Ferreira, 2015, Parker et al., 2015, RTPI, 2014 , Leach et 
al., 2014) 

Substantive 
planning 

Planning and urban 
design outputs 

(Carmona et al., 2010, Adams and Tiesdell, 2012, Bell, 
2005) 

Collaborative 
planning  

Negotiation and 
communication 

(Castells, 2013, Ting-Toomey and Chung, 2012, 
Desjardins, 2002, Forester, 1999) 

Social content and urban 
change  

Neighbourhood level 
and community scale 
urban development  

(Castells and Sheridan, 1977, Castells, 2011), (Parker et al., 
2015, Friedman, 2014, CIC, 2012, DCLG, 2012a, Griggs 
and Roberts, 2012, Durose and Rees, 2012, Galster, 2012, 
ScottishGovernment, 2011b) 

Rational choice  Ex-ante rational 
decision making  

(Çetin and Pekince, 2011, Lowndes and Sullivan, 2007, 
Gigerenzer and Selten, 2002) 

Bounded rationality  Stakeholder 
constraint 

(Gigerenzer and Selten, 2002) 

Social exchange 
 

emerging balance in a 
social exchange 
system 

(Cook et al., 2013) 

Value theory  
 

Types of value (Wheeler et al., 2014), (Bradley, 2006, Brown, 2007, 
Finlay, 2004, Hurka, 2003, Hurka, 2006, Justus et al., 2009, 
Rønnow-Rasmussen, 2002) 

Stakeholders’ values  (Schwartz et al., 2001), (Mills, 2013, Kenter et al., 2015, 
Schwartz, 2015, Raymond et al., 2014, Mills and Austin, 
2014, Bourne and Jenkins, 2013, Lorne and Dilling, 2012, 
Cerreta and Mele, 2012, Ingram, 2011, Manders-Huits, 
2011, Cerreta and Monno, 2010) 

Master-planning, master-plan, master-planning 
processes  

(Feliciotti et al., 2015, Al Waer, 2013, Nimmo and Frost, 
2012, Bullivant, 2012, AlWaer, 2012, Giddings and 
Hopwood, 2011, Guthrie et al., 2011, Falk, 2011, Todes et 
al., 2010, Gregg, 2010, Cheshire et al., 2009, Yeang, 2009, 
Comer, 2008, ScottishGovernment, 2008, DCLG, 2008a, 
Cowan et al., 2008, Ardron et al., 2008, ADScotland, 2008, 
Peiser and Nelson, 2007, Hameed and Nadeem, 2006, 
Williams, 2000) 

Table 6: Emerging literature treatment in chapters 1-3.  

Phase 1, approached in chapters 1 to 3, and developed the ex-ante and ex-post research approach giving 

the direction of the inquiry, established further in Phases 2 and 3. Phase 2, is an ex-ante structured approach 

to define and assess the value of master-planning, where Phase 3 is an ex-post systematic and an analytical 

approach to understand stakeholders’ values-in-use. Therefore, Phase 1 is used to inform knowledge 

development, support building, and validate empirical findings in which Table 6 was triangulated in Phase 

4 to reconcile the ex-ante and ex-post values and value approach.  
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3.5.2. Phase 2 - Ex-ante value of master-planning (a survey-based study design)  
 

Phase 2 developed the ex-ante approach that involved a questionnaire investigating the relationship 

between values and value. This includes development/trialling and testing against this framework in 

chapters 5 and 6. Due to the abductive nature of this investigation, literature was used iteratively to inform, 

expand and validate the development of the framework.  

 

To explore stakeholders’ value judgment Phase 2 uses the method of survey as the most used method of 

data collection in social science (Bryman, 2012). In general, surveys are methods of data collection in 

which information is gathered and structured in a standard format from a selected sample. A structured set 

of data obtained using reliable and valid instruments from quality samples is the foundation for survey 

research (De Vaus, 2013). It is driven by a systematic set of variables, which forms the meaning of master-

planning value. Because they are highly structured, they provide a straightforward way to obtaining 

information about stakeholders’ perception of the object.  

 

Some of the problems of surveys are that they can have shallow and low exploratory potential, they are 

inflexible, have a dependency on understandable language, are narrow in that they lack elicitation depth 

and richness in establishing causality, are standardised, and the linkage between variables is difficult 

(Bryman, 2012). Specifically, this ex-ante value judgment research inquiry is discussed by Punch (2013) 

describing the sceptic position of Positivists against other ontological positions such as Realism. Punch 

states that value judgment are moral (or ethical) judgments or statements. They are statements about what 

is good or bad, right or wrong (or any synonyms of these words), not in the sense of instrumental values 

(means), but in the sense of terminal values (ends). They are often described as statements of ‘ought’ (or 

should), and are contrasted with statements of ‘is’. Whereas, ‘is’ statements are statements of fact. ‘Ought’ 

statements are statements of value. Punch illustrates the position of Linvolen and Guba (1985) arguing that 

that the so-called gap between facts and values is a misleading fallacy. Linvolen and Guba argue that values 

play a significant part of inquiry.  

 

However, this depends largely on the purpose of the data. Here, the interest goes much deeper than the 

attitudes of individuals in a group, to how that attitude towards master-planning varies with other 

stakeholders’ values. Therefore, this thesis has used both structured and open-ended questions to translate 

abstract perceptions into experience that are relevant to the concept and object issue.  

 

Thus, Phase 2 bridged this gap between facts and values by clarifying the concept of value in master-

planning, based on the valued ends embodied in, and implemented through, the collective choices that 

policy documents represent. A springboard for action, which fulfils a shorthand function of value 

maximization. National, regional and local policy, guidance, and relevant reports are used in this phase to 
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describe the wider role of master-planning, as the informing principles of collective action that 

stakeholders’ prioritise and trade-off in practice. They are the abstract summaries of characteristics of 

quality master-planning, created for communicating with stakeholders. The context of value in master-

planning is defined within the context of development environment in Scotland—sharped within five core 

values (environmental, social, physical and functional, economic and institutional).  

 

As a result, two dimensions of 17 and 34 well-established indicators to reflect master-planning best practice 

was adopted, where key policy and guiding texts are reviewed and used to extract, compare and choose. 

This working value framework is used to provide a set of focus issues to be judged by stakeholders. 

Consequently, to bridge the gap this value framework and stakeholders’ value judgments in practice, Phase 

2 aimed to develop a value measurement approach. This is a process, where well-established value 

structures were reviewed and modified to reflect the specific context and scale of the study.  

 

Finally, in forming a stakeholder-based master-planning value perceptive this action value framework is 

evaluated. The sample used an independent variables variance to give the greatest chance for any 

independent-dependent variable relationships to be observed. Variability representativeness is considered 

a major part of sampling, however, it must be noted that generalisability of the sample was not considered 

due to the large and un-known population of ‘stakeholders’ in master-planning in Scotland—public, private 

and wider interests. Thus, the sample was designed to demonstrate the relationship between variables, 

therefore, convenience and balancing variables, in due-course, of resaving data approach was adopted.  

 

The outcomes of Phase 2 illustrate the complexity of value and its interconnectedness and causal link with 

values and other affective, cognitive perceived interests and powers was evident. The findings of this phase 

were also compared to the findings of Phase 3 and with values, value, and master-planning literature 

iteratively.  
 

3.5.3.  Phase 3 - Ex-post value of master-planning study design  
 

Phase 3 strategy, detailed in chapter 6 and conducted in chapters 7 and 8, provides a qualitative exploration 

of planning, urban design and real-estate development processes within the study context of master-

planning in Scotland. It aims to explore complexities that are beyond the scope of Phase 2, the ex-ante 

phase study, to understand processes leading to outcomes. However, it should be noted that the basic 

premise remains to understand the relationship between theoretical value definitions and an empirical 

multi-case study situation. Without the rationale of value in master-planning developed in the Phase 2, the 

temptation might have been to cover ‘everything’. The ex-ante study focuses the study area and provides a 

model of relationships between stakeholders and variables to be considered in different real-life practical 
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situations; Environmental value; social and cultural value; institutional and regulatory value; and physical 

and functional value.  

 

Case studies benefit from a high exploratory potential, validated and supported by empirical and in-depth 

evidence and provide a holistic view of the activity that takes place at the early stage of development. Case 

studies can be flexible and emergent to investigate specific issues. They can deliver rich causal data that 

explains, in a highly descriptive way, the complex relationships between concepts (Bernard, 2012, Bryman, 

2012, Devine, 2002, Fraunhofer, 2012). Case studies are also ideal for explaining the theoretical parameters 

of value and collecting evidence that allows both methodological framework building and testing (Neuman, 

2005). This is well suited to the confirmation and refinement of loose concepts that need to be developed. 

Used to refine and validate the value-based and strategic reason.  

 

Yin (2008) further differentiated between four types of case study, that can be represented in a matrix, with 

axis from single to multi-case study design and from simple (single unit) to complex (multi-unit) designs, 

see Figure 11. Specifically, these four types are (1) single-case (holistic) design, (2) single case (embedded) 

design, (3) multiple-case study (holistic) design and (4) multiple-case study (embedded) design. A two 

critical case study approach is used where there is a clear set of propositions, an extreme or unique case, a 

representative and typical cases, previously inaccessible phenomena, a longitudinal case, things that happen 

at different points in time with changing conditions, or where it is a pilot case for a multiple case study 

design. This thesis uses multiple-case holistic design with a single framework of analysis to ensure that the 

results are robust, emergent, and more generalizable. 

 
Figure 11: Four types of case study research  

Source (Yin, 2008)  
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A multiple case approach underpinned by replication logic and a structured framework design is often 

viewed as more robust than a single case approach (Yin, 1994). Furthermore, a multiple approach enhances 

result generalisation and comparison (Bryman, 1989). This thesis balances an intimate examination of two 

case studies (chapters 8 and 9), each stand-alone case with cross-case comparison and generalisation 

(chapter 10) (Eisenhardt, 1989). 

 

The ex-post phase is designed to reflect four prerequisite; construct validity, internal validity, external 

validity, and reliability of findings. Construct validity is about establishing correct levels of master-

planning to unpack stakeholder’s roles and their relation with the process along the timeline; investigate 

stakeholder’s values-in-use and their perception and development perspective; roles and choices that will 

be unfolded. Internal validity is the causal study that explores the dependencies between events, connecting 

values, timelines, visible and invisible modes of analyses. Finally construction and framing external 

validity, focusing on how to generalise findings and consider to what degree results can be transferred to 

another context, by focusing on two types of development; classic private-driven (Dunfermline Eastern 

Expansion) and partnership driven development (Craigmillar regeneration).  

 

The inquiry of these two case studies was explored using field research, documents studies, and interviews 

with key stakeholders.  
 

‘Field research’ was used to study the urban activity and built environment quality as it occurs in real-life 

situations. It is a naturalistic inquiry that takes place in the ‘field’, which is a natural setting that is not 

contracted for the purpose of conducting research (Sarantakos, 2012). It has the purpose of exploring the 

built environment of the two case studies and the reasons behind designing the urban form, in particular of 

seeing life through the eyes of, and from the perspective of important stakeholder in master-planning, the 

local community. It is taken in this phase as an expletory study, to survey a number of selected studies and 

determine which is suitable for the context of this research.  

 

Here, a holistic field research (Devine, 2002) was undertaken focusing on the urban culture of Dunfermline 

and Edinburgh, where particular master-planning activities took place—their structure and characteristics. 

Data collection mainly entails an exploration of pre-application communication and involves identification 

and description of issues related to the research subject. This is followed by an initial analysis to assess the 

quality of urban design. Observations were translated into notes and are systematically organised into ideas 

and impressions.  

 

‘Documentary method’ appears in a variety of forms, addressing the whole range of documents, from 

documents as the unit of analysis to text (Bernard, 2012). This study is approached in two stages:  
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- Document study: here the focus of analysis is on description, identification of trends, frequencies, 

and interrelationships – that is, identifying the value agenda in chapter 3; and searching for 

contemporary trends in assessing stakeholders’ values in chapter 5.  

- Content analysis: this is taken through a more complicated and sophisticated analysis. The research 

focuses on the manifest and latent content of documents, in very detailed and analytical ways. Both 

allowed conclusions to be made in both case studies.  

The source of data for secondary analysis, where certain types of data were made available on request, are:  

- Public documents, namely census statistics and archives, policy and regulation documents.  

- Web-based records, to explore the public reaction to certain events. 

- Administrative documents, proposals progress reports, agendas, minutes of meetings, planning 

applications, decisions, and other local authorities and developers’ internal documents.  

- Formal studies and reports.  

 

The analysis of the documents tool took different forms- descriptive, categorical, expletory, and 

comparative. Descriptive analyses entailed summaries data and identified main trends and presenting cases 

description. Categorical analysis took a systematic nature, based on levels of analysis constructed before 

the commencement of Phase 2, that is, clustering strategic level documents, Development Framework level 

master-planning and Design Statement level master-planning. Expletory analysis, identify peculiarities, 

characteristic of process attributes and trends that mark the identity of the message conveyed through the 

document, that is, the economic crisis. It involved identifying data, comparing them, weighing their 

relevance. Comparative analysis compared the social issues across time and contexts as it emerged through 

interviews with key players in each case.   

‘Interviews’ are the most important source of data used in Phase 3, and the building block of this study 

information gathering is the interview. It is an ideal descriptive and in-depth approach for shaping research 

objectives and informing framework design (Yin, 2008). Interviews follow a given line of enquiry, but can 

adapt to a given situation and subject, rather than being rigid. The interviews were used in this phase as a 

guided inquire to reveal invisible master-planning events and situations rather than structured inquiry; why 

a particular process occurred as it did; and how it occurred. Interviews were conducted to make an 

interviewee describe their action and perspective, not just their opinion, a crucial part of the richness and 

depth of the study. Detailed descriptions of interview information coding and data analysis are contained 

in chapter 7 for each case.  

 

To sum up, the limitation of this case-study approach is that not much can be controlled about the type of 

information and the general accuracy of the unfolded events back in time, or about the underlying 

prerequisites needed to understand the effect of the internal and external forces in different contexts. 

Another limitation to note is that it might not be sufficient to compare values before and after a change, 
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since the outcome may have been influenced by other factors than those intentionally studied and/or used 

in this study.  

 

The outcome of Phase 3 is an empirically validated link between value and values-in-use, within the context 

of master-planning practice in planning, urban design, and real-estate development. Given the strengths of 

case-study approach used, it is highly complementary to the instrumental findings of Phase 2. Phase 3 

highlights the distinction between development contexts, processes, outcomes and its effect on 

stakeholders’ values and value, and vice versa.  

 

3.5.4. Phase 4 - A tested concept of a strategic value-based master-planning  
 

Phase 4 involved drawing together the thread of theory and practice into the strategic value-based and 

values rich framework - chapters 9 and 10 to the thesis’s objective 4. During this reflective stage, the author 

worked to understand the nature of value in master-planning, at how it is formed under the development 

conditions, to accommodate the findings of Phases 2 and 3 and iterative to Phase 1. This stage combined 

the literature, method and empirical findings with new thinking and looked to compare and contrast 

wherever possible. The literature from previous phases was combined with new literature to compare and 

theoretically triangulate the empirical findings with the literature in the development and validation of the 

value agenda.  

 

The contribution to knowledge is the relationship between stakeholders’ values and value in master-

planning within the institutional realities of the development environment in Scotland. This final phase 

contributes a sense-making approach that aligns the gap between stakeholders’ value, baselines (for 

example, expectations and experience) and value judgment in the emerging master-planning process.  
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Figure 12: Research map  
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3.6. Conclusions  
 

This chapter has described the empirically driven mixed multi-case iterative method of this research. In 

deciding on the methods, this chapter had detailed the importance of the realistic and institutiona l 

philosophical research design and describes the ex-ante and ex-post research approach.  

 

This has established the strategic and value-based theoretical domain based on the Strategic Choice 

approach (Friend and Hickling, 2012) and Agency-based real-estate development model (Adams and 

Tiesdell, 2012), to which the study findings of the ex-ante (chapters 4 and 5) and ex-post (chapters 6-8) 

studies can be generalised within the theories discussed in the literature review; ‘stakeholders theory’ 

(Jones et al., 2002); ‘value theory’ (Schwartz et al., 2001); planning theory (strategic spatial, procedural 

planning, substantive, and collaborative planning) (Faludi, 2013); ‘social content and urban change’ 

(Castells and Sheridan, 1977, Castells, 2011); ‘rational choice’, ‘bounded rationality’ (Gigerenzer and 

Selten, 2002); and ‘social exchange’ (Cook et al., 2013). Aiming to use multiple theories to interpret the 

research findings (chapters 9 and 10). 

 

The research design and methods explained in this chapter inform the remainder of this thesis.  
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Chapter 4 - The perception of value in master-planning  
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4.1. Introduction  
 

As previously argued there is an absence in the research field of studies that link stakeholders’ values and 

the value of master-planning. It was anticipated that a systematic and structured method would enable a 

better understanding of this connection. This chapter describes the development and trilling of the ex-ante 

value of master-planning framework that was developed through a review of literature on; strategic value-

based decision-making methods (Ingram, 2011, Odedairo and Bell, 2009, Carmona and Magalhaes, 2006); 

value (DesignCouncil, 2015, Brosch and Sander, 2015, Wheeler et al., 2014); and values (Kenter et al., 

2015, Schwartz, 2015, Mills and Austin, 2014, Mills, 2013).    

 

It is seen as helpful, from a methodological point of view, to outline the ex-ante framework first and value 

judgment structure, adopted in a review of existing methods in literature, in this chapter, before applying 

the framework in chapter 5.  

 

This chapter commences by establishing the rationale behind the ex-ante strategic value-based planning, 

followed by a systematic description of the ex-ante framework tailored to respond to the thesis’s objective 

2 – ‘To define and investigate stakeholders’ perception and expectations towards the value of 

neighbourhood level master-planning’. 

 

First, this account starts by reviewing policy documents and reports at the national, regional and local 

levels, in Scotland, which frames the public interest in master-planning. In which, a value-map is proposed 

set out to connect the relationships and the qualities that master-planning processes seek to achieve in 

practice. Secondly, this chapter moves to document the conceptual bases of the ex-ante framework by 

describing the procedures, as presented to stakeholders, in chapter 5 through four stages; (1) define 

stakeholders’ organisational imperatives and involvement in master-planning; (2) assess the contextual 

value of master-planning in Scotland; (3) determine stakeholders’ influence in value delivery; (3) determine 

the challenges of delivering value in practice; (4) and finally, in order to test the validity of the approach, 

the framework was piloted through an online platform with 15 key professionals and academics involved, 

actively, in master-planning practice in Scotland. In which, feedback was obtained, and changes were 

applied before undertaking the main study presented in chapter 5. 
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4.2. General rationale, why ‘strategic value-based’?  
 

Chapters 1, 2 and 3 showed that for the past few years, the issues of value proposition, creation and 

management in planning (Wheeler et al., 2014, Adams and Watkins, 2014), urban design (DesignCouncil, 

2015, UrbanDesignGroup, 2013), and real-estate development/business (Kelly et al., 2014, Thomson et al., 

2013) have received considerable attention. Three domains in value research, which can be identified in 

literature, include theory development (Mills, 2013), measurement techniques (Austin, 2005), strategy and 

design development and implementation (Ingram, 2011). The measurement of value has also been 

described using different points of view. Some see it as economic profits involving costs and revenues 

(Rohrbeck and Schwarz, 2013), others view it as non-monetary benefits such as competitive gains, social 
relationships, and management capabilities (Raymond et al., 2014).  

Although value creation is starting to be considered as a central strategic task for spatial planning in the 

UK (Adams, 2015, RTPI, 2014 , RTPI, 2014, RTPI, 2013), most of the previous research works, as chapter 

1 and 2 illustrated, focused simply on a specific type and dimension of values: such as client’s economic 

values. Recent reports by the Scottish Government (Wheeler et al., 2014) and DesignCouncil (2015) 

challenged this perception, value in planning and design is addressed from the stakeholder perspective: 

value for policy makers, planners, developers, investors, designers and local communities. However, a 

strategic framework for identifying the value of master-planning in planning, urban design and real-estate 

development from an integrated stakeholder perspective is still not yet explored in the literature. A study 

of current value-based measurement, assessment and management tools, included in Appendices 3 and 4, 

reveals how hard is to approach the issue of value, due to the complexity of identifying and measuring both 
the quantitative and qualitative benefits to stakeholders in achieving quality in design.  

Among existing ‘value proposition’, ‘creation’ and ‘management’ tools, studied in Appendices 3 and 4, 

Austin (2005) (VALID tool) and Ingram (2011) (UN Habitat strategic value-based planning tool) argue 

that a critical part of defining value is identifying the planning and designing processes to transform and 

select the right strategies to enable the transformation. Austin presents a methodology involving tracking 

the visioning designing processes involving a stakeholders’ values modelling to quantify the relationship 

with the value of design. Ingram (2011) addresses the issue of defining value-based strategies based on its 

potential and propose, a framework for connecting specific stakeholders’ capabilities to different types of 

value production in planning—environmental, social and economic. Stakeholder-based values dimensions 

are classified according to interest, power and role. Ingram’s strategic value-based framework reorganise 
the direct and indirect value functions, including resource-access.  

On the other hand, Melmocity (2012) strategic value-based planning framework aims to make a ‘value 

plan’ that serves as complementary to detailed development plans and planning processes. The Malmo 

framework identifies 6 dimensions of value creation in planning, from in-depth participation processes that 



111 
 

start with a core that formulates problems and potentials of particular area for its continued development. 

The core represents bases for vision of the plan programme, which includes guiding values. The next 

dimension of the framework forms strategies of the plan programme targeting the creation of qualities and 

characteristics stated in the vision and values. Finally, the model contains strategic projects and tools. 

Strategic projects are essential for achieving the vision and always require additional focus. While the tools 

are additional documents required for the planning process and these are, for instance, quality programmes, 

location studies or detailed development plans. (Malmo City Planning Office, 2015). 

Most of the frameworks reviewed in Appendices 3 and 4, listed in Table 7, argue that identifying the ‘ex-

ante value proposition’ is at the centre of identifying the strategic tasks to increase value. Identifying value 

proposition tends to be complex and hard to communicate. Therefore, these tools provide a method for 

handling the task of implementing these values in practice. These frameworks see value proposition as 

more than a business model; value can be further decomposed into a set of elementary value contexts, and 

the frameworks reviewed focus mainly on the communicative element. Consequently, value in planning 

and design can then be created either by matching outcome attributes with stakeholders’ needs or by 

reducing the client’s risks and efforts. It is a systematic, ‘strategic’ decision-making process that 

incorporates local objectives to help determine priorities and allocate scarce resources (that is, time, money 

and skills) to achieve agreed-upon goals (Un-Habitat, 2014). Through these frameworks, ‘strategic values’ 

becomes the ‘expression of a cognitive balance, characterised by candour and trust, based on principles, 

ethics and rules, translated into target oriented actions that are tooted in specific contexts’ (Cerreta and 

Mele, 2012,Pg 23). Recognising the role of stakeholders’ values means acknowledging the imperative need 

to move beyond the instrumental aspects of planning, starting from questions such as: What values? Whose 
values? Values for whom? Values based on what point of view? Values based on what kind of priority? 

Group Description Name 

Value-based 

strategic 

planning  

 

Used at the wider visioning 

stage to inform operational 

targets derived from 

stakeholders’ experiences 

and interests. 

- Planning for climate change a strategic, 

values-based approach for urban planners 

(Ingram, 2011). 

- Strategic planning tools for eco-efficien t  

socially inclusive infrastructure (Santucci and 

Oele, 2011). 

- Promoting Local Economic Development  

through strategic planning (UN Habitat, 

2005). 

- Value programme in Malmo City/Sweden  

(Malmo City, 2012). 

Design and 

guiding value  

 

These tools understand, 

define and assess value 

- VALID, Value in Design (Austin, 2005;  

Mills, 2013). 

- Design Quality Indicators (DQI). 
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creation during the design 

process.  

 

- RIBA Value toolkit.  

The value of 

existing urban 

structures 

Aims to valuate an outcome 

against a set of criteria that 

forms the ‘contextual value’ 

as a benchmark. 

- Urban Value ‘a tool for spatial sustainability’ 

(Cabe, 2012). 

- The Value of Urbanism ‘measuring and 

valuing new approaches to residentially led 

mixed use growth’.  

- Valuation of urban realm Toolkit. 

Value for the 

public 

Aims to valuate an existing  

urban structure against a 

socio-economic criteria to 

expose the most valuable 

areas in the city. 

- Hedonic Property Value Techniques. 

- The Contingent Choice Method. 

Table 7: List of the value tools analysed  

Summarising the concepts and opinions from the literature regarding value creation and strategic planning 

issues, we must conclude that; (1) value creation and management is a major strategic, and a complex task 

in planning and urban design. (2) An integrated framework for conceptualizing the value of master-

planning, as well as for linking wider public values to the specific neighbourhood level development, is 

needed. (3) Previous research related to integrated framework of value in planning and design, and 

associated value judgment structures are still very rare. The research field needs justification and is 

empirically established, in such further utilisation to the multidisciplinary and integrated nature of master-

planning in planning, urban design, and real-estate development is needed. (4) Social, economic and 

environmental values need to be treated as an element that guides the process of strategic planning, thus 

needs to be further explored. (5) These dimensions (social, economic and environmental) of value vary 

considerably among various research works and do not provide guidelines for understanding the value of 

master-planning. Thus, an exploration of the value proposition of neighbourhood level master-planning, 
contextually tailored to the Scottish development environment and planning system is needed.  

Therefore, to bridge the gap of the literature, the goal of this chapter is to provide a conceptual approach 

for defining and assessing the value of master-planning in Scotland, based on an integrated framework of 

defining stakeholders’ values, interests and power. To achieve this, the rest of this chapter is organised as 

follows. In section 3, an ex-ante model framework is presented. In section 4, types and sources of master-

planning value are identified and an online values-based data collection process is discussed. The ex-ante 

value-based strategic master-planning process is tested in section 5 followed by a conclusion in the final 
section. 
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4.3. The conceptual base of the ex-ante values and value framework  
 

The ex-ante strategic value-based framework, developed for this study, is designed based on two parts 

(Figure 18); to define the value of master-planning in Scotland; and to assess the value of master-planning 

according to professionals in Scotland. Key components and related rationales are described below. 

The first part consists of a spatial objective-led endeavour that incorporates all related domains affecting 

master-planning (that is, environmental, social, economic, physical and institutional). This objective-based 

approach is selected due to its conceptual consistency and practical simplicity. To gauge the trade-off nature 

of value, three dimensions are employed—core values, objectives and tasks. 

The second part is the practical method that informs us how stakeholders view the role of master-planning 

large residential areas in Scotland. A cost/benefit values measurement method is adopted as an applied 

roots reaching into industry. It is used by weighing the cost of an objective against the expected benefits as 

perceived by a stakeholder. By using these relevant objectives, the framework pictures the trade-off of 

value levels, mainly based on the composite effects of master-planning on urban governance and form and 

their impacts on the built environment. These are aggregated to each core value area by individua l 

indicators to form a composite index. This step includes associating different objectives to form a 

composite index by assigning and considering each objective individual value. The framework outputs—
the composite index values are prepared for use in the final analysis in chapter 5.  

The main characteristic of assessing value is that it uses a context-based system to understand the composite 

index values. The context-based analysis is particularly important to this study due to its strengths in 

considering the professionals’ imperatives. The framework assigns stakeholders’ values of various 

attributes into ‘interests’ and ‘influence’ models, along a stage-based view of the process (time) to explore 

how and where stakeholders consider the value of master-planning.  

The completion of objective-values and its context of delivery forms composite models in both tabular and 

dynamic visual forms to display the results. Thus, the nature of the framework provides a dynamic 

definition of master-planning best practice in Scotland as collectively defined by key actors in the field. 

Based on the above, four constituent parts of the framework are presented under the first and second parts 

(Figure 13): 

- Define the contextual value of master-planning in Scotland  

(1) Construction of the contextual value (social, environmental, physical, economic and 

institutional value types), based on literature.  

- Assess the contextual value of master-planning in Scotland  

(2) Define stakeholders’ imperative and involvement in value delivery 

(3) Assess the contextual value 

(4) Determine stakeholders’ influence on value delivery. 
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(5) Determine the challenges of delivering the contextual value. 

Each part was critically developed to test the proposition of empirical assumptions of key practical and 
academic text in the field of master-planning listed in Table 8 and will be detailed in the next sections. 

Task Practical approach reference 

(1) Set the value of master-planning is Scotland. 

-The instrumental understanding of value (Bradley, 
2006, Brown, 2007, Finlay, 2004, Hurka, 2003, 
Hurka, 2006, Justus et al., 2009, Rønnow-
Rasmussen, 2002). 
-The core value types (Scottish Government 2013, a 
2014, b 2014, agenda 21 1992). 
-The objectives and tasks to increase value. 
(Gillespies 2007, AD Scotland 2008; Egan, 2014; 
Glasgow Council 2014; Edinburgh Council, 2013; 
BREEAM, 2014). 

(2) Define stakeholders’ imperative and 
involvement in value delivery. 

-The pre application stages (ADScotland, 2008, 
ScottishGovermant, 2009). 
-The development three imperatives (Carmona, 2011, 
Carmona et al., 2010). 
-The five stakeholders’ interests (Tiesdell and 
Adams, 2011b) 

(3) Assess the contextual value. 

-The value structure (Mills, 2013, Thomson et al., 
2013, Adkins and Lury, 2012, Austin, 2005). 
-Value-based decision-making process (Melmocity, 
2012, Santucci and Oele, 2011, Ingram, 2011, 
UNHabitat, 2005) 

(4) Determine stakeholders’ influence on value 
delivery. 

-Types of power influencing the development process  
(McGlynn and Murrain, 1994, Bentley, 2001) 

(5) Determine the challenges of delivering the 
contextual value.  

 

-The issues that affects mediating risk and 
uncertainty(Bell, 2005, Guy and Henneberry, 2000, 
Guy and Henneberry, 2002a, Guy and Henneberry, 
2002b, Healey, 1991, McInroy and Longlands, 2010) 
-Design issues (Carmona et al., 2010, Adams and 
Tiesdell, 2012, Bell, 2005) 

Table 8: The proposition of empirical assumptions adopted in the ex-ante framework  
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Objective-led value 
selection criteria 

Define 
stakeholders’ 

imperative and 
involvement in 
value delivery 

Assess the 
contextual value  

Determine the 
challenges of 
delivering the 

contextual value  

The objective-based system  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 13: The conceptual framework of the ex-ante study  

 

 

 

 

 

 

 

 

 

 

Define Value  

Assess Value  

(Pol icy, guidance and relevant research) 

Construction of the 
contextual value 

Environmenta l  va lue; socia l  va lue; 
economic va lue; phys ica l  va lue; and 

insti tutional  va lue 

(Relevant, representative, policy laden) 

A l i st of 17 objective-led va lues  as  to 
respective categories  and sets  

Values measurement 
method (Cost/Benefit)  

Determine stakeholders’ influence 
on value delivery 

(1) 

(2) 

(3) 

The stakeholder-based value system  
(4) 

(5) 

The public value 
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4.4. Define the value of master-planning in Scotland  

 

(1) Construction of the contextual value at the neighbourhood level master-planning in Scotland  
 

This thesis defines master-planning through its urban planning, urban design and real-estate processes by 

which public, private and community sectors are involved strategically in the decision environments to 

develops, controls, and affects the development plans of a major change in a defined physical area 

(neighbourhood level) (Al Waer, 2013, Bullivant, 2012, AlWaer, 2012, Giddings and Hopwood, 2011, 
Guthrie et al., 2011, Cabe, 2011, Falk, 2011, Todes et al., 2010). 

The processes include: 

- The collaborative strategic thinking that set out the long-term vision of the places.  

- The planning context, both in terms of local plans, government policy, and planning and design 

guidance.  

- The client-based processes of urban design.  

- The stakeholders’ circumstances during the development processes that goes through several 
stages, expands through long time spans, and effected by internal and external development forces.   

The proposals include: 

- The economic, social, and environmental strategy that provides vision for the future area. 

- The physical representation of the development—the master-plan (building and space; history; 

culture; landscape; engagement; realities.  

- Delivery mechanisms and phasing of the built form.  

According to contemporary literature about master-planning and the value created through the development 

process, a summary list of the main issues affecting the master-planning processes are presented in Table 
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14. These issues could help with determining factors and priorities in master-planning practice in from 

international, national to local levels. The application of core qualities and advantages attributed to 

neighbourhood level master-planning in Scotland implies the adoption of issues that integrates international 

sustainability perspective with a regional and local policy. Furthermore, the need is identified to frame 

existing urban design and the strategic value based models developed to achieve a maximum of 
sustainability in neighbourhood development. That is to reflect: 

- The international sustainability perspective (UnitedNations, 2013, UNHabitat, 2005, UNHabitat, 

2013, UNHabitat, 2009 ). Delivery instruments must promote a sustainable human settlement 

development. The focus is on the objectives that improves the social, economic and environmental 

quality of human settlements as core principles of the delivery strategies. 

- The planning policy position in Scotland (ScottishGovernment, 2013 -b, ScottishGovernment, 

2008, ScottishGovernment, 2013 -a, Wheeler et al., 2014). Nationally, the planning policy in 

Scotland set the performance of the planning system to focus on maximising benefits and balancing 

interest. The emphasis is to facilitate sustainable economic growth and strengthening of economic 

capacity and resilience within communities. 

- Master-planning best practice at the local level (Gillespies, 2007, EdinburghCityCouncil, 2013 , 

ADScotland, 2009, GlasgowCityCouncil, 2009 , Tiesdell and MacFarlane, 2007, Al Waer, 2013, 

Bullivant, 2012, Giddings and Hopwood, 2011, Cabe, 2011) Master-planning process must 

recognise the importance of design and promoting commitment to quality through engaging 

partners and communities (Gillespies, 2007). The process should be set out in a way that promotes 

places, which have enduring appeal and functionality. The ‘master-plan’ should reveal the physical 

value of places by focusing on contextual issues relevant to places. Most importantly, the process 
should guide developers and designers on how to secure consent in the most time‐effective and 

consequently cost efficient manner. 

- Better environment performance (BREEAM, 2012 ). Since different detailed environmental issues 

need to be incorporated at different stages during the process, the notion of ‘environmental 

performance’ needs to be considered. This is established through a precise visioning of values that 
need to be reflected within each of the development stages to increase the environmental value.  

The sustainability ‘contextual value’ as a concept has merged to optimise tangible and intangible benefits 

of the development. Since, so far, there has been no consensus on what constitutes selective issues that can 

increase the value created by the built environment, in general, and for residential neighbourhoods in 

particular, it is the aim of this section to make a first attempt at defining these. A summary list of the main 
issues relevant to master-planning large residential areas is presented in Table 9. 
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SOURCE MAIN CONCERNS INCREASE 
ENVIRONMENTAL 

VALUE 

INCREASE 
SOCIAL AND 
CULTURAL 

VALUE 

INCREASE 
ECONOMIC VALUE 

(VIABILITY, 
FINANCIAL AND 
MARKET ISSUES 

 

INCREASE 
PHYSICAL AND 
FUNCTIONAL 

VALUE 

INCREASE REGULATIVE 
(INSTITUTIONAL) VALUE 

INTERNATIONAL 
SUSTAINABILITY 
PERSPECTIVE 
(UnitedNations, 2013, 
UNHabitat, 2005) 
(UNHabitat, 2013) 
(UNHabitat, 2009 ) 

Sustainable human 
settlements 

development 
Adapting to climate change 

 
Address 

demographic 
challenges 

Productive Local 
Economies: Creating 

Resilient Places 
 

Socio-spatial 
Challenges 

which often lie 
outside the control of 

local 
government  

 
Recognises the influence of 

institutional systems in delivering 
value 

 
Facilitating universally 

collaboration and learning 
THE MAIN PLANNING 
POLICY POSITION IN 
SCOTLAND 
a(ScottishGovernment, 2013 -
b) 
(ScottishGovernment, 2008) 
b(ScottishGovernment, 2013 -
a) 
(Wheeler et al., 2014, Egan, 
2004) 

Planning Process 
performance 

Balancing interest 

Enhance the environmental 
qualities of places 

 
 

Efficient and responsible 
use of 

Resource 

Resilient and 
sustainable 

communities 
 

Promoting healthy, 
sustainable 
lifestyles 

 
Cultural qualities 

of places 

Place policy is economic 
policy 

 
Less one dimensional 

(part of a whole within 
locality) 

 
Value for money 

Promoting 
commitment to design 

quality 
 

 
Institutional and regulatory 

instruments with cooperation of 
local authorities to determining 

value 
 

Achieve principles 
of fairness and protection of 

public and private rights 
(censuses) 

MASTER-PLANNING BEST 
PRACTISE AT THE LOCAL 
LEVEL 
(Gillespies, 2007) 
 
(EdinburghCityCouncil, 2013 
, ADScotland, 2009) 
 
(GlasgowCityCouncil, 2009 , 
Tiesdell and MacFarlane, 
2007) 

Guiding the master-
plan (design) quality 

How design and strategy 
can add to the 

environmental value  

Reflecting sense 
of place and 

identity 

Empower the network of 
social, public and 

commercial activity 

-The role of high-
quality urban design 
-Enduring appeal and 

functionality 
 

-Adopt to the long‐
term needs of all 

Users 
 

-Connectivity (part of 
wider context) 

 
Local physical 

context 

Engaging partners and 
communities 

 
Delivery strategy as a priority for 

the master-plan 
 

Explains the steps necessary 
to secure consent of the place 

qualities in the most time‐
effective and consequently cost 

efficient manner 

BETTER ENVIRONMENT 
PERFORMANCE 
 
BREEAM (2014) 

Holistic 
consideration of 

sustainability issues 
at the local level 

Flood risk assessment; 
noise pollution; 
Energy strategy 

 
Green infrastructure 

 
Flood risk 

Demographic 
needs and 
priorities 

 
Housing provision 

 

Promote resilient and 
sustainable economy  

The character of the 
existing building and 

infrastructure 
 

Public realm 
 

Inclusive design 

Consultation and engagement 

Table 9: The main positions, according to the resources used, regarding master-planning large residential areas
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The contextual value should communicate complex information about values in a comprehensive 

format to a multi-interest audience, who want to understand more about the decision-making, based on 

the information. When determining the contextual value that can be delivered through neighbourhood 

level master-planning, there is a range of interrelated and complex important issues that need to be 

considered. Thus, before choosing a selection methodology, it is essential to design the data 

management framework in a suitable format in order to ensure the framework operates properly, thus, 

reliable data can be collected and relevant issues can be used by stakeholders in practice (Geneletti, 
2013).  

The challenge in this case is to form a visual representation of propositional values that sets out and 
connects the relationships between different issues and the flows of qualities they achieve. Multi‐criteria 

analysis (MCA), adopted in sustainability assessment methods, is useful for situations in which there 
are finite number of alternatives to be assessed based on the range of overlapped and multi‐level issues 

featuring different forms of tangible and intangible understanding. MCA is becoming an increasingly 

popular method for addressing the multi‐dimensional, complex, and integrated issues such as 

sustainability assessments (Geneletti, 2013, Sharifi and Murayama, 2012, Guthrie et al., 2011). It has 

been widely applied for assessing and comparing the hierarchy of sustainability of plans and policies 
(AlWaer et al., 2008, Alwaer et al., 2013).  

In terms of neighbourhood level master-planning, three value dimensions can be regarded in the context 

of sustainable development, taking into consideration the inter-relationship between different levels of 
presenting information. These levels can be defined as follows:  

- Core value entities: Are the fundamental values as identified by official and key documents— 

nationally and internationally. These core values reflect the current and future vision of places, 

processes and systems; environmental; social and cultural; economic (viability, financial and 

market issues); physical and functional; Regulative (Institutional) value. 

- Value issues: are the range of choices to increase value, which are considered in this section to 
be ‘objective‐led’. The objective‐led issue aims to be proactive; such that it has been formed as 

part of the development process. Clearly, the aim is a well‐defined set of operational drivers 

that considers the relevant/full range of the core value entities (17 issues). 

The issues describe the purpose value entity, and it is used in this study to inform decision-

makers and other stakeholders of the full spectrum of impacts associated with proposed core 

values. Reflecting the principles of ‘tiering’ used in MCAs, also known as ‘vertical integration’ 

or the ‘trickledown effect’ to establish the aggregation between the issues and core value 

entities (Ostrom, 2007; Vreeker, Deakin et al., 2008; Sharifi and Murayama, 2012; Geneletti, 

2013). 
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- The value task : that describes in a more detailed way the nature of the issues: These tasks are 

the extended scope in which the master-planning issues are defined through, used to explain 

the thematic converge of value that can be created through the processes. The tasks are 

consistent and compatible with those applied at higher levels, mentioned, of increasing value 
(37 tasks). 

Each level of this contextual value map contains several interconnected levels of issues that nest with 

each other, core values, and objective-led value issues and value tasks as follows (Table 15). 

The selected core values were derived from cross referenced existing literature that are the most 

frequently repeated, used in different policy documents within Scotland such as (Table 15); 

ScottishGovernment (2013 -b), ScottishGovernment (2013 -a), ScottishGovernment (2011a), 

ScottishGovernment (2011b), Wheeler et al. (2014). Key value issues and tasks were developed, based 

on more operational and practice-related literature developed by local authorities, at the local level, as 

guidance, such as EdinburghCityCouncil (2013 ), ADScotland (2009), Davies (2004), 

GlasgowCityCouncil (2009 ), Tiesdell and MacFarlane (2007), FifeCouncil (2009), FifeCouncil (2008 

), Gillespies (2007), Egan (2004). Although the contextual value map is directly transferable from the 

Scottish context to elsewhere, it should be noted that (depending on the context) some issues and 
relations must require reformation or new categories.  

The next step is to choose appropriate issues to formulate a ‘contextual value map’ that can affect 

increasing the value created through master-planning, which relates the environmental, social as well 

as to business issues. Five core value entities have been distinguished, which consist of 17 top-down 

value issues, based on the conditions stated in Table 10. A detailed explanation and links of the selected 

‘value entities’ and ‘objectives’ is presented in Table 11. The selection process is justified in Table 11, 
illustrating how these objectives are content in policy documents, guidance and reports.  

The importance of the selected issues and qualities can be considered in relation to the sustainable 

development considerations varying from design components ‘micro scale’ (sense of place, 

connectivity, adaptation), to urban planning aspects on the ‘meso scale’ (strategies delivery, 

consultation and engagement) to national and issues on the ‘macro scale’ (energy) and issues on the 

‘global scale’ (such as climate change). The selection of issues is based on the pre-application stage, 

focusing on stakeholders involved in local development plans and supplementary guidance (master-

planning stages).  
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1. Increase Environmental 
Value 

The environmental value emphasises 
the importance of the natural 
environment and requires ecologically 
responsible action to maintain 
environmental sustainability.  
 

1. A. Ecological concerns  
Maintaining or enhancing biodiversity and protecting the existing living habitats, by 
promoting a site-wide response to decrease damage/disturbance from the proposed 
development and its ongoing use. 
1.B. Resources and energy  
Minimising operational energy demand consumption, and making use of sustainable local 
resources, by developing energy and water strategy early in the process, and demonstrating 
how resources can be used effectively and efficiently. 
1. C. Minimises the negative environmental impact  
Minimising, preferably eliminating, flood risk affecting the development and the surrounding 
areas, and obviating the occurrence of pollution affecting land, air and water. 

 

1. D. Sustainable and eco-responsive infrastructure 
Promoting an eco-responsive infrastructure that supports walking, cycling and the use of public 
transportation. 
 

2. Increase Social and Cultural 
Value 

 

Social value aims to foster a vibrant, 
harmonious community, through the 
provision of a householder-centred 
built environment providing for the 
safety and well-being of local residents. 
 

2. A. Sense of place, identity and belonging 
Creating an appealing neighbourhood that encourages human interaction, vibrancy and relates 
to local character while reinforcing its own distinctiveness. 
1. B. Health and well-being  
Creating safe public spaces and comfortable outdoor environments. To protect the new 
development and adjacent areas from noise sources. 
1. C. Reduce social and spatial inequalities 
Fostering socially inclusive neighbourhoods that minimise inequalities by ensuring a variety of 
services, facilit ies and amenities within the development reflecting local demographic 
requirements and priorities. 

3. Increase Economic Value 
(viability, financial and 
market issues) 

Economic value describes the gains in 
terms of monetary, and/or 
productivity, and/or economic growth 
that arise  from the exploitation of 
development opportunities made 
available by the wider forces of market 
and/or policy change. Economic value 
should be considered as the aim to 
maximise long (durable) and short-
term (one-off) economic benefits. 
 

3. A. Increase the short-term economic value viability 
Meeting the client 's investment expectations of creating a portfolio of trade-able assets created 
through development. 
Meeting the client 's investment expectations of generating a high return on investment (selling 
price less cost of land and development) on created assets. 
1. B. Delivering long-term economic value 
Delivering a quality of development and place that creates a durable betterment of community 
well-being and vitality, and which is sustainable in resource usage. 

1. C. Mediate risk and uncertainty  
Reducing uncertainties affecting the outcome of development. 

4. The Physical and functional 
value 

The physical value captures the 
qualities reflected in the urban form, 
experienced locally, and the diversity 
reflected in the urban spatial structure.  
 
 

4.A. Diversity and affordability of housing  
Ensuring appropriate housing provision within neighbourhood layouts in balance with the 
housing market demand and demographic needs and priorities 
4. B. Connectivity 
Optimising accessibility and connectivity for all residents within the wider urban context. 
4. C. Site selection and land use patterns 
Allocating sites to uses and forms of development, which are both appropriate for the 
immediate site characteristics and which relate to and link effectively with surrounding uses 
and built  form. 
4. D. Meet and adapt to the long-term needs of all users 
Retaining the scope for adaptation within the built  environment to provide for flexibility of 
function to adjust to changing needs and uses. 

5. Increase Regulative 
(Institutional) value  

Regulative values describe the aim of 
complying with the spirit and letter of 
regulatory obligations in the design 
and development of places. It 
recognises the influence of institutional 
governance systems, which aim to 
achieve principles of fairness and 
protection of public and private  rights 
in the process and outcomes of 
development. 

5.A. Enable the delivery of strategies that drive sustainable economic growth 
Protecting private and public interests in the development of land and in the allocation of the 
dividends of land and property betterment 
5. B. Enhances the quality of the natural environments assets 
Protecting environmental quality and paying appropriate consideration to environmental limits. 

5. C. Consultation, engagement and collaborative design-led approach  
Ensuring the knowledge of the community is used to improve the quality and acceptability of 
the development. 

Table 10: Minimum request and compliance requirements to achieve value at neighbourhood level 
master-planning
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Table 11: The cross reference study of key national and local master-planning policy, reports and guides 

Value Type 
 

Value 
objective 
(Research 

Focus) 

Value task 
 

Creating 
Places - a 
policy 
statement on 
architecture 
and place for 
Scotland 
(2013) 
& 
SPP (Scottish 
Planning 
Policy) 
& BEQUEST 

 

The Scottish 
Government 
Delivering 

Better 
Places 

in 
Scotland 

A 
Guide to 

learning from 
broader 

Experience 

PAN 83 
Planning advice note 

(Master-planning) 
2008 

The Egan Review 
(sustainable community ) 

case study context 

BREAM 
(sustainable community) 

Edinburgh 
Design 

Guidance 
(2013) 

 

Fife 
council 
Creating 

Better Fife 
Master-
plans 

handbook 
(2001,2005) 

Core value Analysis Develop 
Design 

Test 
Concepts Governance 

Transport 
and 

Connectivity 
Services Environmental Economy 

Housing 
and 
the 

Built 
Environment 

Context 
and 

Design 

Designing 
Built 

environment 

Landscape 
and 

biodiversity 

Analysis 
(establishing 

principles of the 
neighbourhood 

Developing 
plan 

(determining 
the layout) 

Testing 
(designing 
the details) 

Increase 
Environmental 
Value 

 

Sustainable and 
eco-friendly 
infrastructure 

 

Transport 
(assessment, 

carbon) 
 

√ 

     √ 
(facilities)         √  √ 

Green 
Infrastructure 

(Walking, 
Cycling in 

Planning and 
Facilities) 

√- 
Investment 

funding 

√- 
(green 
spaces) 

 √  √ 
  √   

√- 
(green 

network) 
 √ √ √ √ √ 

Parking needs      √ 
  √     √   √  

Public 
Transport 

accessibility  
 √  √    √   √      √ 

Ecological 
concerns 

 

Enhance 
biodiversity   √ 

  √    √   
√- 

(natural 
features) 

 √ √+ √   

Protect existing 
natural habitats  √ 

  √    √     √ √+ √   

Energy and 
water 

 

Water strategy  
(Future, during 
construction, 
Rainwater 
harvesting 

       √       √ √ √ 

Energy  strategy  √-  √-    √    √   √   
Resource 
efficiency  

 
 √  √    √      √   √ 

Minimises the 
negative 

environmental 
impact 

Flood risk               √   

Climate Change                √  

Increase Social 
and cultural 
Value 
 

Sense of place, 
identity and 
belonging 

Comfortable 
and vibrant 

public realm 

√ 

√               √  

Local character 
and own 
identity  

√ √  √      √ √   √+   √ 

Well-being 
 

Noise pollution               √   

Safe and secure √ √  √  √ 
    √  √  √  √  

Comfortable 
outdoor 

environment 
(microclimate) 

 √  √        √    √  

Reduce social 
and spatial 
inequalities 

 

Housing 
provision         √ √    √ √  √ 

Services √- 
access √  √   √   √    √    

Facilities √- 
access √  √   √   √      √  

Amenities √- 
access      √   √        

Increase 
Economic Value 
(viability, 
financial and 
market issues) 
 

Increase the 
short-term 

economic value 
viability 

 

High returns on 
investments 

√ 

√- 
Important to 
achieve long 
term value 

                

Physical 
suitability               √    

Time, cost and 
quality               √-    

Consider the 
long-term value 
exchange and 
optimization 

Localised 
economy  

(jobs) 
√ 

Public sector 
intervention 

√  √     √ 
     √    

Public value √  √     √ 
     √    

Utilities 
√ 

red carpet 
sy stem 

       √ 
     √  √  

Mediate 
uncertainty and 

risk 
 

From principles 
to physical 
parameter 

√ 
Linking 
vision to 
delivery  

            √    

Market and 
planning sy stem 

uncertainties 

√ 
Simplified 
planning 

permission 
process 

            √    

The Physical 
and functional 
value 
 
 
 

Diversity and 
affordability of 

housing 

Range 

 
 
 
 
 
 
 
√ 

                √ 

Quality   √  √    √          

Site selection 
and Land use 

patterns 
 

Existing 
building 
Carbon 
footprint 

 √  √    √   √      √ 

Mixed uses         √     √    
Higher density          √  √ √      

Infill 
development              √    

Brownfield land                  

Meet and adapt 
to the long-term 

needs of all 
users. 

 

Extend the 
useful economic 

life 
           √  √-    

Diversity  of 
uses and users’ 

needs 
           √  √-  √ √ 

Adaptability  
(Intelligent 

development) 

√- 
Procurement 

strategies 
          √  √+    

Connectivity 
 

Landscape  √-  √-       √  √ √ √ √ √ 
Movement  √-  √-       √   √ √ √ √ 

Increase the 
Institutional and 
regulatory value 
 

Enable the 
delivery of 

strategies that 
drives 

sustainable 
economic 
growth. 

Economic growth 

 
 
 
 
 

 
 
 
 
 
 

√- 
Public and 

private-
sector 

(leadership 
(delivery ) 

 

√- 
Policy  
context 

√              

New investments  √          √    

Enhances the 
quality of the 

natural 
environments as 

assets 

Environmental 
assists  

√- 
Policy  
context 

√          √    

Consultation, 
engagement and 
collaborative 

design-led 
approach 

Consultation plan √ 
√- 

Information 
about 
policy  

 √         √ √   
Consultation and 

engagement √ √ √         √  √  
Community design 

management of 
facilities 

  √         √   √ 
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4.5. Assess value  
 

 (2) Define stakeholders’ imperative and involvement in value delivery 

 
Step 2 includes three tasks to define; (1) the nature of stakeholder involvement in master-planning 

practice; (2) stakeholder interest in delivering value in neighbourhood level master-planning (3) 

stakeholder sector to determine organisational benefits, interests, influences and challenges collectively 

(public, private and third sector). 

The first task includes a method to help stakeholder understand the context of the study focus; on pre-

application residential neighbourhood level master-planning. This is done by; firstly, outline an open 

statement that explains the study aims and objectives (Appendix 4). Secondly, ask the stakeholder to 

explain their involvement to create value at pre-application master-planning. The pre-application stages 

in the Scottish context are identified based on: Guide of the planning systems in Scotland 

(ScottishGovermant, 2009) and policy specific for master-planning in Scotland—PAN 83 Planning 

Advice Note (ADScotland, 2008). The pre-application stage, as a focus for this research includes the 

following six stages, presented to stakeholders in Figure 214:  

- Policy (local development plan).  

- Supplementary planning guidance. 

- Survey and analysis (master-planning).  

- Developing options (master-planning). 

- Evaluation (master-planning). 

                                                                 
2 It is important to note that the list does not include the negotiation of planning obligations. The negotiation runs in parallel with the 

Evaluation and Consultation phases. 
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- Pre-application consultation (master-planning). 

 

 

Figure 14: Illustration of the research focus (as presented to the participants)  

The second task includes a method to help stakeholders identify their interests in increasing the 

neighbourhood level master-planning value, presented through three imperatives and six interests 

identified by (Carmona, 2011, Bentley, 2001, Carmona et al., 2010, Tiesdell and Adams, 2011b). The 

imperatives are—‘policy, design and businesses’. In which, six interest operates to drive value creation–

‘public, community, design, development, land and private’. This categorization is important, first, to 

form a systematic and stratified sampling, ensuring that every stakeholder interest is represented and 

have known probability of being included in the study. Secondly, to form ‘the value of master-planning’ 

within its practical context (Figure 15).  

 

Figure 15: Define participant’s occupation, interest and sector 
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 (3) Assess the contextual value.  
 

 

Appendix (4) discussed the application of various techniques within value-based frameworks to reflect 

the value judgment as a trade-off cost/benefit structure. Based on the concept of compensation as a 

trade-off between different choices to increase value, methods can be distinguished between direct 

negotiation and weighting techniques or an integration of both. The former assume strong compensation 

(trade-off) between criteria and are used to manage the value-based decision-making process through 

negotiation (Melmocity, 2012, Santucci and Oele, 2011, Ingram, 2011, UNHabitat, 2005). While the 

latter compensate this trade-off through quantifying ‘value’ and are used as importance coefficients in 

the respective aggregation value formula (Austin, 2005). Emrouznejad et al. (2010) list the most broadly 
used weighting techniques:  

- Direct point allocation or fixed point scoring techniques. 

- Ratio or direct importance weighting methods (procedures). 

- Pair-wise comparison techniques; and 

- Resistance to change technique. 

In the strategic value-based decision-making context, one particular weighting method has been applied 

for the elicitation of stakeholders’ values. Thomson et al. (2003a), Austin (2005), Mathur et al. (2008), 

Thomson et al. (2013) developed a structured value excision comprises the main findings of a three-

year joint industry and academic research study called ‘Managing Value Delivery in Design—VALID 

tool’. Used in a ‘value management framework’ at the building scale sought to increase customer 

satisfaction through a better, shared understanding of appropriate value systems (for the project process, 

the product and its performance). 
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This thesis builds on Austin et al.’s (2005) overarching definition of value in terms of how stakeholders 

perceive ‘benefit’, ‘sacrifice’ for ‘resource’ inputs that are deployed to serve the delivery of objectives 

in practice. In this scene, stakeholders’ inputs are treated subjectively and it is defined to be a judgement 

by an individual about an objective, framed by their current experience as a time factor. The weighting 

method developed in this research uses a method to reflect in principle general values about the relative 

importance of an objective tailored to this research context (master-planning), level (neighbourhood) 

and time reference (pre-application negotiation). This is done according to the following structure:  

a) The aspired benefits (want to achieve) –  

The ideal outcome achieved when a desired objective is fully served (the total benefit) – ‘the 

aspired benefit’. This represents the expectations score. Professionals will often state a higher 

level of current experience.  

b) The extent of benefits a stakeholder would be prepared to give up –  

The extent of benefits a stakeholder would be prepared to forgo, and this—‘the extent of 

benefits a stakeholder would be prepared to give up’. This is representative of a real life 

negotiation and trade-off processes of decision-making.  

c) The cost a stakeholder would be prepared to serve in achieving the objective (effort, time, 

money and so on)  

Having regard to the costs to be incurred by the stakeholder in terms of the resources (effort, 

time, money) which are required to be committed to serving the achievement of the objective 
– ‘the cost (resources’ would be prepared to serve in achieving the objective’. 

The preference elicitation methodology that has been developed to derive values for criteria weights is 

enabled by the use of the semantic scale from 1 to 10. Consequently, value objective is associated by a 

short statement that could describe the affective, cognitive and conditions of value anchor the scale 

(Figure 16). The respondent is required, first, to express the stakeholder’s preferences of relative 

importance for each criteria assigned on each of (A), (B) and (C) the ten-point. The criterion assigned 

score is used as the basis reference score for the calculation to form the Benefit or sacrifice/cost ratio 

formula. Then the obtained relative scores of criteria are translated into normalised relative importance 

factors (weights) and priorities. 
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Figure 16-: The description of the value measurement scale  

 

 (4) Determine stakeholders’ influence on value delivery.  
 

 

Chapter (3) established that given the prevalence of private-public-third sector interest, influence gap 

and the structural estrangement of the private sector, in particular, it is necessary to look more closely 

at each organisational influence to deliver value from their own interest and imperative (Bentley, 2001, 

Daake and Anthony, 2000, Carmona, 2011, Carmona et al., 2010, McGlynn and Murrain, 1994). While 

the first step establishes how development actors consist of differing sets of interest, this step defines 

the perceived power of the various actors. Based on McGlynn and Murrain (1994), this draws basic 

distinctions between actors who exercise ‘power’ to initiate or control development, those with a legal 
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or contractual responsibility towards some aspects of development, and those with interest or influence 

in the process (Table 4). Stakeholders are asked to identify their perceived influence for each value 

objective: ‘executive power, regulatory responsible, expert interest/influence and not direct/indirect 
influence’ (Figure 17).  

 
Figure 17: Stakeholders’ influence determination process as presented to participants  

 

(5) Determine the challenges of delivering value.  

 

For the purpose of clearer connection between stakeholder value rationale and real life master-planning 

challenges to achieve the environmental, social, economic, physical and institutional value this step 

aims to collect opinions, reasons, motivations and challenges behind value perception. Each stakeholder 

is asked to list, from his experience, what he believe are the challenges in delivering each type of value 

in an open-ended form (Figure 18). Anchored by the following question - From your experience, what 
do you believe are the challenges you face in terms of delivering - (each value type)?  

 

Figure 18: The challenges question as presented to participants 
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4.6. Framework testing (pilot study)  
 

In order to pilot the application of assessing the value at the neighbourhood level master-planning in 

Scotland, a study, which includes 15 targeted experts, was undertaken for testing purposes. This study 

describes the capture of experts’ values priority, their perceived imperative, interests and power to 

deliver their value context. The experts were invited by email on 11/03/2014 followed by a reminder 

on 25/03/2014 (Appendix 4) in which seven experts completed the pilot framework and feedback was 

received by five experts. Appendix 5 shows the group of participants that is consisted of planners 

working in planning authority, designers, academic, and policy makers, consultants in planning and 

regeneration and non-departmental public bodies with expertise that covers all pre-application stages 
proposed. 

The study addresses a number of logistical issues. As part of the research strategy, the following 

factors are resolved prior to the main study:  

1- Check that instructions are comprehensible. 

2- Check the wording of the method. 

3- Check the reliability and validity of results. 

4- Check the statistical and analytical processes to determine if they are efficacious.  

5- Give advance warning regarding weaknesses in the proposed study. These include: where 

research protocols might not be followed, or whether proposed methods or instruments are 

inappropriate or too complicated. 

6- Finally, explain the actual improvements made to the study design and/or the research process 
because of the pilot findings. 

Appendix (5) includes the detailed piloting study:  

- The study compares the initial definition of value measurement adopted against the finalised 

structure used in chapter (5).  

- A detailed description of the sample (15 experts). 

- An illustration of the results.  

Due to the small number of participants, this pilot is not intended to provide valuable data that tests the 

full description of the framework. Nevertheless, for this sample of experts covering public, private and 

academic fields, the value of master-planning activities at the pre-application stage in Scotland is seen 

to focus on mainly environmental and social needs. Particularly, Figure 19 illustrates the experts’ focus 

on the benefit of ‘efficient use of energy’ and ‘reduce social and spatial inequalities’ is identified as 

condition for enhancing the ‘health and well-being’ of communities. On the other hand, due to the 
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benefit/resource nature of the value structure adopted, the results set a correlation between high benefit 

and high resource master-planning objectives. For example, the experts perceive ‘consultation, 

engagement and collaborative-led design’ as a high benefit objective, yet, against its high resources that 

are required to achieve more collaboration in the urban design stage this was seen overall as a less 
valuable target.  

 

Figure 19: Average value prioritise 

 

4.7. Discussion 
 

The literature review showed that few structured strategic value-based elicitation frameworks exist in 

practice, and none is tailored specifically to master-planning. Initial trial to define and assess the value 

of master-planning in Scotland proved useful and illustrated the need for future trialling and 
development,  

This initial work determined the need to investigate the extent to which organisational values (public, 
private and community) share and differ in their view of value in neighbourhood level master-planning.  

This work illustrated that the contextual value and the value judgment structure developed can be used 

to compare individual imperatives, but more analytical illustrations that look for differences rather than 

similarities in a larger sample must also be used. These include understanding the value of stakeholders, 
both within and between organisational interests and their power to deliver value.  
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This work proposed and trialled the ex-ante value framework and the process of collecting and 

administering data. Considering this, the pilot study showed that the initial use of the method proved 

useful and illustrated the need for a deeper and wider sample to establish its full results. The quantifiable 

method to approach value has made it possible to compare individual judgments with different 

perspectives. The outcomes do not represent a simple scoring and prioritizing exercise. The aim of the 

value structure is to signify the relationship between the participant’s experience of the objective value 

performance in real life, in terms of its personal and wider benefit. Reflecting the trade-off nature of 
decision-making. 

The value framework defines strongly prioritised and shared guiding principles. However, to be clear, 

defining values does not in itself lead to success and can lead to high or low master-planning design 

quality. The ex-ante framework illustrated, here, sees quality with regard to achieving overall value as 

an initial step towards a process to understand how an organisation aligns its interests along the 
consensual objectives to increase value through strategies and integration with planning functions. 

For practical implications, the proposed integrated ex-ante framework provides guidelines for planners, 

clients and designers to better understand shared values, and to efficiently and effectively plan, and 

implement operable, measurable, and controllable value based strategies in hopes to facilitate better 

negotiation to reduce planning uncertainties. To improve the framework, future research works should 

include: (1) developing methods to construct localised bottom-up contextual value statements. (2) 

Performing surveys, in-depth interviews, and case studies, to validate the proposed framework in 

practice, as a step to develop comprehensive value management and strategic planning value-based 
processes.  

This chapter sets the agenda to chapter 5 to assess the value of master-planning in Scotland, it facilities 

a discussion on how stakeholders with power can describe the trade-off, dynamic and in-tension 

(measured relative to each other) nature of values. It embeds operational concepts of value, such as 
interest, influence, and attitudes that can relate to practices.  
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Chapter 5 - Assess the value of master-planning in Scotland  
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5.1. Introduction  
 

This chapter describes the use of the ex-ante value framework developed and tested in Chapter 4. It 

analyses and draws conclusions from the activities that took place in the period June 2014 to December 

2014. This chapter aims to assess master-planning value proposition developed in chapter 4. The focus 

is on the interests of professionals that underlie their motivation to deliver value that is nested as a 

collective level value interest, which frames their judgment.  

All research data were collected from key stakeholders, currently, or had been involved in the 

development of residential neighbourhoods in Scotland covering all interests and sectors defined in 

chapter 4. One hundred and eleven key stakeholders’ participated in the value judgment survey. All 

participants completed the online questionnaire where various attitudes towards master-planning value 

were recorded to rate comparatively the importance of 17 values as guiding principles of best master-
planning practices in Scotland.  

It was anticipated that the structured framework would help to understand the interaction of 

stakeholders’ values and value concept (Figure 20). However, the study method could also demonstrate 

the limitations of this structured approach. Particularity when master-planning is complex and highly 

contextualised in the development environment situation in the UK as will be illustrated in chapters 7 

and 8.  
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 Figure 20,A graphical representation of the ex-anti framework detailed in chapter
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5.2. Coverage and overall response  
 

The objective of the ex-ante framework is to collect views from key stakeholders directly involved in 

the planning, designing and the development of residential neighbourhoods in Scotland. As defined in 

Chapter 2, a stakeholder is an entity with a declared or conceivable interest or stake in master-planning. 

The range of stakeholders relevant for analysis varies according to the complexity of the study area, 

thus, stakeholders can be of any form, size and capacity—defined here as individuals, organisations, or 

unorganised groups. To facilitate the objective of this chapter, three targeted respondent groups were 
used: 

- Public sector stakeholders; local authorities and public bodies involved in the formal 

procedural planning process. 

- Private sector stakeholders; the full range of landowner, developer, designer (master-planer, 

urban designer and architect), surveyors and planning consultants acting on behalf of 

developers.  

- Third or voluntary sector stakeholders; local community council representative and pressure 

groups. 

Three major attributes were important for the study coverage; the level of influence (power) they hold; 

the interest in master-planning activities; and the group/organisation to which they belong or can 

reasonably be associated with. These attributes were identified through various data collection methods, 

including refers from key experts in the field, or master-planning documents that refer to project 
contributors that lead to an actual stakeholder directly.  

The sample targeted ensures that each respondent can be classified in one or more of the following six 

interests - community, regulation, design, development, land and businesses (Table 17). This interest-

focused approach was adopted in order to establish a comprehensive representation of the development 

environment. To yield potential actors, all Sustainable Community Initiative projects stakeholders 

introduced by the ScottishGovernment (2011d) were identified and contacted—contacting project 

facilitators and the snowballing method to gain contacts. 

Given the subjectivity of the concept of value and method used, the number of samples was less 

important than the sample coverage and the quality of schemes targeted. This study does not attempt to 

generalise, statically, the outcomes as representative of all stakeholders in Scotland—the data represents 

the sample targeted. What is considered most important is that the sample is large enough to ensure five 

interests are represented equally. The aim was to gather responses to achieve a minimum interest 

category of 30+ participants (200 participants) to analyse at the occupation (job description level), or 

35+ for each of the three sectors (105) to analyse the data at the sectors level. Due to the multiple 

interest, nature of any planning and design process, the option of choosing interest was opened to 
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‘optional’. Meaning that, stakeholders can choose as many as all five interests to represent their 
imperative in approaching value delivery.  

To achieve this, the online questionnaire link was emailed to just over 500 stakeholders and 

organisations during the two months of June and July 2014, followed by an email reminder to each. 

From these total contacts, 111 responses were received. The received responses represented a return of 

22.2 per cent, compared to a normal 10-20% return in a normal survey as argued by Bryman (2012) and 

(Bernard, 2012) and Neuman (2005). Therefore, the quality of data, covering key stakeholders, actors 

and experts across Scotland, was considered sufficient to undertake the analysis as aimed at the sectors 
level.  

Within the identified disciplines illustrated in Table 12. Nineteen planning authorities are represented 

in the 32 participant-sample, 24 different community council groups and 7 different housing 

associations across Scotland. Thirty different planning consultancies, architecture practices, master-

planning consultancies and developer representatives (mainly planner acting on behalf of the developer 

interest). In addition, the answers record 38 participants from the public sector, 36 from the private 

sector and 38 from the third sector (Table 13), and an average of 50 is recorded for each of the six 
interest (Table 14).  

Main group Number of 
respondents 

%  
from 
total 

Sub-group Number of 
respondents 

%  
from 
total 

Community and Civic Society 
Respondents who participate in 
master-planning from a public, 
community, and resident’s 
perspective.  

36 32.4% 

Community Councils 25 22.73 
Civic Group 7 6.36 

Political Groups 4 
3.60 

Authorities, Planners and Policy 
Makers 

Respondents who participate in 
master-planning from the 
perspective of operators or 
shapers of urban development, 
its plans and policies.  

38 34.5% 

Related Professional 3 2.70 
Local Authorities 32 28.83 

National/Government 
Agencies 3 

2.70 
Developers, Landowners  

Respondents who participate in 
master-planning primarily from a 
development and land value 
perspective.  

36 32.2% 

Housing 
Associations 7 6.31 

House Builders and 
Developers  3 

2.70 

Consultants  
Design and master-planning 
professionals representing 
developer’s interests.  

Master-planner   8 7.21 
Consultant in 
Planning and 
Regeneration 

6 
5.41 

Urban designer 5 4.50 
Surveyor 3 2.70 
Architect 2 1.80 
Land Management 1 0.90 
Code designer 1 0.90 
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Table 12: The sample discipline coverage  

In which answered working for the following sectors:  

Rank Answer Count %  

1 Public sector  38 34.5% 
2 Private sector  36 32.4% 
3 Third sectors  36 32.2% 

Table 13: The sample distribution by sector  

Stakeholders were asked to describe their interest, based on six categories as follows in Table 20:  

Rank Answer Count 

1 Community interest 64 
2 Development interest 61 
3 Design interest 59 
4 Regulatory interest 41 
5 Land interest 27 
6 Business interest 18 

Table 14: The sample interest distribution  

 

5.3. Understand stakeholders’ values perceptions  
 

Individual stakeholder’s values data were aggregated into groups to investigate organisation priorities 

and identify significant differences across organisations. The outputs of this activity are a set of plots 

related to each survey section (environmental, economic, social, physical, and institutional). A simple 

Microsoft Excel spreadsheet, which uses a standard analysis and presentation method, was used to 

manage and present the data. This was reflected through the ‘influence’ measure—degree of influence 

the stakeholder holds in relation to deliver value. In which, a clear assessment of each stakeholder group 

influence and likely impact on master-planning value delivery is conducted. This is achieved by creating 

a continuum model. Stakeholder groups are mapped on a continuum indicating the level of influence 

they perceive to deliver value. The varying degrees of influence are marked on the line with a value 

indicating their preference across master-planning stages. This implement also provides quick visual 

illuminating clusters of groups that have different understanding of value and power.  

5.4. Identifying the organisational value priorities 
 

The section asserts that benefit/resource analysis of stakeholders’ values as essential to understanding 

a complicated urban issue, arguing that priorities identify, at least approximately, the social optimum - 

seeking to quantify social interest, not self-interest. In order to demonstrate the positive applications of 
this approach, this section interprets the data into two-outcome analysis.  
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- The first focuses on the allocation of objectives ‘benefits’, both at the detailed level for each 

individual dimension and at the aggregate level in terms of total value. This analysis seeks to 

identify the options with greatest net benefit, which is described as the one that is best for 

achieving stakeholder’s interests.  

- The second confronts the ‘benefit/resources’ trade-offs among options, both at the detailed level 

for each individual dimension and at the aggregate level in terms of total value. This analysis 

seeks to accomplish the benefits of master-planning at least resources level deployed to achieve 

an objective.  

 

 

5.4.1.  The ‘benefits’ of neighbourhood level master-planning  
 

This section will focus on analysing the aspired benefits that a stakeholder seeks from the value-based 

objectives, by aggregating the inputs of question A as highlighted in red in the following figure:  

 
 

Table 15 compares the count and percentage of each objective benefit score input identified by sectors 
through choosing thresholds of little importance (1-3), important (4-7) and very important (7-10).  

In general, stakeholders are more likely to judge the objectives benefits as very important (84%), 

important (12%), with (4%) judging them of little importance. The high ‘very important’ percentage is 
particularly significant for this study—it validates the objective-led forming method used in Table 16).  

When looking at the sectorial priorities with regard to the benefit of each objective, table 15 shows that 

the private sector subscribes to very important in objectives such as, respectively; ‘Delivering long-

term economic value’ (94.29%), ‘mediate risk and uncertainty’ (91.43%), ‘resources and energy’ 

(90%), ‘connectivity’ (88.57), ‘short-term economic’ (88.57), ‘site selection and land use patterns’ 

(85.71%). The lowest three objectives that seem to have the least ‘very important’ score range are; 

‘collaborative design-led approach’ (65.71%), ‘sustainable economic growth’ (68.57), ‘reduce social 
and spatial inequalities’ (68.57).  

Whereas, the public sector places greater emphasis on the benefits the following objectives in their 

decision-making, respectively (Figure ; ‘site selection and land use patterns’ (97.37%), ‘connectivity’ 
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(97.37%), ‘eco-responsive infrastructure’ (97.37%), ‘sense of place, identity and belonging’ (96.47%), 

‘delivering long-term economic value’ (96.21%). The lowest three objectives valued the least ‘very 

important’ benefit; ‘short-term economic’ (47.37%), ‘meet and adapt to the long-term needs of all users’ 
(78.59%), ‘resources and energy’ (86.84%).  

The voluntary sector, subscribes, as very important, to the following objectives; ‘collaborative design-

led approach’ (94.44%), ‘sense of place, identity and belonging’ (94.44%), ‘negative environmental 

impact’ (91.67%), ‘natural environments assets’ (91.67%), ‘diversity and affordability of housing’ 

(91.67%), ‘health and well-being’ (91.67%),’ ‘eco-responsive infrastructure’ (91.67%). With a lowest 

‘very important’ count to the following objectives - ‘short-term economic’ (41.67%), ‘mediate risk and 
uncertainty’ (72.22%), ‘connectivity’ (77.78).  

These findings start to reveal the extent of difference between the three sectors in regard of the perceived 

benefit of the objectives that can increase the value of master-planning. For example, 0% of the private 

sector scored ‘little importance’ for the ‘short-term economic value’ objective, compared to 18.42% of 

the public and 33.33% voluntary sectors. Moreover, 65.71% of the private sector stakeholders scored 

very important on the ‘collaborative design-led approach’, compared to 96.17% and 94.44% for the 

public and voluntary sector respectively. In addition to, over 68% of the private sector stakeholders 

view the benefits of ‘reduce social and spatial inequalities’ as very important, compared to high 94.74% 
and 88.89% for the public and voluntary sector respectively.  

This also shows some organisational similarities in valuing the benefits of objectives such as; 

‘ecological concerns, resources and energy, negative environmental impact’, ‘delivering long term 
economic value’ and ‘meet and adapt to the long term needs of all users’.  
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The objective (Benefit) Little importance (1-3) Important (4-7) Very Important (8-10) 

 All Private Public community All Private Public community All Private Public community 

 Count % Count % count % count % Count % Count % Count % Count % Count % Count % Count % Count % 

Environm
ental 
Value 

Ecological 
concerns 

2 1.82 1 2.86 0 0 1 2.78 17 15.45 8 22.86 5 13.16 4 11.11 91 82.73 26 74.29 33 86.84 31 86.11 

Resources and 
energy 

3 2.73 1 2.86 1 2.63 1 0.35 18 16.36 8 22.86 4 10.53 5 9.03 89 80.91 26 90 33 86.84 30 90.63 

negative 
environmental 

impact 
1 0.91 0 0 0 0 1 2.27 8 7.27 5 14.29 2 5.26 1 2.78 101 91.82 30 85.71 36 94.74 34 94.44 

eco-responsive 
infrastructure 1 0.91 0 0 0 0 1 2.78 11 10.00 8 22.86 1 2.63 2 5.56 62 89.09 27 77.14 37 97.37 33 91.67 

Social 
Value 

Sense of place, 
identity and 
belonging 

3 2.73 1 2.86 0 0 2 5.56 6 5.45 4 11.43 2 3.54 0 0 101 91.82 30 85.71 36 96.46 34 94.44 

Health and Well-
being 1 0.91 0 0 0 0 1 2.78 13 11.82 7 20 4s 10.53 2 5.56 96 87.27 28 80 34 89.47 33 91.67 

Reduce social 
and spatial 
inequalities 

4 3.64 2 5.71 0 0 2 5.56 13 11.82 9 25.71 2 5.26 2 5.56 93 84.33 24 68.572 36 94.74 32 88.89 

Economic 
Value 

Delivering long-
term economic 

value 
2 1.82 0 0 0 0 2 5.56 7 6.36 2 5.71 2 3.79 3 8.33 101 91.82 33 94.29 36 96.21 86.11  

Mediate risk and 
uncertainty 5 4.55 0 0 1 2.63 4 11.11 17 15.45 3 8.57 8 21.05 6 16.67 88 80 32 91.43 29 76.32 26 72.22 

short-term 
economic 19 17.27 0 0 7 18.42 12 33.33 26 23.64 4 11.43 13 34.21 9 25 65 59.09 31 88.57 18 47.37 15 41.67 

Physical 
value 

Diversity and 
affordability of 

housing 
3 2.73 0 0 1 2.63 2 5.56 9 8.18 6 17.14 2 5.26 1 2.78 98 89.09 29 82.86 35 92.11 33 91.67 

Connectivity 3 2.73 0 0 1 2.63 2 5.56 10 9.09 4 11.43 0 0 6 16.67 97 88.18 31 88.57 37 97.37 28 77.78 

Site selection 
and Land use 

patterns 
2 1.82 0 0 1 2.63 1 2.78 9 8.18 5 14.29 0 0 4 11.11 99 90 30 85.71 37 97.37 31 86.11 

Meet and adapt 
to the long-term 
needs of all users 

6 5.45 2 5.71 1 2.63 3 8.33 20 18.18 8 22.86 7 18.42 5 13.89 84 76.36 25 71.43 30 78.95 28 77.78 

institution
al value 

sustainable 
economic 
growth 

5 4.55 1 2.86 1 1.00 3 8.33 21 19.09 10 28.57 6 11.04 5 13.89 84 76.36 24 68.57 31 87.96 28 77.78 

natural 
environments 

assets 
2 1.82 1 2.86 0 0 1 2.78 12 10.91 7 20.00 3 7.89 2 5.56 96 87.27 27 77.14 35 92.11 33 91.67 

collaborative 
design-led 
approach 

5 4.55 2 5.71 1 0.64 2 5.56 12 10.91 10 28.57 2 3.19 0 0 93 84.55 23 65.71 35 96.17 34 94.44 

 Percentage of 
answers  4%  12%  84%  

Table 15: Shows the frequency with which benefits are scored as either “little importance”, “important” or “very important” across all organisational 
samples (public, private and third sectors
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At the core value level (social, environmental, physical, economic and institutional); the benefit score 

averages of all related objectives are aggregated and compared. Figures 24, 25, and 26 show the 

degree of consent and differences between sectors.  

Figure 20 shows the benefit priorities scored by the public sector. Small variance in average score is 

recorded between the first four core value types—(1) ‘increase the social and cultural value’ (8.58); 

‘increase the physical and functional value’ (8.43); ‘increase the environmental value’ (8.41) and 

‘increase the regulatory (institutional) value’. The only core value type to receive a benefit average 

below 8.00 is to ‘increase the economic value focusing on viability, financial and market issues’. 

 

Figure 21: The perceived benefit at the core value types according to the public sector stakeholders  

Figure 21 shows the benefit priorities scored by the private sector, with a more visible gradual decline 

in the benefit priority scores as follows – (1) ‘increase the economic value (viability, financial and 

market issues); (2) ‘increase the physical and functional value’; (3) ‘increase the social and cultural 

value’; (4) ‘increase the environmental value’ and (5) ‘increase the regulatory (institutional) value’.  

 

Figure 22: The perceived benefit at the core value types according to the private sector stakeholders  

Figure 22 shows the benefit priorities scored by the voluntary sector. Similar to the public sector value 

benefit model, small variance in average score is recorded between the first four core value types—(1) 

‘increase the social and cultural value’; (2) ‘increase the regulatory (institutional) value’; (3) ‘increase 

the environmental value’; (4) ‘increase the physical and functional value’. The only core value type to 

receive a benefit average below 8.00 is to ‘increase the economic value focusing on viability, financial 
and market issues during the pre-application stage.’  
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Figure 23: The perceived benefit at the core value types according to the voluntary sector 
stakeholders  

Also the core value level benefit model shows a consent and shared recognition of the social, 

environmental and physical values with different degrees, the model shows how the third sector sees 

the benefits of institutional and economic values differently. The private sector stakeholders perceive 

low benefit coming from the institutional value compared to the high scores realised by the voluntary 

sector. On the other hand, the public authorities’ voluntary sector fails to realise the benefits of focusing 

on viability, financial and market issues at the pre-application stage compared to the high benefit 

recorded by private sector stakeholders. 

5.4.2. The value of master-planning (cost/benefit)  
 

This section illustrates the difference between the attributes of ‘benefits’ discussed in the last section, 

and determine benefits in relation to the resources required to achieve it—‘value’. The results here are 

present as a ratio, with the benefit score divided by the resources score; forming a value relationship 

between the inputs of questions (a)/(c), as presented in Figure 23. The results presented here answer the 

following fundamental question: 

- To achieve value through master-planning activities, are the objective’s expected benefits 

significant enough to justify employing more resources to value its impacts? 

 

 

Figure 24: How the ‘value’ benefit/resource ratio is calculated  

Figure 24 shows each value objective average score, using a red line (public sector), grey-line (private 

sector) and yellow line (voluntary sector). This representation is used to demonstrate alignment between 

sectors. In general, the figure shows a significant difference between the three sectors perception of 

value. The overall low value alignment of the private sector, if compared to the high value alignment 

5 6 7 8 9

Economic Value
Physical Value

Environmental value
institutional value

Social Value

Third sector benefits



 

144 
 

of the third sector, demonstrates the high resource inputs deployed to achieve all the objectives. A 

particularly crucial value property that gives an insight on the degree of responsibility and the risks that 

the private sector takes on during the development process.  

 

Figure 25: Sectors averages benefit/resource ratio plot  

 

To expand the results illustrated in Figure 24, the arbitrary threshold for each sector and cross-sectors 

comparison is shown in Table 16, in which figures (25, 26, and 27) was developed.  

When looking at the benefits/resource ratio across the public sector participants (Figure 26), the top 

eight valuable objectives are—‘sense of place, identity and belonging’ (1.57), ‘resources and energy’ 

(1.56), ‘ecological concerns’ (1.54), ‘minimise the negative environmental impacts’ (1.51), ‘eco-

responsive infrastructure’ (1.51), ‘eco-responsive infrastructure’ (1.48), ‘short-term economic’ (1.43), 
‘Connectivity’ (1.40).  

Whilst if compared to the benefits/resource ratio across the private sector participants, Figure 25 

illustrates the top eight centred values, three which are institutional and three are environmental 

objectives—‘resources and energy’ (1.30), ‘institutional natural environments assets’ (1.26), ‘health 

and well-being’ (1.23), ‘ecological concerns’ (1.21), ‘institutional sustainable economic growth’ (1.21), 

‘minimise the negative environmental impact’ (1.19), ‘sense of place, identity and belonging’ (1.18), 

‘collaborative design-led approach’ (1.18). The present of the three institutional objectives in the top 
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eight centred values is due to the tendency of the private sector stakeholders to assign less resources 
score in relation to other objectives.  

The benefits/resource ratio across the voluntary sector participants, Figure 27 illustrates the top eight 

objectives - ‘sustainable economic growth’ (1.90), ‘connectivity’ (1.74), ‘diversity and affordability of 

housing’ (1.68), ‘collaborative design-led approach’ (1.65), ‘site selection and land use patterns’ (1.61), 

‘eco-responsive infrastructure’ (1.57), ‘negative environmental impact’ (1.42), ‘sense of place, identity 

and belonging’ (1.39). Between all three sectors, physical value objectives only have high value 

alignment according to the voluntary sector participant. Overall, physical value objectives are the least 
highly prioritised across the private and public sector stakeholders.  

All three sectors share high benefits/resource ratio across two objectives ‘sense of place, identity and 
belonging’ and ‘minimise the environmental negative impact’.  

Core values O bjectives Average across 
sectors Public Private  Third sector 

Environmental 
value 

Ecological concerns 1.388203 1.528561 1.207063 1.42694 
Resources and 
energy 

1.382713 1.552788 1.312415 1.282165 

Negative 
environmental 
impact 

1.379315 1.500982 1.198737 1.448027 

Eco-responsive 
infrastructure 

1.417118 1.470416 1.470416 1.594676 

Social value  

Sense of place, 
identity and 
belonging 

1.561278 1.184955 1.42209 1.42209 

Health and well-
being 

1.329971 1.225941 1.304409 1.304409 

Reduce social and 
spatial inequalities 

1.364401 1.183639 1.322432 1.322432 

Economic value 

Short-term 
economic 

1.290386 1.426316 1.175635 1.266534 

Delivering long-
term economic 
value 

1.256335 1.309534 1.157248 1.300882 

Mediate risk and 
uncertainty 

1.242388 1.334545 1.16517 1.226918 

Physical value  

Diversity and 
affordability of 
housing 

1.400335 1.327882 1.163844 1.717857 

Connectivity 
 

1.446699 1.390372 1.174082   1.783609 

Site selection and 
land use patterns 

1.396198 1.376149 1.179921 1.638635 

Meet and adapt to 
the long-term needs 
of all  users 

1.276277 1.351963 1.133481 1.34289 

Institutional value  

Sustainable 
economic growth 

1.479134 1.283866 1.207823 1.962335 

Natural 
environments assets 

1.314095 1.282216 1.252483 1.416369 

Collaborative 
design-led 
approach 

1.362731 1.242617 1.18068 1.676587 

Table 16: All sectors objective benefit/resource ratio averages  
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Figure 26: Objective value priority according to the private sector 

 

Figure 27: Objective value priority according to the public sector 
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Figure 28: Objective value priority according to the third sector 

 

5.5. Stakeholders’ influence on value delivery   
 

In light of the values and value data detailed in the last section, this paper argues that understanding 

‘influence’ is crucial to contextualise stakeholders’ impact on master-planning. The framework 

outlined earlier presents methods to understand how stakeholders influence the outcomes and the 

processes of master-planning. The data illustrates a formalisation of existing interest models that 

occur during the pre-application stage to deliver value. In doing so, the analyses used multiple models 

to view the same data and ensured that the entities and the relationships between ‘perceptions’, 

‘interests’ and ‘influences’ have been identified. Several different approaches are used to capture and 

translate this complex set of imperatives, and were presented to create an outline that challenges the 

simple and single understanding of stakeholder’s interests in practice. To help visualise stakeholders’ 

interrelated interests this section tests stakeholders’ imperative in achieving value by cross-linking the 
data of three questions:  

1- What is the stakeholder interest in achieving value? At the start of the survey, stakeholders 

were asked to define their imperative when approaching the value objectives within five 

development interests - regulatory, community, design, development, land and business. 

Stakeholders was allowed to define their imperative by selecting as many as all the five 

interests to frame their imperative model.      
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2- What is stakeholder’s involvement to create value at the pre-application stage of development? 

At the start of the survey, stakeholders was allowed to define their involvement in increasing 

value by selecting as many as all of the six pre-application stages presented in Figure 2.  

3- What is the stakeholder’s influence on value delivery? stakeholders was asked  to identify their 

perceived influence for each value objective: ‘executive power, regulatory responsible, 

expert interest/influence and not direct/indirect influence’ 

To clarify, this section does not provide positive or negative definition of ‘influence/power’ to deliver 

value. It argues a model that helps to visualise stakeholders’ interrelated interests. Thus, the data shows 

how master-planning brings together a wide range of stakeholders with part to play in delivering value, 

to influence policy, business or design, based on a balance of interest models that compromise—land, 

design, development, public, private and community interests.  

The data reveals that each stakeholder (or group of stakeholders) with intuitive power, regulatory, direct 

or indirect influence (McGlynn and Murrain, 1994) is presented with ‘fuzzy’ ‘interest model’. While 

this influence space appears to be relatively fixed at any particular master-planning stage, they are 

dynamic and open to transformation according to different development situations and types. These 
models are illustrated in Figure 28:  

 

Figure 29: Public, private and third sector interest model 

 

- The first model defines the public sector influence, consists of 35 planning authority officers 

that mainly consists of high ‘regulatory role and expert influence’ (Figure 29). Under, pre-

application master-planning process conditions, the stakeholder would be likely to see ‘value’ 

created early at the process through policy and planning guidance (Figure 30). Therefore, 
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‘value’ is seen, relatively, from the lens of regulatory, community, design and development 

interests with weaker reflection on value creation to serve land and business interests. 

  

- Under the second model, private sector stakeholders’, consisting of 34 master-planners, urban 

designers, property developers and architects, who perceived themselves to have major ‘expert 

influence’ (Figure 30). The stakeholders would likely to exercise direct influence on value 

delivery through survey, analysis, developing master-plan options and pre-application 

consultation (Figure 29). Naturally, ‘value’ is seen from the lens of serving design and 

development interests, with less consideration to regulatory, community and land interests. 

Depending on the type of master-planning process adopted, ‘value delivery’ depends on the 

stakeholder who exercises influence via stakeholders who, in turn, have power on controlling 

resources—via those that held client power (developers). 

 

- In the third model, the third sector stakeholders, consisting of 36 local community 

representatives and pressure groups, is resource dependent on public and private sectors, has 

no direct resources dependence on the process (Figure 30). In such model, these stakeholder 

groups are the most likely to be influenced by stakeholder pressures, with relatively similar 

power across executive, regulatory, expert and not direct influence. Stakeholders are likely to 

influence value delivery early in the process through policy (local development plans) (Figure 

29). Typically, ‘value’ is approached from the community, development and design interest 

respectively.  

Due to the variety of value entities that can form ‘value’ (social, cultural, physical, functional, 

environmental, economic and institutional), the three models show that stakeholders transcend 

organisational boundaries. Furthermore, stakeholders use the master-planning processes to take 

cognizance or interests from a wide range of ‘value contexts’, for example, sustainability. These models 

are especially useful in explaining the types of influence that stakeholders exercise on master-planning 
practice.  
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Figure 30: Sectors involvement to deliver value in the pre-applications stage  

 

 

Figure 31: The percentage distribution of power between public, private and third sector 

5.6. Data aggregation  
 

Based on previous sections, four situations, illustrated in Tables 17 and 18, emerged when aligning the 
perceived benefits (section 4.1) and the perceived value of master-planning (section 4.2):  
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- High-benefit/High-value (HB/HV) – the objective is seen to have high-level benefits that can be 

achieved with fewer resources (high value). For example, ‘sense of place’ and ‘mediated 

negative environmental impacts’ according to all three sectors. ‘Diversity and affordability of 

housing’ according to the public sector participants, and ‘eco-responsive infrastructure’ an 

interest shared by both public and community sectors.    

- High-benefit/Low-value (HB/LV) – the objective is seen to have high-level benefits, however, 

more resources required to achieve it (low value). For example, ‘eco-responsive infrastructure’, 

‘increase the short-term economic value viability’, ‘delivering long-term economic value’, 

‘mediate risk and uncertainty’, ‘diversity and affordability of housing’. ‘Delivering long-term 

economic value’ shared by all three sectors, or ‘health and well-being’ according to the 

community and civic society stakeholders.   

- Low-benefit/High-value (LB/HV) – the objective is seen to have low-level benefits and less 

resources required to achieve it (high value). For example, ‘consultation, engagement and 

collaborative design-led approach’ according to the private sector stakeholders, and ‘increase 

the short-term economic value viability’ according to the public sector stakeholders,  and 

‘connectivity’ and ‘meet and adapt to the long-term needs of all users’ according to the 

community and civic society stakeholders.  Or ‘ecological concerns’ shared by all three sectors.   

- Low-benefit/Low-value (LB/LV) – the objective is seen to have low-level benefits and more 

resources required to achieve it (low value). For example, ‘Consultation, engagement and 

collaborative design-led approach’ according the private sector stakeholders, ‘mediate risk and 

uncertainty’ according to the public sector and community sectors.  

In addition, Table 17 illustrates that stakeholders are less prepared to scarify their gains from objectives 

with high benefits.  

 
The Notion of 

value 

Benefit/resource ratio (value) Benefit Sacrifice  
High  

Prioritised 
between 1-10 

Low  
Prioritised 

between 10-17 

High 
Prioritised 

between 1-10 

Low 
Prioritised 

between 10-17 

High 
Prioritised 

between 1-10 

Low  
Prioritised 

between 10-17 
High-benefit/High-

value (HB/HV) ×  ×   × 

High-benefit/Low-
value (HB/LV)  × ×   × 

Low-benefit/High-
value (LB/HV) ×   × ×  

Low-benefit/Low-
value (LB/LV)  ×  × ×  

 Table 17: Value rationale situations  

Core value types O bjective  Private sector Public sector Community or third sector 
Ecological concerns  
 

LB/HV 
(16)rank  

LB/HV 
(12)rank 

LB/HV 
(12)rank 
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Increase 
Environmental 
Value 

 

Resources and energy  
 

LB/ HV 
(12) 

LB/HV 
(13) 

LB/LV 
(11) 

Minimises the negative 
environmental impact 

HB/HV 
(8) 

HB/HV 
(2) perceived as beneficial 

HB/HV 
(4) 

Eco-responsive 
infrastructure 

HB/LV 
(9) 

HB/HV 
(5) 

HB/HV 
(5) 

Increase Social 
and Cultural 
Value 

Sense of place, identity and 
belonging 

HB/HV 
(6) 

HB/HV 
(1) perceived as beneficial 

HB/HV 
(3) perceived as beneficial 

Health and well-being LB/HV 
(10) 

HB/LV 
(10) 

HB/LV 
(8) 

Reduce social and spatial 
inequalities 

LB/HV 
 (13) 

HB/HV 
(6) 

MD 
(9) 

Increase 
Economic 
Value 
(viability, 
financial and 
market issues) 
 
 

Increase the short-term 
economic value viability 
 

HB/LV 
 (1)perceived as beneficial 

LB/HV 
(17) 

LB/LV 
(17) 

Delivering long-term 
economic value 
 

HB/LV 
(4) 

HB/LV 
 (9) 

HB/LV 
(10) 

Mediate risk and 
uncertainty  
 

HB/LV 
(3) perceived as beneficial 

LB/LV 
 (16) 

LB/LV 
(16) 

The Physical 
and Functional 
Value 
 

Diversity and affordability 
of housing  
 

HB/LV 
 (7) 

HB/LV 
(8) 

HB/HV 
(2) perceived as beneficial 

Connectivity 
 

HB/LV 
 (5) 

HB/HV  
(4) 

LB/HV 
(12) 

Site selection and land use 
patterns 
 

HB/LV 
(2) perceived as beneficial 

HB/HV 
(3) perceived as beneficial 

HB/HV 
(7) 

Meet and adapt to the long-
term needs of all users 
 

LB/LV 
(11) 

LB?HV 
(15) 

LB/HV 
(13) 

Increase 
Regulative 
(Institutional) 
Value 

Enable the delivery of 
strategies that drive 
sustainable economic 
growth 
 

LB/HV 
(17) 

LB/LV 
(14) 

LB/HV 
(15) 

Enhances the quality of the 
natural environments 
assets. 

LB/HV 
(14) 

HB/LV 
(7) 

HB/HV 
(6) 

Consultation, engagement 
and collaborative design-
led approach  
 

LB/HV 
(15) 

LB/LV 
(11) 

HB/HV 
(1) perceived as beneficial 

Table 18: A comparison between the notions of value of all three sectors 

Each of the 17 value issues is allocated a ‘rank’ from 1 to 17 allocated to each of the three stakeholder groups after the 

data analysis. To the purpose of this analysis, two groups of ranks was defined – objectives ranked between 1-10 are 

defined as high valued by stakeholders, objectives ranked between 10-17 are defined as low valued by stakeholders. Thus, 

four situations, illustrated in Table 4, emerged when stakeholders defined the role of master-planning objectives in 

increasing the built environment value:  

 

5.7. Data analysis  
 

The five overarching forms of value identified can be understood through their objectives. These forms 

of value reflect clearly the sustainable paradigm that today informs public policy in the UK (Wheeler 

et al., 2014, ScottishGovernment, 2013 -b, DCLG, 2012b, DCLG, 2012a, UKGovernment, 2011). 

Therefore, the ‘contextual value’ identified provides the means to set a master-planning best practice in 

Scotland.  
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The overall results show remarkable differences and similarities in the level of perceived benefits and 

resources that stakeholders are prepared to serve to achieve these benefits (Figure 32). For instance, 

public, private and voluntary sector stakeholders showed different perspectives about the objectives 

values reflecting difference in their preference, experience and involvement. It is typically the case that 

different actors or groups are responsible for different issues across master-planning processes, and they 

will have their own take on the imperative and its implication on value creation.  

 
Figure 32,A representation of the formula data, illustrating the connection between objective’s benefits and value  

The findings of this study illustrate two distinct forms of value in terms of high benefits and low cost. 

The first, valued by the private sector stakeholders, related to direct benefits (mostly economic). Private 

sector stakeholders (consists of 38 participants, master-planners, urban designers, property developers 

and architects), mainly, value the objectives that maximise short-term (one-off) economic benefits. 

Direct value, is approached in terms of monetary, and/or productivity, and/or economic growth that 

arise from the exploitation of development opportunities made available by the wider forces of market.  

 

The second, valued by public sector stakeholders, related to indirect value (usually social and 

environmental). For the public sector stakeholders (consisting of 38 planning authority officers) value 

is approached in principle through regulation, to focus on two areas. The first illustrates their interests 

in activities that minimise flood risks and pollution. More importantly, public sector stakeholders see 
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the value of master-planning when the strategy promotes an eco-responsive infrastructure that supports 

walking, cycling and the use of public transportation. The second relates to the issues that increase the 

physical value, which captures the qualities reflected in the urban form, experienced locally, and the 

diversity reflected in the urban spatial structure. 

On the other hand, community representatives, unlike the other two sectors stakeholder groups, value 

the way master-plans are produced, ensuring their knowledge of places is used to improve the quality 

of the development. Furthermore, local community participants see value in the process when it assures 

that appropriate housing provision within neighbourhood layouts are balanced with the demographic 

needs and priorities, that is, 94% of local community representatives’ views ‘consultation, engagement 

and collaborative design-led approach’, as very important to manifest value, compared to just 65% of 

the private sector stakeholders that view it as very important. Also 96% of the public sector stakeholders 

acknowledged the benefits of consultation and engagement, they perceived it to have higher cost to 

achieve, and as a result, it has lower value attached to it. 

 

The results highlight some expected trends and, most importantly, reveal a number of shared intangible 

value properties. The majority of participants perceived the role of master-planning in creating an 

appealing neighbourhood that encourages human interaction, vibrancy and relate to local character 

while reinforcing its own distinctiveness. Furthermore, the results show a shared concern to create 

environmental value, emphasising on the importance of the natural environment through promoting 

ecologically responsible action to maintain environmental sustainability.  

 

Compared to the outcomes of similar studies, the Scottish Government, most recently, published a 

report that aims to investigate the way in which well‐designed places are currently ‘valued’ within the 

built environment (Wheeler et al., 2014). Ninety-eight stakeholders were asked to rank from 1‐4 the 

elements that they felt are most important to define ‘design value’. From the nine core values identified 

by Wheeler et al. (2014) (functional, social, physical, economic, environmental, cultural, financial, 

construction and image), functional (76.5%), social (65.6%), physical (64.6%) and economic (50.55%) 

values received the highest ranking. While environmental (44%), cultural (33%), financial (31%), 

construction (21%), and image (8%) values received the lowest ranking. While the results of the two 

studies cannot be compared, due to the structural and contextual differences, the Scottish Government 

study did not reflect on a judgment that firm the role of sectoral boundaries as instrumentally valuable 

for understanding value.   

This chapter progresses the value of design ‘principles’ that have been identified in this report into more 

detailed insights, tailored at the practice of master-planning of neighbourhood development in Scotland. 

This chapter gathered evidence of each of the values identified. These outcomes can be used to help 

shape and be referred to in advice and toolkits that are being produced, such as Place Town centre 
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Toolkit developed by Scotland’s Town Partnership and Place standard Toolkit developed by Planning 

Aid Scotland.  

 

In light of this, this chapter reveals that understanding the power and influence is crucial to understand 

value judgment data. This chapter provided the means to better understand and respond to the questions 

of how to understand stakeholder’s impact and, perhaps more importantly, to better understand the 

significance of their influence. It presents models to understand how stakeholders might influence the 

outcomes of the process. The data illustrates a formalisation of existing interest models that occur during 

the pre-application stage to deliver value. The results question the straightforward and clear-cut 

assumptions about developers, urban designers, and local authority planners’ interests in the 

development of large urban areas proposed by (Carmona, 2011, McGlynn and Murrain, 1994). In doing 

so, the analyses used multiple models to view the same data and ensured that the entities and the 

relationships have been identified. Several different approaches are used to capture and translate this 

complex set of imperatives, and were presented to create an outline that challenges the simple and single 

understanding of stakeholder’s interest in practice, proposed by (Tiesdell and Adams, 2011b). 

 

Furthermore, the results show that stakeholders, collectively, create a format of multiple interest that is 

beyond the norm expectations. It presents a real context for value delivery in a wider scope that reveal 

how objectives that can increase value are viewed, assessed, and traded-off by stakeholders. 

Recognising the fine distinction between issues and objectives that stakeholders face during the 
development process. 

As stated earlier, broad generalisations cannot be made about the incidence of these interest and 

influence models in a wider context; however, the fact that these fuzzy models are well established and 

occurring in real projects is cause for concern about how urban design and planning literature is 

portraying stakeholders’ roles in the development process. This said, in identifying this gap, some 

tentative suggestions can be made regarding priorities for actions to increase current types of intangible 

values. Consequently, it is pertinent here to return to the stakeholder interest model identified in the 

analytical framework to suggest where some advances in practice could be made.  

5.8. Conclusions  
 

This chapter testes the conceptual model developed in Chapter 4, for the selection of factors that 

increases the value of the built environment through neighbourhood master-planning, which aims at 

assisting stakeholders to identify their comparative trade-off perception. The basic aim of these chapter 

is to move the discussion of ‘good urban design’ from architect/urban designer design-based aesthetics-

expressive backdrop, to a grounded market-based language. A combined remit of planning, urban 
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design policies, various professionals and end users involved in the value chain, with an aim to define 
the role of master-planning in value creation.  

The reality, as evidenced by the survey findings, is that different stakeholders will hold and act on 

different perceptions. The paper revealed that although the participation of all decision makers and 

stakeholders in the establishment of proper levels and weightings could facilitate the process of 

recognition and incorporation of value impetrative diversities. The problem in this regard is in 

understanding the different interests of stakeholders on what constitutes ‘value’ in order to reach a 

consensus about priorities and individual benefits. Also weightings can skew results dependent on who 
is participating the assessment, and thus results in a subjective and fuzzy value models.  

Recognizing the value of master planning in policy and practice, thus, will require that stakeholders 

cross boundaries, including the interface of private, public and community exchange. These crossings 

will be needed to ensure the effective integration of both professional visions and wider forms of 
knowledge into more deliberative forms of master-planning.  

The main difficulties associated with prioritizing factors include the definition of ‘factor’ and what it 

means to stakeholders individually. Thus, a holistic view of value delivery requires a judgment about 

the relative importance of different impacts within the overall picture of options being considered. This 

approach has led to a complex system, which requires long time to be assessed. As an emergent study 

area, the value judgment methods used may have limited contextual validity. Judgments of 

stakeholders’ values may be affected by a number of practical issues, with no full, reflective, feedback 

recorded for each participant taking part in the on-line questionnaire. This include Thus, a number of 

questionnaire design issues took place, this include; the relationship between the three structural 

questions asked of benefit-sacrifice-resources and how scoring for each relates to the other. Some 

complaints were received regarding the complexity and the number of questions, and thus whether 
respondents were speeding enough time to recognize the important of objective.   

However, these limitations were minimised by using a two-step questionnaire validation design process; 

started with a test-scoping stage and an open-ended question, for which a number of feedback comments 

were received to modify the framework in further research. Finally, significant work remains to be 

carried out in order to make the value measurement less complex, less subjective, more reliable and the 

process of calculation more flexible and easier to follow, interactive and presentable to stakeholders’ 

immediately at the end of the survey. Also, greater integration across various stakeholders, urban policy 

makers, planners, developers and designers needs to generate a consensus in various master-planning 
issues and the general public of view of the value of neighbourhood master-planning.   

However, against this ex-ante study, presented in chapters 4 and 5, which assumes what is the value of 

master-planning as assessed by stakeholders, the next ex-post study in chapters 6, 7, and 8 will 

investigate the value of master-planning in practice. The ex-post module describes what actually occurs 



 

157 
 

during the planning, urban design and real-estate development processes, versus this chapter’s 

normative model that addressed what should occur. The essence of seeking an ex-ante and ex-post 

validity, as the following chapters reveal, is that the meaningfulness and usefulness of strategic value-
based theorization of master-planning needs to be empirically grounded to construct its validity.  
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Chapter 6 - The ex-post value of master-planning in Scotland  
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6.1. Introduction  
 

This chapter and the following chapters 7 and 8 propose an ex-post research framework for addressing 

the research aim set out in chapter 1 toward objective 3 – To investigate and examine stakeholders’ 

values-in-use ‘on the ground’, in light of visible, invisible and external development forces. This ex-

post study aims to answer the following question: What is the impact of master-planning in the 

development of large-scale residential neighbourhoods on the built environment value? And how 

master-planning effect place’s physical social and economic functions. It provides a comparative 

analysis of two master-planning case studies in Scotland, it highlights the challenges affecting practice 

in both public and private organisations taking decisions to advance its strategic interests. It investigates 

the ways in which stakeholders interpret and implement the choices that increase ‘value’, and whether, 

how far and in what ways, consultation and other forms of visible and invisible negotiation affects 

stakeholder’s decisions within the master-planning processes. Internally, it highlights the form of 

stakeholders’ powers and interests that shape the social and procedural processes of master-planning 

that nests actions and decisions. Externally, it uses an analytical notion that roots power recognition 

within the wider institutional, strategic, and political realities of urban development.  

 

This ex-post study extends the proposition of value in master-planning defined and assessed in the ex-

ante study, within the complexity of the development environment in the UK through two case studies; 

Dunfermline Eastern town extension, and Craigmillar regeneration/Edinburgh. Understanding the 

contexts of these cases maintains an awareness of both; the wider study context explored in the literature 

in chapter 2, and value proposition of master-planning defined in chapter 5 as a background for wider 

understanding to develop the discussion in chapters 9 and 10.  

 

This chapter is in five parts, it commences by describing the ex-post analytical framework through (1) 

conceptualising ‘specific study issues’ emerged in previous chapters (2) the processes of selecting case 

studies (3) mapping the stakeholders involved in the development process or affected by it (4) 

investigating particular issues and data collection strategy (5) and finally, the strategy adapted in 

analysing data using the analysis framework for the case studies in both situations.  

 

6.2. The analytical framework  
 

Rationalising the literature in chapter 2 into a series of conceptual dilemmas helped to indicate some of 

the key theoretical and practical difficulties faced to analyse master-planning neighbourhood 

development in urban planning and design. Drawing from this work, it was possible to establish 

conceptually significant elements into an overall theory of ‘strategic-value based’ master planning 

perspective that can be presented in the form of an analytical framework. 
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The six sets of issues are summarised in Table 19, whilst Figure 31 brings these different elements of 

the analytical framework together and represents them graphically and to pattern them together in a way 

that allowed the theory to be tested through the empirical research.     

 

A number of fundamental relationships underpin the framework and need some explanation. Drawing 

Adams (1994), Adams and Tiesdell (2012), Friend and Hickling (2012) and Healey (1991), Healey and 

Barrett (1990) work. Adams et al connects urban planning and the development process as an activity 

shaped in a market economy. Concerned with people—landowners, developers, investors, designers, 

politicians and members of the public—who produce change in towns and cities as they relate to each 

other and react to development pressure.  

Friend et al.’s ‘strategic choice’ model identify an ‘action space’, where decision-making is taking place 

in an invisible uncertain task environment. The strategic choice approach views the handling of 

decisions is governed by perceptions of the relative importance attached to three broad types of 

uncertainty – the ‘working environment’; ‘guiding stakeholders’ values’; and Uncertainties pertaining 

to 'related decision fields'.   

Healey on the other hand, focuses on agents of change that communicate in a defined institutionalist 

space of decision-making. The focus is on social relations, on ways of fostering collaborative, 

consensus-building practices.  

 

However, a number of key aspects are downplayed by Adams and Tiesdell (2012), Friend and Hickling 

(2012), and Healey (1991) and will be addressed in this paper including; interagency/institutiona l 

conflict in interests and values; the overreaching effects of external development realties on decision-

making; overestimating the impact of stakeholders upon structural change as a result of the complex 

variable positions and interests they hold; undertheorizing the dynamics of change; unrecognising the 

elements and the substantive elements of urban design as a creative inquiry and how it is linked to social 

and institutional processes.  

 

1. Internal forces: Master-planning processes and outcomes need to be understood within a greater sense of 
reflexivity, by examining more closely how stakeholders define the role of large-scale neighbourhood 
level development in the city, and how this is being reflected through the planning system, in urban 
design, and in market operations. This means that we must understand ‘strategically’ the role of master-
planning, not only to involve stakeholders ‘engagement and ‘interaction’ but also to call for critical 
understanding of the ‘invisible’ content of their actual negotiation too. This is seen as a ‘strategic’ way to 
deal with the uncertainty and complexity of socio-spatial systems; to establish the basis for value-based 
action and actual commitments to achieve it that serve substantive, spatially define, localised rooted 
interests and values as well. 

2. External development forces: Master-planning processes and outcomes are shaped by market, social, 
and institutional ‘macro and meso’ externalities. Meso development forces deal with the development 
sector economies as well as the political dimensions of economic development and its policy formation 
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(regulation and policy, urban size, infrastructure, quality of urban environments, housing needs land use, 
social factors, environmental resources and city institutional structures). Macro forces operates at a 
national economy level and deals with relations between socio-spatial dialectic, macro geographical 
context, economic change and urban restructuring, demographic change, national and local political 
change, and city and cultural change, climate change and environmental issues.  

3. Policy and regulation: master-planning is a gradual development area of ‘planning decision 
environments’ that create an exceptional requirements for effective connectivity between the planning 
governance system and the development market in order to control and mange outcomes. Seen here as 
both external and external development force that describes the procedurally based process by which the 
local planning authority mediates between views from affected parties and the proposals of the applicant 
for planning permission having regard to the policy set in the development plan.    

4. Master-planning processes: The mechanisms and processes that stakeholders experience when 
undertaking and being involved in neighbourhood development. It is the documented design and planning 
processes used in the production of the spatial layout, to structure land and development, and activities 
adapted in managing of space and development. It’s the processes that tie stakeholders into networks that 
operate across organisations and social arenas, embedded in the discourses and practice of master-
planning processes. These processes generate a real sense of collective value as a platform that reveals 
power dynamics for control over development roles and outcomes. 

5. The master-plans – outcomes (development plans, urban design frameworks, development 
frameworks, and design statements): master-planning practice is closely intertwined with urban design 
and values of urban form as a product. Master-plans should be seen as an urban design inquiry. However, 
urban design practice in the UK is attached to a loose commodity of ideas. Policy and guidance attach 
generally acceptable urban ideas, and build a common middle-range ground, focusing on what kind of 
documents and studies the master-planning process should produce. Consequently, the ‘master-plan’ is 
not seen as a substance that reflects complex and changing external cultural realities. 

6. Action/value/power: master-planning processes and outcomes are a manifestation of an integrated 
linkage between action/role and interaction/negotiation as a response to the advocacy of participatory 
planning approach in the UK. The mismatch among different imperatives in realising the role of master-
planning often leads to serious value bias in favour of one group of stakeholders. Therefore, the master-
plan represents the actual choices (values-in-use) in a given circumstance and under pressure acted 
externally (that is, development conditions) and internally (that is, the conditions of negotiation and 
power distribution). 

Table 19, Elements of the analytical framework. 

Therefore, the ex-post study investigates the ways in which stakeholders interpret and implement the 

choices that increase ‘value’, and whether, how far and in what ways, consultation and other forms of 

visible and invisible negotiation affects stakeholder’s decisions within the master-planning processes. 

In seeking to understand value, and emerging consultation and/or participation processes, chapters 7 

and 8 examine the properties of value in practice ‘on the ground’ under the dynamics of development 

forces.  

What the ex-post phase seeks to achieve is to understand the form of stakeholders’ powers and interests 

that shape the social and procedural processes of master-planning that nests actions and decisions. This 

is an analytical notion that roots power recognition within the wider institutional, strategic, and political 

realities of urban development. This open approach throws up information about stakeholders’ opinions, 

facts, and views. However, most importantly, it is stakeholders ‘actions’ that are the focus here, which 

is considered a direct indicator of value creation, shaped within the realities of urban development 

against stakeholders’ values illustrated in chapter 5. 
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The ex-post phase forward the argument that the masterplan reflects an invisible bargaining process by 

the formal parties as negotiated through the visible institutional procedures of the planning system. This 

bargain is influenced by invisible interests held within the external situational context of markets and 

policy. The individual actors who represent the formal parties (organisational interests) will have 

personal and professional values as well as know-how about how to secure organisational interests. 

Within the procedures of planning they will recognise when, what trade-offs, and compromises they 

are prepared to make. In addition to the fact that these trade-offs are influenced by a complex set of 

external development contexts of the area; historical socio-economic influences and form and objectives 

of governance.  

 

 
Figure 33,Illustration of the analytical formwork elements relationships   

 

6.3. The selection of case studies  
 

The strategy of Phase 3 is based on covering different conditions of master-planning large-scale housing 

development. Therefore, case studies for this thesis were needed to progress a detailed empirical 

investigation of master-planning in Scotland within very different contexts. The second task is selecting 

large housing development case studies for exploring the practical contexts of master-planning at the 

pre-application stage. A number of cases were initially chosen to represent different development types; 

different situations in physical, social, environmental and economic terms; and a range of local 
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approaches to master-planning practice aiming improvements in the conditions of the developments’ 

area or wider area. For the reason that, different development situations can provide vicarious 

experiences and, hence, be a source of naturalist generalisation and transferability of lessons. In order 

to select the case studies, the following indicators have been adopted: 

 

- Selected cases should mainly contain residential developments or mixed uses, so that 

considerations of the impact on the local economy and housing market of the shaped 

environments can be included in the analysis. The volume of development project should be 

large enough to ensure a substantive impact on the built environment at the city level or at the 

local level with surrounding communities. This was identified through the ‘neighbourhood’ 

definitions developed in the literature review - to include 400 to 1500 dwellings/units.  

- The selected cases may be at different stages of development, but actual stage of planning and 

design should be advanced enough to ensure an adequate analysis of the pre-application stage, 

and the values delivered with clear stakeholder’s roles, and the process, of planning and urban 

design. They were not selected as necessarily representing examples of good master-planning 

or urban design. The researcher did not consider the extent to which the quality of the existing 

surroundings might add value to the site.  

- The selected cases are illustrations of the kinds of environments that are being created in 

Scotland and should be planned in the last 10 years and preferably affected by the economic 

crisis of 2008, as a primary example of the effect of the external forces of the development 

process.  

- The selected cases may have different approaches of development and various characteristics 

of master-planning, for example, typical developer-led development, private-public partnership 

and local authority-led (or) private sector-led charrette or other forms of engagement.  

- The economic, social and environmental impact of development activities in terms of scale and 

purpose. The scale of the development had to be sufficiently large (complex) as to require being 

master-planned.  

 

In order to explore a variety of practical contexts of value delivery through master-planning, two types 

of residential developments were identified for initial selection of cases: 

- Type one: large-scale developer- led Greenfield urban extension, a development model 

project as market-led strategy. 

- Type two: inner city brownfield urban regeneration, focusing on the development operations 

at the community level. 

 

6.3.1. Initial case study selection  
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The following four large-scale housing cases were initially chosen to represent each type of urban 

development projects (Table 19).  

- Dunfermline/Duloch Park development: type one. 

- Craigmillar regeneration PARC: type two.  

- Lochgelly regeneration: type two.  

- Glasgow/Polnoon Eaglesham: type one. 

 
Type 1 Type 2 

           Duloch Park development (DEX)      Craigmillar regeneration (PARC) 

 Site: Duloch Park/Sandpiper site 

master-plan 

 Dunfermline 

 Fife Council 

 4000 dwellings 

 Town approach 

 Site focus: 550 dwellings 

 Greenfield land 

 Residential  

 Current phase: phase two delivery 

 Taylor Wimbley/developer-led 

 Site: Town centre master-plan 

 Edinburgh/Craigmillar 

 Edinburgh City Council 

 3500 dwellings 

 Major urban expansion 

 Site focus: 500 dwellings 

 Brownfield land 

 Mixed uses 

 Current phase: detailed design 

 Client: EDI/Partnership 

            Polnoon Eaglesham             Lochgelly regeneration 

 Whole project  

 Eaglesham village, East 

Renfrewshire 

 121 units  

 Neighbourhood expansion  

 Greenfield land  

 Residential  

 Current phase: detailed masterplan  

 Client: Mactaggart and Mickel 

Homes  

 Whole project  

 Fife Council 

 1500 units  

 Site focus: 700 dwellings  

 Greenfield land  

 Residential  

 Current phase: strategic 

design framework  

 Client: M.F.E/Revive 

Consortium/Thomas Mitchell 

Homes/Lynch Homes 

Table 20: The initial selected four case studies  

 

Case study initial review involved identifying—‘the city, local authority, scale (neighbourhood 

definition), number of new units proposed, pre-development condition, proposed programme, current 

phase, and major client’. The initial investigation of the selected four cases as stage one focused on 

understanding the different contexts of the selected cases in relation to master-planning strategy by 

reviewing planning literature, mainly planning documents (policy, guidance, documents associated 

planning applications and decisions). The literature-based investigation, as the first stage, was initially 
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intended to test the availability of the required information in order to expand to in-depth case studies 

based on fieldwork as the second stage. 

 

Efforts were made to contact key stakeholders for the four case studies and assess the availability of 

relevant documents and required information. Therefore, subsequent investigation was limited in stage 

two for two in-depth case studies, which were most relevant to the research subject of this thesis in the 

planning and designing of large-scale housing developments.  

 

6.3.2. The selection of cases for in-depth case studies  
 

The in-depth case studies for this thesis, as stage two, were chosen directly to explore the research aim. 

Dunfermline/Duloch Park development and Edinburgh/Craigmillar PARC regeneration were selected 

for the in-depth case studies as stage two. Since the research scale is focusing on the interaction between 

planning activities, urban design and real-estate operations within master-planning, the detailed 

interview and data collection task focused on most recent design-level master-planning schemes. This 

is taken forward within the development of two specific sites for further detailed analysis as housing 

packages (Table 20) and (Figure 32).  

In the Dunfermline/Duloch Park development, Sites s85, s98 and s86 and s87 'Development 

Framework' (2007) and the subsequent two design statements (2009, 2011) were selected for further 

detailed investigation. In Craigmillar PARC regeneration, the 2008 town centre Development 

Framework and the follow up 2014 Design Statement by EDI was selected for further in-depth 

investigation (Table 20).  

Both cases fit within ‘the neighbourhood’/community’ definitions reviewed in chapter 2 as an urban 

intervention that covers between 300-4000 dwellings. Dunfermline urban extension (DEX) aims to 

deliver 4000 dwellings on a Greenfield site, and the specific housing package chosen for further detailed 

study aims to deliver 650 dwellings. Craigmillar regeneration (PARC) aims to deliver 3500 dwellings 

on an inner city brownfield site and the town centre master-plan housing package aims to deliver 450 

dwellings.  
 Levels of case study analysis 

Strategic scale master-

planning  

Development framework  

level master-planning  

Design statement 

detailed level master-

planning 

Dunfermline Eastern 

Expansion (DEX)  

The 1999 DEX strategic 

master-planning consent 

The 2007 housing 

package master-planning 

process in Duloch Park - 

Sites s85, s98 and s86 and 

s87 by Taylor Wimpey 

Two Design Statements 

master-planning level: 

-  2009 master-plan by 

Taylor Wimpey 
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- 2011 by Kingdom 

Housing Association  

Craigmillar PARC 

regeneration  

The 2005 Craigmillar 

Urban Design Framework 

The 2007 town centre 

master-planning process.  

The 2014 town centre 

master-planning process  

Table 21: Levels of case study analyses  

 

The initial review involved framing the cases ‘value context’, ‘value priority’ evolution (over time) and 

‘value influence’ (Table 21). DEX focuses on inflating the tangible economic value in order to meet 

housing demand targets and support the economic development in Dunfermline. The master-planning 

strategy is based on a whole site private-led parcelization process to control land release incrementally 

to meet the land supply strategy set by Fife Council between 2000 and 2020. This set to ensure land is 

available for development to meet housing demand as expressed in built-intentions of the developers.  

 

Craigmillar regeneration focuses on the social-economic dimension of value delivery. The master-

planning strategy is approached as a community-led development process, with ‘participation and 

engagement’ built-in the heart of the process, managed and delivered by EDI as a public-private 

partnership company. Craigmillar regeneration focuses on bringing people back into Craigmillar area 

with a focus on improving the quality and choice of housing, in response to social deprivation relating 

to the problem of low demand.  

 

It is intentional to choose two cases with considerable differences in development strategy (market-led 

urban extension and community-led regeneration). Therefore, the findings provide an indication of the 

issues that this research is focusing on. Comparison was facilitated by similarities in the political and 
economic circumstances and by widely differing approaches on master-planning in these two cases. 

Case study  Duloch Park/Sandpiper 
Site master-plan 

Craigmillar Town Centre 

master-plan Value focus  Definition  

Context Project context and 
value concerns 

Economic value (driver)  Social and economic value 
(driver) 

Value 
priority 
evolution 
(over time) 

How value is 
handled, integration 
of market-led 
techniques (if any) 
and relevant aspect 
to demonstrate 
value.  

Site development in line 
with developer build 
intentions  

Public driven consultation 
process, based on years of 
local community 
engagement at different 
levels. 
The role of partnership in 
balancing value creation. 

Value 
influence 

Assess the value 
delivered and value 
added by 
stakeholders through 
the process, and 
learning lessons 

To match housing demand 
and supply 
 
The developer value 
priorities (private interests 
value) against the control 

Human social development/ 
urban structure/ economic 
development/ 
environmental quality / 
image and governance 
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(successes and 
failure).   

approach by Fife Council 
(public interest value) 

 

Table 22: Cases studies initial value context review 
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Figure 34,levels of case study analys

Dunfermline Eastern Expansion (DEX)/Fife  
(Land Use master-Plan, 1999)  

Caigmillar Regeneration/Edinburgh  
(Craigmillar Urban Design Framework, 2005 

 

Duloch Park Development Framework, 2007 

2 Duloch Park Design Statements, 2009, 2011  

40 Development Sits  Greendykes South Greendykes North Wauchope square Town Centre  

Town Centre Development Framework, 2007  

Town Centre Design 
St t t  2014 
Individual Buildings/Place Making 

Neighbourhood 

Strategic 

Sub-division 

Place 

Land Use master-Plan Development Framework Design Statements Urban design framework  Development Framework 

Design 
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6.4. Mapping stakeholders  
 

The third task involves mapping stakeholders involved in the case studies, which have the power to 

affect or be affected by the master-planning process. This means identifying the people and 

organisations involved, in any relevant way, in the development planning, design, and the nature of 

relative position of their involvement. Considering the different contexts of the two selected cases. 

Major stakeholders were identified in terms of pre-application and application planning processes and 

master-planning/urban design activities (Table 22). 

 

In Craigmillar PARC/town centre master-plan, Edinburgh City Council (ECC) is important 

stakeholders are involved in regulation with public interests. In this specific case, EDI operates as the 

producer hand of ECC through PARC Regeneration Company, as a development partner. EDI partners 

with a number of registered social landlords (RSLs) as house builders that have a major say in the types 

of housing to deliver—Castle Rock Edinvar, Link Group, Dany Dankerwal and 21st Century Homes.  

Craigmillar town centre master-plan was developed through two phases. The first phase was the 2008 

development framework, produced by the following private consultants; planning consultants: Montagu 

Evans LLP and Urban designers: Broadway Malyan.  

The second phase was a 2014 Design Statement, where more private sector consultants played a role in 

the process—planning consultants: GVA, Urban designer: Anderson Bell Christie, Infrastructure 

engineer: ARUP, Transport consultants: ARUP, Landscape architect: Harrison Stevens, 

Commercial/residential agent: Collier International, Quantity surveyor: Gardiner and Theobald. 

Although urban design consultants or planning consultants, as professional advisors, are the producers 

of the master-plan, EDI is considered as a key producer with the consideration of their control on the 

process of master-planning. Stakeholders as users, or consumers, are considered local residents with 

community interest in current use on urban design. Community interest is also, arguably, represented 

as a producer through EDI and PARC boards that have members from elected councillors and 

Craigmillar local community council.  

 

In Duloch Park development ‘Sites s85, s98 and s86 and s87’ (Figure 4), Fife Council is the stakeholder 

involved in regulation with public interests. Likewise, Craigmillar, the development master-plan, is 

developed through two phases. The first phase MP was developed through the 2007 development 

framework. Taylor Woodrow Development is identified as a major private sector (producer) 

stakeholder. Other private sector consultants include—Urban designer: Turley Associates, Engineer: 

Ironside Farrar. Between 2010-2013, one of the four sites was sold to Kingdom Housing Association 

(KHA) to cover the 15% affordable housing of the 1998 planning consent. In 2011, KHA submitted a 

master-plan Design Statement with the following private sector consultants—Master-planner: Oliver 

and Robb architects; Builder: Campion: builder contractor; planning consultant: Hardies; Engineers: 
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Scott Bennett Associates. In 2010, Tylor Wimpey was identified as a major developer that summited a 

Design Statement. Private sector consultants are—Urban Design: EMA, Engineer: Ironside Farrar and 

Landscape architect: Ironside Farrar. Stakeholders as users or consumers are considered local residents 

with community interest in current use on urban design.  
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Case study  Craigmillar PARC/city centre master-plan Duloch Park development ‘S ites s85, s98 and s86 and s87’ 

The project  2008 master-plan 2014 master-plan Eastern Dunfermline Expansion 
2007 development 

framework 

2010 master-plan and 

detailed design 

Key stakeholders involved 

in regulation with public 

interests 

Edinburgh City 

Council (ECC) 
Edinburgh City Council (ECC) 

• Strategic Authority: Fife 

Regional Council (FRC)  

• Planning Authority: 

Dunfermline District 

Council (DDC).  

• Regional Advisor Bodies: 

Fife Enterprise (FE)  

Fife Council Fife Council 

Key stakeholders involved 

in production 

• EDI (public-private 

partnership) 

• planning 

consultants: 

Montagu Evans LLP 

• Urban designers: 

Broadway Malyan 

• EDI (public-private 

partnership) 

• Planning consultants: GVA 

• Urban designer: Anderson Bell 

Christie 

• Infrastructure engineer: ARUP 

• Transport consultants: ARUP 

• Landscape architect: Harrison 

Stevens, 

• Commercial/residential agent: 

Collier International 

• Quantity Surveyor: Gardiner 

and Theobald 

• Master developer: 

Wilson Connolly, 

Babfie Chesterton  

• Designer: Liewelyn-

Davies  

• Developer: Taylor 

Woodrow 

Development 

• Urban designer: 

Turley Associates 

• Engineer: Ironside 

Farrar 

• Developer: Taylor 

Wimpey 

• Developer: 

Persimmon Homes 

East Scotland 

• Urban Design: EMA 

• Engineer: Ironside 

Farrar 

• Landscape architect: 

Ironside Farrar 

Key stakeholders involved 

in current and end use. 

Portobello and 

Craigmillar local 

community 

Portobello and Craigmillar local 

community 

 

Duloch local community 
Duloch local 

community 

Duloch local 

community 

Table 23: Key stakeholders in planning and urban design of the selected case studies 

http://www.edinburghnp.org.uk/neighbourhood-partnerships/portobello-and-craigmillar/about/portobello-craigmillar-local-community-plan-2014-17-full-version/
http://www.edinburghnp.org.uk/neighbourhood-partnerships/portobello-and-craigmillar/about/portobello-craigmillar-local-community-plan-2014-17-full-version/
http://www.edinburghnp.org.uk/neighbourhood-partnerships/portobello-and-craigmillar/about/portobello-craigmillar-local-community-plan-2014-17-full-version/
http://www.edinburghnp.org.uk/neighbourhood-partnerships/portobello-and-craigmillar/about/portobello-craigmillar-local-community-plan-2014-17-full-version/
http://www.edinburghnp.org.uk/neighbourhood-partnerships/portobello-and-craigmillar/about/portobello-craigmillar-local-community-plan-2014-17-full-version/
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6.5. Investigating master-planning issues and data collection strategy:  
 

The fourth task involved building and applying data gathering tools for the specific issues with the 

specific questions identified in the first task and the general research questions that this thesis deals 

with. Two dimensions of data collection were needed:  

1- A descriptive desktop-based investigation of two case studies.  

2- A detailed fieldwork-based investigation. 

The desktop-based investigation includes reviewing published research, secondary sources of 

information and official reports, comprising planning/design documents and the Scottish government 

reports covering planning of the case areas, policy reports, design guidance including urban design 

frameworks, master-plans and pre-application consultation and policy statements. It also involves 

studying the planning applications and decision documents that shaped the master-planning process. 

Simultaneously, the output of the desktop-based data collection is a descriptive review with a number 

of conclusions followed by building and applying data gathering tools for the in-depth contextual 

fieldwork activities.  

 

The output of the desktop-based investigation was a set of case-specific ‘investigation issues’, which 

were developed in relation to the conceptualised research issues defined and assessed in chapter 5, to 

link external forces and internal factors aspects to master-planning practice in Scotland—these are 

summarised in Table 23. Investigation issues in relation to Type 1 market-led master-planning process 

focused on how external issues of demand and supply, design guidance and the parcelization process 

affected the value of outcomes and process. Internally, the focus is on the process of communication 

between private and public sectors. Type 2 community-led regeneration, focused on the differences 

between market and local needs, how local communities have been involved in the processes, and how 

the master-plan responds to community engagement. 

 

Objective  Conceptualised 
research issues 

Outcomes of the desk-top investigation 
Case based ‘investigation issues’ 

Dunfermline eastern 
expansion (DEX) 

Craigmillar PARC 
regeneration 

Investigates the ways 
in which stakeholders 
interpret and 
implement the 
choices that increase 
‘value’ 

Meso and micro-
environmental 
forces  

-Economic crisis.  
-Demand and supply.  
-local planning authority 
planning policy (guidance).  
-land use master-plan as 
policy 

-Economic crisis.  
-The connection between 
social values, market demand 
and the master-plan. 
-Site history.  
-Demographic changes and 
social problems.  
-Local planning authority 
planning policy (guidance).  
-Urban design development 
framework processes and 
outcomes. 
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The visible 
outcomes (The 
master-plan)  

-Outcome quality based on the 
market-led value-laden 
approach. 

-The master-plan as a creative 
product and a consultation 
tool with the local 
community.  

The visible 
processes of 
master-planning  

-The connection and transition 
between different degrees of 
master-planning (strategic, 
development framework and 
Design Statements).  

-The connection and 
transition between different 
degrees of master-planning 
(strategic, development 
framework and Design 
Statements). 

The macro 
invisible process 
of master-
planning 

-The interests and relations 
between the developers and 
the local authorities.  
-Real-estate operations to 
mediate development risk.  

- The interests and relations 
between the regeneration 
company (PARC), 
development partners and the 
local community.  

 Table 24: Case-specific ‘investigation issues’ 

 

The fieldwork-based investigation consisted of informal site visits and a series of semi-structured 

interviews (Appendix 8), aimed to validate the observations and conclusions summarised above. The 

different forms of interview sets for different stakeholders was set up with the relation to the degree and 

nature of involvement of each stakeholder in relation to the ‘investigation issues’ (see Appendix 8 for 

the different forms of interview questions). The interviews were designed to last 40 to 70 minutes. 

Interviews were recorded using a digital recorder and transcribed and coded using NVIVO programme. 

The software was used to organise the data by coding text and breaking it down into chunks that are 

more manageable. For example, due to the use of open-ended questions the data was coded based on 

the theoretical framework (Table 23), in addition to allowing the data to ‘speak for itself’ to expose 

similar issues and trends that the interviewees were focusing on in the same case study and in both 

cases.  

For example in the Dunfermline case, different interviewees focused on the experience and knowledge 

of planning officers in managing negotiation with developers and if they were able to transfer their 

urban design know-how into the master-plans. In Craigmillar, a number of interviewees were 

questioning the role of EDI in transferring local communities’ values. These data driven outcomes fit 

within the invisible inquiry of the analytical framework.  

 

Key stakeholders identified in the third task were contacted for interviews. For the Dunfermline case, a 

representative of each stakeholder group was contacted including developers, designers, planning 

officers and representatives from Fife Council as a regulator. Similarly, in the case of Craigmillar, major 

clients (EDI, PARC and the social housing providers) were contacted, the urban designers and elected 

councillors. In Craigmillar, additional interviews with specialist academics, involved in facilitating the 

engagement process, was targeted in order to explore academic scholars’ perspectives and the 
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implication of the process. Although ‘designers’3 who participated in the master-planning consultancy 

teams, in both cases, were originally targeted for interviews, I had problems obtaining interviews. 

Initially, 21 potential interviewees were identified with direct influence on the master-planning process, 

with an in-depth working knowledge and understanding of the projects involved, in which nine 

interviewees agreed to participate (Table 24). The interviews took place during June and July of 2015. 

The full details of each interviewee are protected by confidentiality agreements.  

 

Craigmillar Town Centre Regeneration (PARC) 
Stakeholder Initial contact Stakeholders agreed to take 

part in the research 
Client/developer 2 2 

Architect/urban designer/master-planner 2 - 

Planning consultant 1 - 

Applications 

Planning officers 

Strategic level 1 - 

Development framework 1 1 

Detailed design 

Local council higher management level -  

Elected councillors 2 1 

Expertise 1 1 

 
Dunfermline Eastern Expansion/DEX 

Stakeholder Initial contact Stakeholders agreed to take 
part in the research 

Client/developer 2 1 

Architect/urban designer/master-planner 2 - 

Planning consultant - - 

Applications 

Planning officers 

Strategic level 1 - 

Development framework 1 1 

Detailed design 1 1 

Local Council higher management level 3 1 

Elected councillors - - 

Expertise 1 - 

Table 25: Interviewees with key stakeholders (details anonymised) 

 

Both desktop and fieldwork investigations were used to develop an event-sequence model that unpacks 

the pre-application phase master-planning into its constituent events, to recognise the different relations 

which surround each event, and generally to appreciate the time scale of pre-application phase. In other 

words, the study unpacked the role stakeholders play in the process and the strategies and interests 

promoted in pursuance of these roles. It defines if particular, external and internal, ‘driving dynamics’ 

                                                                 
3 In this research, the term ‘designer’ is used as a shorthand for the (firm) that designed the master-plans. This could be a skilled designer 
involved in the process, defining themselves as ‘architects’, ‘urban designer’, ‘master-planner’, ‘master-planning consultant; mostly a 
planner’.  
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produced distinctive patterns of stakeholders relations and whether these had particular effects, on what 

values are being created, how and with which interest.  

Through nearly seven months of absorbing information about each project’s documents, actor’s actions 

and views, the arguments created was, as much as possible, evidence driven. However, it was not 

avoidable to be selective in what to present and normative about what to put forward as success or 
failure, as positive or negative development approaches.  

6.6. Analysing data  
 

The fifth task was analysing data, which were collected by the fourth task, using an analysis framework. 

This stage requires a stage-by-stage approach. This came out of the need to handle the information 

provided by the interviews and document reviews of secondary data, with simplified and categorised 

analytical dimensions. The data analysis stages, as follows, illustrate how the contexts of case studies, 

analysed for each analysis stage, and how each stage of analysis, fits into the next stage of analysis: 

1. Data organisation: this involved arranging the raw secondary data according to the substance 

of its content. The data are integrated into ‘issues for understanding’, including the definition 

of master-planning, increasing value at the pre-application phase of the development.  

2. Initial and intermediate analysis: this stage of analysis intended to discuss the findings from 

initial analysis with the comparison of the similarities and differences of the contexts of the two 

case studies. The comparison and contrast of the cases is facilitated in a systematic way to 

enhance deeper understanding of the role of context: 

3. Final analysis: this final stage of analysis involved consolidating a cross case analysis in chapter 

10, and discusses the evidence around the effect of internal factors and external forces on value 

delivery.  
 

6.7. Conclusions  
 

This chapter has provided a detailed ex-post research framework and how the framework was developed 

to understand master-planning in planning, urban design, and real-estate development to consider the 

strategic and value-based in the various contexts with different viewpoints of various stakeholders. The 

concept of linking the roles of master-planning strategically as policy, and a tool for development with 

macro stakeholders’ analysis, provides a strong framework for approaching the empirical data in 

chapters 7 and 8, and for using this data to draw wider discussion on the nature of a strategic value-

based master-planning in theory and practice in chapters 9 and 10.    
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Chapter 7 - Case study (1) Dunfermline Eastern Expansion  
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7.1. Introduction  
 

In the last 15 years, Dunfermline has become a growth nod in Scotland, in which, by the turn of the 

century, a fast construction strategy started in 2000 was tested to achieve economic growth in Fife. 

Dunfermline Eastern Expansion is of interest in this research for the following reasons. The growth of 

Dunfermline is supported by a massive investment in its infrastructure facilities, relatively large 

interests from businesses and large retailers. The story of this case centres on the struggle to manage 

this transformation while under a complexity created by a market-led private developer growth 

strategies adopted. Arenas of the evolving Scottish planning system and its power to regulate while 

keeping the market attractive for private speculators. The case illustrates the strengths and weakness of 

the system, the historic role of the 80s and 90s national governments that determined the future of 

Dunfermline. 

It is also a story of the power of strategic urban policy to shape the future of the town, and whether it 

succeeded in maintaining a degree of local control over the form of urban development in the face of 

external pressures. The case of Dunfermline is both an exemplar and a test to the approach of total 

blueprint master-planning that is open to market shape and translate development projects.   

Three inquiries are investigated. First, the historical economic and political context, the development 

forces, and how decision makers mobilised their resources and power, in seeking to achieve their 

interests, are investigated. The second section investigates how urban design viability is meditated 

against the realities of delivery that provides different perspectives on how stakeholders engage, 

influence and participate in delivering and maximising the potential for development. Finally, this 
chapter reflects on the invisible situations that had an impact on development processes and outcomes.     
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7.2. The external meso and micro forces of urban development  
 

7.2.1 Historical economic context  
 

Historically, the mining and heavy industries decline in Fife and Edinburgh played a central role in 

revive, decline, and re-birth of Dunfermline—socially and physically. Hence, the ‘sense’ by which the 

economic context of the past is always linked to contemporary urban concerns that have always been 

direct and tangible in Scotland. Their significance is magnified by the fact that Scotland experienced 

these processes more rapidly and profoundly than other regions in the UK (Turok, 2007). Each major 

economic episode, up until the 2007 economic crisis including the 60s-80s period of economic decline 

and the 90s recession, shaped the different ways urban development is approached in Scotland. Like 

much of Scotland, Fife has a geography of small-sized services centres and market towns and villages, 

in a landscape of green fields and woodlands. Both its economic history and geography created 

Dunfermline as a place of sub-regional importance. Dunfermline is situated between the Firth of 

Tay and the Firth of Forth Edinburgh, with inland boundaries to Perth and Kinross and 

Clackmannanshire and 15 miles north of Edinburgh (Figure 31). A large town with a total population 

of 39,229 and a projected population of 50,000 in 2026 (2014 Census).  

During the 1960s era of pit closures in Fife up until the 80s, Fife region reflected a socio-economic 

process of decentralisation (Danson, 1991). As a result, council housing was a major priority in 

Dunfermline, underpinned by the planning effort, as a political context, promoting good living 

conditions for the working classes. The emphasis in Dunfermline urban development policy centred on 

building council housing urban expansions to the east of the city centre. Fife Regional Council produced 

master-plans for individual extension areas. However, there was little attempt to influence the economic 

activity that had an effect of expanding existing settlements rather than fundamentally changing the 

urban pattern. These council housing neighbourhoods were poorly planned and eventually required their 
own intensive neighbourhood regeneration efforts.  

By the 80s, under the Conservative Government market driven policies, more emphasis was given to 

privatising the development processes. This opened up the housing market and public services, which 

support development, to private funded initiatives and stimulated a land and development rights market 

that played a central role in determining the form and function of cities. This was linked to the efforts 

from the central government to facilitate industrial investments in Fife through supporting a number of 

large physical infrastructure programmes (Danson, 2013). The vision of Dunfermline was a fully 

serviced, high amenity area that attracts foreign manufacturing plants, particularly in electronics—
mainly around the Motorola Factory (at the time planned to be one of the largest factories in Europe).  

Promoting for this new urban expansion continued in the 1990s by private housebuilders, as an 

important example of the rapid evolution of both spatial organisation and mechanisms for decentralised 

https://en.wikipedia.org/wiki/Firth_of_Tay
https://en.wikipedia.org/wiki/Firth_of_Tay
https://en.wikipedia.org/wiki/Firth_of_Forth
https://en.wikipedia.org/wiki/Perth_and_Kinross
https://en.wikipedia.org/wiki/Clackmannanshire
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investment coordination. Under this private development imperative, the rationale behind Dunfermline 

Eastern Expansion changed substantially. The main aim was no longer to address poor social and 

physical conditions, which by the 1990s rates of unemployment in Fife exceeded those of any other 

mainland Scottish region and qualified for Objective 2 status (area on industrial decline)(Gouldson and 

Roberts, 2000). Rather, the focus shifted to link the economies of Fife and Edinburgh in ‘light’ 

consumer industries. Dunfermline Eastern Expansion was envisioned with places with a ‘new look’, 

modern amenities and a different local administration were required to lure business investment (Levitt, 

1997), stimulate local business interests under the enhanced mobility of capital and intensified local-to-
local competition (Leary and McCarthy, 2013). 

This strategic transformation is still evolving today under the impact of the 2007 economic crisis.  

Although signs of a shift in the policy narrative and economic priority areas began to emerge towards 

more social agendas, DEX still operates within networks of, historically, well-established private sector 

growth strategies. As a result, the instrument of DEX master-plans, developed in the late-90s, rather 

than shaping the processes of development that respond to current local needs, is taking on a function 

as a limited policy, consolidating investment, and in the process legitimising mediocre designs and 
urban spaces.  

7.2.2 Development forces and growth management  
 

During the 80s and 90s in Britain, urban development processes were managed within a framework of 

development plans that allocated land for new development, specified areas for comprehensive 

development and indicated major transport improvements (Counsell, 1999). This is within a planning 

system, where the formal power of national government lies in the capacity to review plans and forward 

specific development approaches (Danson, 1991). Early national policy statements in the 80s demanded 

greater priority to be given to private developers in determining the shape of the housing market and 

control over planning and delivering services and infrastructure. The national government forwarded 

the idea of a town expansion in Dunfermline in line with a number of major developments within 

Scotland’s central built in Livingstone, Edinburgh and Glasgow that marked a shift in the economic 
culture of Fife region.    

Thus, introducing Dunfermline Eastern Expansion is part of the consequence in which the city, 

Edinburgh in this case, was an increasingly important regional centre for economic, social, and 

administrative services. This is where businesses are inclined to move to, or start up in smaller, rather 

than larger, settlements in approximate distance to Edinburgh, especially where new physical and social 

infrastructure was superior. A trend established post–2000s in Edinburgh, which was, and still is, facing 

house price inflation similar to the Southeast of England and the Lothians (Adams, 1994), where 

considerable debate about the extent to which demand was ‘exported’ north of the Forth Estuary into 
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Fife is framing the market (Baker Review, 2004). As a result, Dunfermline was sustained by its function 
as a sub-regional centre and its relatively non-industrial character (Figure 32). 

 

Figure 35: The strategic position of Dunfermline in Scotland  

Source: Google  

 

Responding to a sign of weakening national policy, which opened up the ideas of development on 

Greenfield sites (Peel and Lloyd, 2005), major infrastructure investment, out of M90, took place. Thus, 

with a relative connection to Dunfermline City Centre, it was rational at the time to fill this large vacuum 

of 370.7-hectare Greenfield site with a 200,000 m2 industrial park, 5,500 homes, 18 ha leisure park, 3 

schools, and a district shopping centre (Heal et al., 2006) (Figure 36). This unbalanced filing strategy 

between the eastern borders of Dunfermline city centre and the M90 proved to be unsustainable later 

on. Where Fife Council was forced to meet future housing and development demand on the western 

fringes of the town and re-mobilise its efforts to fund another major infrastructure investment to the 

east. It was in the arenas of these inquiries of external contexts and processes, as much as in the 
prevailing of the 1994 Fife structure Plan that DEX was established.  
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Figure 36: The city of Dunfermline, DEX and the cases site  

The 1994 structure plan is the local authority’s interpretations and implementation to the national policy 

set out a strategic framework for the use of land and illustrated the land use implications of policy on a 
non-site specific basis. It states:  

The master-plan will identify the various land uses for the development of the whole site, the 

phasing plan will outline the programming of the various land uses and infrastructure, and the 

design briefs will outline the design guidance for particular land uses e.g. housing or economic 

development. (p.29)  

In the absence of local plans, due to institutional and structural changes in local authority councils, the 

growth strategy was laid out through the Dunfermline Eastern Expansion land use master-plan (Figure 

34). This is a significant gap in the processes, local plans functions to underpin, implement the structure 

plan through detailed, site specific policies and proposals, which work as a regulatory power to control 

major developments. Under this missing direct regulatory power, DEX growth strategy was prepared 
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by a number of master-developers, led by Wilcon Homes, with a seeming negotiation process with the 
local authorities.  

As a result, DEX land use master-plan was undermined by this market-led view of development. The 

planning work, according to one interviewee, was not flexible to recognise local circumstances; ‘it did 

not give space to debate scale and nature of growth’ (according to the planning officer interviewee). In 

such, the master-plan does not reflect the council regulatory power. This missing capacity to manage 

such large growth came under severe pressure in the start of the 90s. Resources for public investment 

were cut back, infrastructure agencies were privatised, and the local authority in Fife was re-structured. 

Fife Regional Council (FRC) the strategic authority responsible of producing the structure plan, and the 

Dunfermline District Council (DDC) planning authority responsible for development control and local 

plans was re-structured under Fife Council. New regional advisor bodies were formed, such as Fife 

Enterprise (FE) the government’s economic development agency. A major consequence of this re-

structure is the increasing use of consultants and the private sector to drive public services, a practice 

that escalated in the late 1990s.  

7.2.3. Mobilising for delivering growth - creating Dunfermline Eastern Expansion land use 
plan  

 

The story of creating Dunfermline Eastern Expansion land use plan between 1994 and1997 is one that 

stalled in single level of an array of private sector actors. This weak presence of a formal government 

and the absence of multi-level pressure to impose a localised agenda led to a number of issues. Most 

importantly, this led to the formation of a simple nexus of actors agreeing on economic and market 

development issues, which negatively worked aggressively to advance developers imperative of urban 

development resulting a poor forms of urban structure, on the other hand, positively influenced the 

resource mobilisation efforts to tackle the provision of infrastructure. 

Meanwhile, Wilcon Homes commissioned Liewelyn-Davies, in association with Babfie Chesterton, 

developer, to develop the land use master-plan. This explored the relative merits of phasing the 

expansion according to pre-shaped sites, realised incrementally, over a span of 15 years to meet future 

demand. To some extent, on one hand, this site-based not physical-based master-planning proved to be 

useful during the 2007 economic crisis to keep the development rolling on site-by-site basses depending 

on the developers’ financial capacity. On the other hand, it was clear that the functional approach of a 

site-based phasing would not accommodate a viable growth process due to this established disconnected 

cluster of projects planned with no provision of physical and community infrastructure. 

The outcome of this privet-led process includes a site appraisal, and initial market assessment and 45 

master-plan objectives covering economic and development, planning, urban and landscape design. The 

master-plan forms the basis of successful negotiation with the local planning and highway authorities. 
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It helped create confidence and certainty amongst parcel developers about the intended future of 

Dunfermline.  

The concept shown in Figure 37 illustrates the initial proposal for gateways, landmark opportunities 

and the proposal district centres at the heart of the development. The position of the ‘centre’ (urban 

hub) was changed later on to incorporate the Motorola Factory instead (planned originally for Hyundai 

Factory). The factory’s (1 million square feet) Phase 1 building was constructed in 1996. This resulted 

in major changes in the initial master-plan layout. One interviewee added: 

DEX was built around Motorola Development, seen then as a huge catalyst for employment to 

the area (more than 1500 jobs at the heart of the expansion) which was finalised in 2006 but 

not put into motion. 

 

Figure 37: Draft master-plan urban design framework (Liewelyn-Davies, 1994) 



 

185 
 

This private-led development process ended with a Planning Consent in 1997 (Figure 34). The 1997 

Planning Consent (REF – PL/96/0311) is a zoning land use and infrastructure distribution-phasing plan 

accorded, in general, with negotiation with no guiding principles attached to constitute the development 

form at the site level. Further revisions have also been made through the consent following applications, 

such as under section 42 of the planning act. The last revision was in November 2004 (REF– 

04/03354/WFULL). Site improvements were made incrementally, in the period 1997 to 2005, to prepare 

the site within the subdivision for construction. For example, a number of sites were sold to Redrow 

homes with obligation to provide infrastructure, such as the main spin road, proposing their own 
masterplan with Wilcon’s consent (Redrow, 1998).  

The delivery strategy of the development is based on Wilcon Homes Scotland Limited choosing to 

develop the entire site in a series of phases completed sequentially over time. According to one 

interviewee, the size and timing of each phase was determined to carry in inventory of land across 

phases to satisfy uncertain future demand from the developer and other builders interested in the 

subdivision. Although the phasing and land inventory decisions are undoubtedly important in deriving 

the vision, however, according to the local authority interviewees, they have hardly been studied and 

negotiated in detail. The phasing diagrams reviewed, attached to the 1997 planning consent, sets 4 
phases to release land parcels (Figure 38, 39):  

- Phase 1: 0 to 5 years.  

- Phase 2: 6 to 10 years, which includes Duloch Park development. 

- Phase 3: 11 to 15 years. 

- Phase 4: 16 – 20 years.  

- Later on, in 2008, Phase 5 was introduced because of the changes on the consent to transform 

the Motorola, and the surrounding, sites to housing developments setting 20% for affordable 

housing provision.  
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Figure 38: The newest version master-plan (2002) (Fife Council, 2002) (subdivision case site 
highlighted in red).  
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Housing is zoned to the western and central part with three sites for Commerce Park and a 

high amenity site to the east. The existing Calais Muir wood is retained and improved for 

access.  

To sum it up, the period where DEX growth strategy was shaped, was a dramatic one for UK’s urban 

policy. DEX is a result of an intricate layering of earlier ideological, political influences that reflected 

different economic conditions, local and regional circumstances and land property development 

pressures at different times. As mentioned, the central government was aware of regional 

unemployment and geography of opportunity (Lever, 2012). DEX is an attempt to address these through 

the deliberative promotion of economic growth. In such circumstances, it was inevitable, that the 

environmental, land-use and good urbanism tended to assume a relatively lower priority. As a result, 

this growth strategy is designed to level private investment through simplified planning zones. A site-

based subsidy of development aimed to underwrite risk by stimulating the weak market area in 

Dunfermline. This rationale, is based on exposing economic benefit, which depends fundamentally 

upon shifting the priorities of planning, to reflect market-based objectives—planning for capital (Peca, 

2009). The land use master-plan approach is dented to reflect this, a flexible strategy to changes in 

market demand. The next section will give an example of this flexibility and the complex link between 
investments, planning and urban design.  

 

 
Figure 39,The development sites as defined in the master-plan 
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7.3. Delivery success vs viable urbanism – The visible master-planning processes and 
outcomes.  

 

The last accounts in the preceding section illustrate the complexity of the challenge of strategy making 

for urban areas under the burden of social, economic, and intuitional pressure. Attempts at developing 

strategies that have the power to shape subsequent events involve an expanding range of actors. They 

drew in several levels of externalities to shape outcomes. This section will underline how difficult it is 

to generalise about the relation between governance capacities, approaches to spatial strategy making, 

outcomes and the level of site development.  

This is undertaken through a clear and scale-based logical narrative on the development process 

outcomes. Two levels of master-planning are investigated in this section (Figure 40). The first level 

investigates the Duloch Park Development Framework parcel sites owned by Taylor Wimpey. A parcel 

that is big enough to be considered a residential neighbourhood (550 dwellings with different types) 

and small enough, where the complexity of the market and the master-planning processes can, 
relatively, be unpacked and understood.  

The second level looks at the two design statements for two subdivisions within the parcel sites of 

Duloch Park Development, brought forward by two different developers; Taylor Wimpey and Kingdom 

Housing Association. Unpacking the story behind developing these sites is important because it 

highlights the conditions of bringing forward the affordable housing requirements of DEX, representing 

the condition of developing 15% of DEX as affordable housing. 

 

A detailed analysis of processes and outcomes, based on these two development hierarchies within the 

planning system in Scotland, is important. However, it is equally important to stress, as the following 

sections will illustrate, local economies and real estate development are partly open systems, which 
mediate risk and uncertainty, framing a central interest in the developers’ decision-making actions.  

 

DEX strategic 
master-plan

•Master Developer 

Duloch Park 
Development 

Framework

•One developer 
•Four sites package 

Duloch Park 
Design 

Statements 

•Two developers 
•Two Design Statements
•Five Sites  
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Figure 40: The master-planning design and planning procedures scale-based analysis framework  

 

7.3 Mediating risk – The case of Duloch Park Development Framework parcel sites  
 

 

Figure 41: Aerial photos of Duloch Park parcel  

This section takes the case of Duloch Park development framework as a material object of regulation; 

policy action and design as the physical dimension of DEX expansion. The materiality of the planning 

processes at this level is anchored through ‘Development Frameworks’—the largest scale, at which 

urban design is undertaken, a preliminary master-plan. In the planning system in Scotland, this is a 

supplementary planning document for ‘Major Development’4 (50 or more dwellings), it shows how the 

parcel will be developed in line with relevant planning and urban design policies—it considers both 

planning issues and issues of commercial development potential (ScottishGovernment, 2013 -b) (Figure 

41). 

Activity in the development pipeline of Duloch Park started by the broader conditions imposed by; 

economic and political (private-led reactive to market); and contextual (DEX land use master-plan). 

These external influences created pressure and prospects. Economically, the generation of Duloch Park 

parcel responded to housing demand and the inflation in the pre-2007 housing market, approved by the 

                                                                 
4 The definition of ‘major development’ is set out in regulations, which came into force on 6 April 2009.  
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Fife Council to meet these needs. When these opportunities arose, Tylor Wimpey, as a prime owner of 
land, put forward a four site parcel that saw appropriate development.  

Sites, ‘s85 and s98’ and ‘s86 and s87’, extends to 21.3 ha and 17.6 ha respectively (Figure 36). The 

sites are well connected in terms of infrastructure with M90 in close proximity. Sites s85 and s98 are 

located to the northeast, within a walking distance from Fife Leisure Park, which offers a number of 

entertaining features and restaurants, and an unoccupied industrial unit formerly known as the Motorola 

Factory. S86 and s87 are located to the west of Greenshank Drive, the main distributor road through 

DEX. The site is surrounded by DEX Phase 1 housing sites and St.Columba’s High School to the north 

and the areas beyond are made up of mixed types of council housing. Duloch Park, and surrounding 

sites, enclose Four SUDS (three ponds and one wetland) as a comprehensive drainage plan developed 

for DEX involving local (for example, swales, permeable paving, detention basins) and regional SUDS 
(ponds and wetlands) to control storm water flows and quality (Jefferies et al., 1999).  

The sites were allocated in DEX land-use master-plan. However, according the DEX land use master-

plan outline consent, just one site is originally included within the land allocation for development in 

2007 (Figure 41):  

- Site S85: Development post-2016. 

- Site S98: Development post-2016. 

- Site S86: Development 2011-2016. 

- Site S87: Development 2006-2011.  

Tylor Wimpey contacted Fife Council in May 2006 to set, in principle, their intent to re-phase and join 

the four sites in one parcel to secure housing planning permission. Later on, these sites were re-phased 

after the mentioned externalities put pressure on Fife Council to meet demand.  

The physical externality determined the context to mediate development risk and the delivery strategy 

to join four unconnected sites. As mentioned in the last section, DEX land use is master-planned based 

on a hierarchy of streets, resulting in ‘sites’ that provide opportunity for land subdivision into real estate 

parcels. The subdivision of four sites as one development parcel mediates the risk imposed by the 

planning procedures enabled by the need to meet demand. Furthermore, the condition of the 

surroundings in 2006, as well connected and served, determined a higher value of this four-site-
configuration and its ranking in an incremental build-out.  

Therefore, Tylor Wimpey commissioned, in 2006, Turley Associates as an Architect and Ironside Farrar 

as an engineer to prepare the master-plan. After consulting the local authority, based on police H2 of 

the approved Structure Plan, the development needed to be set out by a plan-led process, a 

‘Development Framework’ that joins up these four sites, seen by Fife Council as appropriate strategy 

to master-plan the site. A preliminary study was produced for Duloch Park Parcel and presented by the 

professional team to the local authority, during one meeting prior to the submission of planning 
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applications, they were well received in principle. However, the planning officer suggested that the 

proposed study should focus more on connections to existing street structure and site views. It also 

indicated that the proposed treatments of the housing units, facing the existing SUDs, need design that 
is more detailed. 

The consultancy team developed a Development Framework presented through five sections covering: 

local context; planning context; site analysis; development strategy; and design guidance. The 
document puts forward the key proposals for developing 550 dwellings to include (Figure 42):  

- Create a development with good links to existing facilities.  

- Create a hierarchy of pedestrian footpaths.  

- The master-plan suggested strategies and proposals on key gateways, local access roads and 

open space.  

- The two southern sites are cut in half through an electricity pylon that required an exclusion 

zone of 20 meters. This required any building to be located 16-meters from the central line of 

the pylons treated as an open green space.  

 

A planning application for planning permission (07/01169/WFULL) was submitted in May 2007. Fife 

Council, therefore, approved the development framework for the four sites in March 2008 for other 

reserved matters to modify the design and layout to guide the submission of subsequent applications. 

The matters include a number of agreements regarding the treatment of the SUDs, roads, and sewers. 

The planning application was subject to consultation with the local community due to the absence of a 

Community Council in the area. However, it is important to note that when Duloch Park parcel was 

coming forward in 2007, there was the beginning of a surrounding community at the northern site and 

an established community around the southern site. According to the Development Framework 

Document (2008), the pre-application public consultation consisted of letter dropping and advertising, 

where many comments were passed to the Fife Council from local groups. One of the letters, for 

instance, drew attention to the abstract nature of the plan that will lead to less control over the detailed 
design outcomes in subsequent applications.  
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Figure 42: The development framework of 2007  
Source: Turely Associates
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For almost eight months, negotiations between the professional team and Fife Council took place to 

secure a mutually accepted development. In the end, the developer agreed to provide a series of 

community benefits, to be specified in a planning agreement. The developer consented on a way forward 

based on a requirement for £6000 developer contributions per house over and above the local plan 

capacity for each site. As a result, as part of the planning agreement three sites was re-phased based on 

the shortfall of effective housing identified by Fife Housing Land Review 2006 in the latter part of the 

5-year period with subsequent shortfalls thereafter. In assessing the planning application documents, 

Fife Council considered that to bringing forward these sites will ensure there is an effective 5-year 

housing land supply in the Dunfermline Housing Market Area, constant with the Development Plan and 

Structure Plan H3.  

The proposed master-plan included in the Development Framework is an abstract illustration of site 

connections. The Development Framework document does not go to address the social, economic, and 

spatial challenges imposed by the location of the sites, presented as a label that is illustrated without 

real substance. This resulted in a framework plan becoming a catalogue to aid the processing of the 

planning application and gives flexibility for developers in later development stages, while testing the 

interface with site-specific issues. It does not go to explain the phasing of delivering sites, or any effort 

given to code and guide the future spatial structure and layouts. The planning case officer supports this 

view:  

There was not enough information to give comfort that they could meet all kinds of policy 

department such as character areas to create variation through the site e.g. creating gateway, 

features of development…etc. it was very much an arrangement of streets with no indication of 

where the development blocks would be with no details. We felt that ideally a framework should 

begin to identify the densities of development and building blocks so you can see if there are 
any variations across the site, and you are not gating a single density of suburban housing. 

However, by this time the national economy was moving rapidly into the 2007-08 economic crisis.  

Further builders and potential occupiers had still to be attracted. With investment funds stalled, funding 

of such development became impossible and market conditions thus militated against an early start, 

despite successful planning negotiations. A year later, with assistance from financial schemes to aid, 

developers from the Scottish government were introduced to re-energise the development process. 

Discussions took place between the developer and various house-builders to the possibility of their 

participation in the development in half of site S85. Taylor Wimpey and Homes East Scotland joined 

to develop this site. The other half, as will be discussed in detail in the next section, was allocated to 

Kingdom Housing Association to deliver 90 low-cost and rented accommodation.  
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7.4 The long-term value of urban design - the design statement level master-planning  
 

By early 2009, Taylor Wimpey, with its long experience as a developer in Scotland and a prime investor 

in Dunfermline Eastern Expansion (DEX), found itself in a much more different housing market after 

the 2007-08 economic crisis. Events then moved quickly. Taylor Wimpey restructured and rationalised 

its development activities, an operational decision based on market contextual factors and site 

characteristics. This is where the exchange value of land is of crucial importance. The developer’s initial 

objection to the Council’s design policy related to the perception of what would be good for sales. What 

they wanted to do, but under the Duloch Park Development Framework were not allowed to do, was to 

have social housing squeezed into a single plot instead of seamless pepper potting. This is where land 

selling was a crucial stage. 

Once the risk mediation, achieved through securing Duloch Park Development Framework planning 

application Reserved of Matters, Taylor Wimpey, opened up the likelihood of a favourable change in 

the proceeds of land sale. The evidence for this is demonstrated in early 2008. Part of site S85, next to 

the Motorola Factory, was allocated to the Kingdom Housing Association, while the remaining parts 

that are well connected are kept as part of the original Parcel. Sites S87 and S86 were seen as substantial 

value—they form approximately 70% of Duloch Park Parcel with 332 planned units, compared to site 
S85, due to its direct facing to the empty Motorola Factory, which was undervalued.  

Therefore, since the contribution of developers to the development process is critical, but often 

unpredictable, this section examines the extent to which two alternative approaches to developers’ 

classification explain the diversity inherent in perceiving the value of urban design and its link to 

development strategy. This section will seek to clarify this, by illustrating two design statements of the 

subdivisions discussed; Part of site S85, developed by Kingdom Housing Association and remaining 

sites developed by Taylor Wimpey (Figure 43).  
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Figure 43: The design statement subdivisions  

Source: own analysis, map includedd source: KHA  

Under this transition from the Duloch Park Development Framework into structuring 2 detailed design 

schemes, two distinct business cycles emerged that affected investment and development decisions— 

Taylor Wimpey as a classic developer and Kingdom Housing Association as a Registered Social 

Landlord with charitable status. This gives a chance to identify how these two largely different 

developers extract value from the development process. It makes a distinction between a development 

approach where decisions are a stable response to short-term investment, and an approach were long-

term expectations of developers impose more investment in urban design quality. This highlights the 

crucial influence of developers’ decision to approach development values, cost, and profit in relation to 

time that is underpinned under design.  
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Illustrating this difference at this level of development is significant. In the Scottish planning system 

this level is anchored by ‘design statements’. It combines a level of detailing set to explain why the 

selected design solution is the most suitable for the specific site circumstances—in terms of the 

buildings and the quality of spaces created. It takes the principles set in the development framework 
into delivery motion. According to PAN 68 (ScottishGovernment, 2008, P1): 

Through the Design Statement local authorities should encourage applicants to consider how 
increased value, and sustainability, can result from good design.  

By distinguishing between the ‘Development Framework’ and ‘Design Statement’ the attempt is to 

reinforce the importance of good design and reaffirms that design is material planning consideration. 

Most importantly, given the council’s power to refuse an application, and defend their decision at 
appeal, solely on design grounds. Defined in the PAN 67 Housing quality, p.6:  

A Design Statement should explain and illustrate the design principles and design concept of 

the proposed layout; landscape; scale and mix; details and materials; and maintenance. It 

should show, as briefly as necessary, how these will help to achieve the qualities in Designing 
Places. 

Kingdom Housing Association (KHA) took an active role to translate these design aspirations. The 

basic stand from the KHA subdivision should consider that ‘the development aims to deliver high 

quality development providing value for money homes for the affordable sector.’ (The Design 

Statement, 2009). The housing associations view of urban design needs to meet their long-term interest 

in manging it as part of their property portfolio. Therefore, investment capital is dedicated to identifying 

and exploiting feasible opportunities by stretching urban design capabilities to reflect long-term social 

needs in futer communites. From this perspective, urban design needs to address social issues because 

they are considered to make difference to the investment value. The evidence for this is demonstrated 

in their proposal.  

KHA commissioned, in early 2008, a consultancy team consisting: Oliver and Robb Architects; 

Campion Homes (main contractor); Hardies (Employers Agents and CDM coordinator); Scott Bennett 

Associates (Engineers) and KHA in-house planning consultant. In the span of eight months, three 

meetings took place between the local authority and the consultancy team, mainly, to address the issue 

of the spatial vacuum created by subdividing the northern site of Duloch Park parcel into three 

fragmented sites. The position of KHA can be illustrated in the following statement from the interview 
with the planning consultant involved in the process:  

Clearly, the principle of the development in terms of its allocation to housing was fine. 

However, we did not feel bound to any previous conditions or anything. We knew that the sites 

would be developed for housing; we knew the site on the north would be developed as a council 
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housing. A new road and a roundabout was planned to site the boundaries of our site. The main 

requirement to develop our site was to link in to the development in the east and west (owed by 

Taylor Wimpey). We were designing our area before them, so we had to create a plan, which 

allow our roads to go through to the other sites. Therefore, our engineers had to make sure that 
it is feasible to link in, so the levels and the capacity are right. 

The proposed outline of scheme proposed 119 dwelling with a mix containing cottage flats, two story 
detached and semi-detached and terraces (Figure 44). Taking into account:  

- The inner and wider context: the scheme creates a heart for the development in the form of a 

play area as a meeting point for the community.  

- Framework and Gateways: the scheme creates hierarchy of communities with a larger 

community that links to adjacent clusters. An open grid street network has been adopted in the 

design over the cul-de-sac arrangement opening the choice for pedestrians and vehicles to 

connect homes with facilities and amenities. This aimed for easier management without the use 

of built form barriers.  

- The heart of the community: a large common amenity space with play park provision is 

introduced. The provision of the large amenity space serves the community as a whole, 

supplemented within smaller communities’ amenities.  

 

Figure 44: The phasing of Kingdom Housing master-plan  
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Source: KHA 

The master-plan enables a unique phasing situation of the project, where each of the three communities 

will be delivered in one phase with its own amenities, infrastructure and public-private spaces. This 

provides an appropriate setting for each phase with its buildings, roads, footpaths, and parking spaces. 

Compared to the traditional delivery phasing adopted in the area by other developers to build and sell 

on individual houses phases. Kingdom Housing, links through this scheme delivery to inclusive design, 
and incrementally growing a ‘community’ (Figure 45).   

 

Figure 45: The conceptual design adopted in Kingdom Housing master-plan  

Source: KHA 

 

The application for Phase 1 of this wider site was submitted for full planning permission for Phase 1 

(44 units) under reference 09/03092/FULL in 23 September 2009 and granted in 2010 (09/03092/FULL, 

Ref 11/01774/FULL). Two subsequent applications were made for minor variations to this consent 

under application references 11/01905/FULL and 11/01908/FULL. In addition, applications for a 

further three phases have been consented under references 11/01774/FULL, 11/03009/FULL, and 
11/03541/FULL (Figure 46).  

The Proposal of Application Notice advised (2010) noted that there was no active Community Council 

for this area, consequently, one drop-in public event was held in 10 November 2009. The project faced 

a number of objection comments from local residence in the surrounding communities. As a result, the 

City of Dunfermline area Committee held a hearing (DunfermlinePress, 2009). The issues raised in this 

hearing addressed homes market values around the site and other related social problems resulting from 

concentrating social housing in one site. On the other hand, Taylor Wimpey took a different 

development approach that is reactive to the short-term market needs. The development is seen as a 

quantifiable short-term asset. Thus, the investment design worth is judged, on one hand, against the past 
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investment performance of similar stock and on the other hand, return on investment, bottom line and 

cash flow (Li and Mak, 2014). Design issues are of critical importance, but only in terms of contribution 

to past profiles specification features and attractiveness. Urban design is of interest, but only in a 

marketability perspective, or on the other hand, serve to minimise the risk of investment, to policy and 

regulation (which due to the loose DEX framework is absent)—Design Guidance comes from 

surrounding developments. The evidence for this is demonstrated in their proposal.  

Taylor Wimpey commissioned in early 2010 a consultancy team consisting of - Persimmon Homes East 

Scotland (House Builders and partner developers in the North West site), EMA (architect), and Ironside 

Farrar (engineer and landscape architect). In the course of 9 months in 2010, they met two times with 

the local authority to discuss their expectations from the development. Fife Council provided comments 

on the draft layouts at the meetings and laid down some major concerns related to how this scheme will 

connect to Kingdom Housing proposal. The consultants then continued discussion with the 

transportation department with submission of further drawings, which were discussed by telephone and 
email.  

Comments and guidance provided by the Council during the pre-application consultation included 

(according to the Design Statement, 2008, emails correspondents available, and interviews with the 
planning officer):  

- Encouragement to develop the roads as ‘novel’ streets and lanes, minimising vehicle speeds 

and using buildings, boundary treatments and other urban design features to ensure that 

pedestrian movement took precedence over vehicle movement.  

- Encouragement to consider pedestrian movement in the wider area, connecting to and through 

adjacent sites, ensuring that they lead to existing and proposed crossing points.  

- Further detail on levels, landscape design and play areas was required. 

- There was a broad acceptance that the preliminary proposals reflect the priorities of the 

development framework and the Fife Urban Design Guide, albeit that it was accepted that the 

status of the outline planning permission, which predates Designing Streets, meant that the full 

requirements of Designing Streets would be insisted upon.   
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Figure 46: The Aster-Plan proposed by Taylor Wimpy 

Source: Taylor Wimpy  

In December 2010, an application (10/04700/ARC) was submitted for the erection of 239 houses and 

36 flats (Figures 41 and 42). The application was eventually determined in August 2011 following the 

approval of application 11/00035/FULL. Given the vague information provided in the 2007 

development framework, the Fife Council saw the layout of this detailed master-plan proposed in these 

applications (10/04690/ARC, 10/04694/ARC, 10/04693/ARC, 10/04700/ARC, 13/01981/ARC) as 

greatly influenced by the Development Framework and it was approved under application 
07/01169/WFULL (Figure 47).  
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Figure 47: How the master-plan reacted to the existing SUD ponds in the site.  

Source: Taylor Wimpy  

To sum it up, in the Dunfermline Eastern Expansion and the case of the Duloch Park Parcel, a variety 

of activities have taken place over several years in anticipation of a number of eventual developments; 

land has been bought and sold, a development partnership between developers has been formed. Site 

conditions have been investigated and large-scale infrastructure delivered. Consequently, 65% of DEX 

is delivered to date. In Duloch Park Parcel, the basis of designs and applications have been made for 

outline planning permissions and granted. The connection between financial appraisals and urban 

design has been illustrated. These activities will enable development to happen more rapidly, once the 

market conditions improve. Yet, many stakeholders may remain unaware of all these preparations, and 

the lengthy and often hectic negotiations involved landowners, developers, investors and the local 

planning. Indeed, any member of the public walking around DEX still sees no more than another sprawl 
with under-used and even non-existent public spaces with no local urban identity and structure.  
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In order to understand these outcomes, it is essential to understand what happens behind the scene. An 

attempt must, therefore, be made to assess the contribution and values of particular actors, the 

significance of specific events, and the complexity of relationships that make development to happen.  

7.4. Stakeholders values and interests - The invisible value properties  
 

Although the analysis, in the last two sections, concentrated on the sequence of events in the 

development process, it drew attention to the importance of certain roles (such as the developers), but 

not the invisible situations that affected Dunfermline Eastern Expansion (Figure 48). Indeed, in DEX, 

decisions taken by developers proved to be turning points in the case study. However, the exact 

relationship between events, roles, and institutions is not easy to discern in the visible mode of planning 

and development. Some of which can be traced and recorded, in addition to large numbers of significant 

invisible situations that indicate some effects on the development process, but hard to follow. For 

instance, institutionally, the local authority acknowledges the effect of some of these invisible complex 
situations:  

Number of years ago, we tried to look back at the history and the evolution of DEX. It started 

during the time at previous district councils5, before Fife Council emerged in 1996. During this 

time of changes, some information and circumstances of the agreement of the master-plan was 

lost. So when trying to piece together the history of these sites we were not able to do that. We 

did not have the track of information. I think that together with the way some of the conditions 

were set out means that it is difficult to monitor what actually formed this consent. Because we 
try to apply, the lessons learnt now.  

We can define this institutional change as a transition in the shared understanding, which enforced 

private-led prescriptions about which strategies are required to increase value. Here the local authority 

is not an institution in the sense of organisations; but rather as the formal and informal change in the 

values and identities. During the 90s, existing patterns of power were destabilised and public value 
disadvantage shaded the decision environment.  

This invisible development condition highlights the role of three main organisational actors that seek to 

define the development value space; the planning authority; the finance and construction industry; and 

consultants. The general public and informal pressure group was less visible, but was typically seeking 

to influence these fields from outside. Under DEX strategic master-plan week statutory power the roles 

of developers diverted the development flow into their investment or economic activity. This general 

                                                                 
5 Fife was a local government region divided into three districts: Dunfermline, Kirkcaldy and North-East Fife. From 1996 Dunfermline functions 

under ‘Fife Council’.  

https://en.wikipedia.org/wiki/Local_government_(Scotland)
https://en.wikipedia.org/wiki/Regions_and_districts_of_Scotland
https://en.wikipedia.org/wiki/Regions_and_districts_of_Scotland
https://en.wikipedia.org/wiki/Dunfermline
https://en.wikipedia.org/wiki/Kirkcaldy
https://en.wikipedia.org/wiki/North-East_Fife_(district)
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flow is well illustrated in the last section, however, other tendencies emerged from the interviews based 
on the power acted on by planning officers aided by; not exclusively:  

- The changes in the planning system after 2006; the control of development is replaced by 

development management, which is, itself, an attempt to facilitate the positive realisation of 

property investment. The new arrangements for development management introduced to be 

sensitive to scale, and appropriate decision-making routes are provided in the hierarchy.  

- The role of locally produced design guides after 20056; these guides provided an important 

mechanism for planning officers to become proactive, rather than reactive, about design 

matters.  

These changes were introduced to control the efficiency of the design control process by making it clear 

what the planning officers expect from development. However, the analysis showed that the incremental 

production of the built environment depends primarily on the realisation, by the developers, of short-

term opportunities for profit, rather than the public sector’s agendas of social and economic needs for 

built space in the long term (Adams, 1994).  

This chapter showed that a market-led master-planning creates a development environment with uneven 

value aspirations. For example, Taylor Wimpey took an operational decision to minimise their financial 

commitment by selling parts of the Parcel land. While seeking to maximise their opportunity for long-

term earning by allocating undervalued land (Site S85) to low-cost ‘social housing’ purposes, they 

cleared their commitment to place social housing in their highly valued sites (S87 and S86). 

Additionally, Taylor Wimpey, demonstrated their intent to mediate risk and uncertainty by seeking 

versatility in their financial, operational and management decisions through collaborating with Homes 
East Scotland to develop the remaining parts of S85.  

This reflects both Taylor Wimpey’s experience in using the application system to advance their 

imperative of value creation, focusing mainly on profit maximization and risk mediation. The 

involvement of Taylor Wimpey, in the local planning process through leading the overall growth 

strategy approach is part of this risk-reducing strategy. As a prime developer and landowner, Taylor 

Wimpey achieved a higher-value allocation through leading the process of developing DEX land use 

master-plan. This served them as a developer involved in subsequent planning applications to serve 

their interests primarily to matters of detail. For instance, in both the Duloch Park Parcel Development 

framework and the subdivision Design Statement, the pre-application meetings between the consultancy 

team and the planning officer centred on the issues of connecting the sites with its surrounding and 

                                                                 
6 National guidance (PAN 67 Housing Quality, PAN 68 Design Statement, and PAN 76 New Residential roads; 
and master-planning quality PAM 8) local guidance (Fife Council Urban Design Guide (2007), Fife Council 
Transportation Development Guidelines (2009), Fife Council Supplementary Guidance - Affordable Housing 
(2005)). 
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streets grid. This was echoed and facilitated by the planning offers in both schemes planning proceeding 

documents. In comparison, Kingdom Housing Association and the planning officers’ similar interests 

in securing long-term value from urban design stressed more positive physical value outcomes and 
stream of issues in the planning proceeding documents.  

To a greater or lesser extent, the interest of each stakeholder is linked to that of others. However, the 

way in which particular stakeholder places emphasis on his interests is set within a broader context, the 

socioeconomic and cultural frameworks within which planning officers define strategic and realistic 

interests and take actions. In particular, within their weak capabilities, imposed by a weak DEX growth 

strategy, they choose to peruse incremental issues that are linked to the developer’s value system rather 

than focusing on establishing the need for more positive urban forms and structures. What the planning 

officers negotiated is not simply determined by their interest to pursue public value, since DEX, over 

fifteen years, shaped what the local authority’s power is and this is evident on all levels of development 
from the strategic land use master-plan through site development, to sub-division development.  

At the same time, since the process of urban development was driven forward by the private sector and 

facilitated by the public sector with little or no consultation, it was inherently paternalistic. The visible 

mode of event-based analysis revealed some community and pressure groups objections, however, did 

not reveal any attempt to address wider community interests. In general, DEX development was faced 

with wide criticism over the resulting growth management strategy that could not prevent, or stimulate 

a place-based development. Furthermore, elected politicians were not able to determine and reflect the 

best interest of those most directly affected by market-led operations, this was fuelled by the fact that 

the local authority was not able to initiate major restructuring, as a result, market processes instead 

resumed control of the growth strategy.  
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Figure 48: Visible, invisible and external forces in Dunfermline 
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7.5. Analysis  
 

Dunfermline Eastern Expansion is a clear example of the trend accelerated in the 80s, when the private 

sector came increasingly to dominate development activities in the UK. Once the public sector withdrew 

as an active participant in the development processes, the direct control that is exercised over the type 

of built environment and the levels of development activity was substantially reduced. Consequently, 

the public sector was supposed to move from a controller, to an influencer, of land and property 

development and the form of urban growth – which the local authority failed to ensure in DEX.  

 

This chapter has contended that a far-reaching private-led master-planning and development is flexible, 

in its essence, to economic risks and uncertainties, however, riddled with imperfections and failure. In 

DEX this occurred because the conditions of extensive market-led development are beyond any public 

organisational capabilities to react to external factors of distorted market operations. Structurally, this 

is enabled by a loose framework of site-based and private-based growth that led to development 

conditions where the value of any parcel of land is thus directly constrained by a seat of harmful activity 
taking place on neighbouring land, by another developer.  

The evidence of this is illustrated in Figure 49. Duloch Park Parcel is plugged into a series of established 

urban fabrics. The figure compares the urban fabric in four surrounding sites delivered between 2002 

and 2015, a process that responds to the marketplace, reflecting the same quality of the surroundings. 

Hence, these developments commenced according to the understanding that the ‘market knows best’ in 

anticipating what is demand, and thus, appropriate values to address with less control from the local 

authorities. Therefore, constant ‘conceptual shifts’ and re-definition of design quality was hard to 

impose by the local authority.  



 

207 
 

 

Figure 49: Compare the housing forms surrounding Duloch Park Development  

 
This design policy issues are transcended to the development process, in which, ‘Parcelization’ was 

illustrated seamlessly in this case. DEX expansion follows a ‘convenience parcelling’, intended simply 

to enable ‘efficient and certain’ real estate development, compared to the open possibilities that a 

strategic, purposive and sophisticated ‘place-making parcelling’ that could have been achieved. From 

an urban design viewpoint, the master-planning processes at the strategic and neighbourhood level are 

anchored with fundamental problems—the schemes are essentially a reflection of individual repetitive 

design concepts across a number of sites, not concern with creating places that can drive long-term 

economic and social value for both users and investors. This argument is supported by Adams and 
Tiesdell (2011, pg.12): 

It is proposed that place diversity can be more readily achieved when the design principles 

reflected in the parcel map are embedded within subsequent sale or lease conditions. This is 

the essence of ‘smart parcelization’ since it ensures that land sub-division is not left to chance, 
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or determined by the particular market pressures of the moment, but is planned intelligently, 

deftly and judiciously as an integral part of master-planning and with the positive intent of 

generating place diversity.  

Adams and Tiesdell (2011) argue that in a large-scale development situation the master-developer, who 

control land ownership, must ensure efficient phasing. This is important, for the reason that, large phases 

with large land inventory gave developers great degree of pricing power created by the size or strategic 

location of the parcels being built upon. In such, developers had the ability to influence land price within 

a submarket by restricting or adding to the number of land available. Therefore, reacting to these 

development issues, the 1997 planning consent should have deployed mechanisms to release parcels 

sequentially insisting on high standard of design quality from the start. A process that could have set 

the benchmark for the remainder of the expansion.  

In the invisible core of this illustrated operations, land, development and place are not seen as a social, 

rather than a private, commodity. Although a private-led growth is well equipped to handle uncertainty, 

it was demonstrated that it is unable to take account of social values for a simple reason. Developers 

may well seek to minimise private development costs and maximise private development benefits at 

the expense of social development benefits. Profit maximization for developers may, thus, be achieved 

only at the expense of the wider community, the different ways Taylor Wimpey and Kingdom Housing 

Association (KHA) define ‘value’ is evidence of this. KHA interviewee added:  

 

There is no doubt that we produce good quality housing. Having said that, when you compare 

the private housing and affordable housing development spending models. Private developers 

have to design houses to show because they need to sell it. We do not need to do that, the 

quality is in the actual services, the built quality and environment. 

  

It is not because the KHA values urban design more than Taylor Wimpey does, it may well be a factor, 

but because they adopt very different business models of costs and benefits. Within these differences, 

this study was able to demonstrate that the short-term costs and benefits view of master-planning that 

occur over much longer period are substantially discounted in conventional development operations.   

 

The position of the high quality affordable housing scheme is to generate higher overall social values. 

Nevertheless, it cannot be overlooked how confusing the direct account of externalities and other market 

failures are that led to this situation in the first place. A good land-use system would have led to a 

connection that is more direct between these developments with the detailed master-plan developed by 

Taylor Wimpey, ensuring more social integration that could take place. The possibilities of improving 

this scheme would have been endless, in generating both higher social welfare and higher land values.  
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Both the visible event-based and invisible agency-based analysis showed that master-planning 

(including planning, urban design, and real-estate development) involves a variety of actors in complex 

sequence of events (Figure 43). In the situation of this case the planning officer is only one actor, and 

by all means not the most powerful, and planning application is only one event, and by all means not 

the most significant. This is, partially, due to the external structural growth strategy that places planning 

officers in a position where they are unable to react and influence the urban structure. After 2005, the 

local authority was equipped with better tools to realistically use their ability to influence and refine 

their role. However, urban planning in this case had no responsibility to counter the volatile nature of 

development activity. Mainly because of the way DEX was parcelled and phased, meaningful change 

needed to take place outside the application system by bringing parcel owners together and negotiating 

improvement on the overall physical structure of the area. 

 

External factors (institutional, economic, social and cultural), visible and invisible events and outcomes 

(knowledge, values, relationships, powers and interests) should not be viewed as isolated activities. The 

evidence in this case successfully established this, suggesting that the greater success in achieving 

positive master-planning value should occur where relationships need to be developed within these 

three dimensions. Although, incorporating all factors, in addition to identifying connections might be 

neither feasible nor useful, the case helped to illuminate this complex field.  
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Chapter 8 - Case study (2) Craigmillar PARC Regeneration  
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8.1. Introduction  
 

Chapter 8 presents an analysis of the second case study—Craigmillar/Edinburgh PARC Regeneration. 

The last case study examined the effect of decades of political and economic changes leading up to the 

2008 economic crisis, where Scotland was undergoing a series of economic, social and spatial dramatic 

reconfigurations. Dunfermline Eastern Expansion gave an example of private-led new beginnings with 

Greenfield sites that fuelled urban growth. Craigmillar, on the other hand, illustrates a different story. 

A story where neighbourhoods were razed to the ground to be replaced by a new kind of urban 

development. Where terms like ‘regeneration’, ‘mixed-use’ and ‘social cohesion’ became the centre of 

redevelopment activities. In Craigmillar, the process profoundly seeks to transform aspects of urban life 

both the way it looks and how people live in. A political spirit of optimism dominated the process, with 

regeneration seen as an important opportunity to rectify the mistakes of the past to create attractive, 

sustainable places for existing and new communities. Craigmillar PARC Regeneration is of interest in 
this research for two key reasons: 

- Managed by a public-owned company (PARC), the narrative of social value is dominant —the 

analysis reflects on the key insights of community-based approach that offers to maximise 

social value. This is achieved by drawing attention to, highlighting and capturing the 

increasingly significant role that master-planning takes in the development of the community-

based approach, which is being assembled to sustain urban regeneration. 

- The definition of ‘value’ is wider than the urban physical context—with the effect of the 2007-

08 economic crash, and the decrease in public funding through the implementation of 'austerity 

budgets', there is an urgent need to look at the master-planning process that was forced to be 
tied so closely to balance the interests of the market.  

Three inquiries are investigated. First, the social and economic context is discussed, this includes how 

the collapse of the economy has left Craigmillar blighted by unemployment, riddled with poor housing 

and socially excluded from more prosperous areas in Edinburgh, which derived the need for a 

comprehensive regeneration strategy. The second investigates the implementation strategy. This is 

undertaken through a clear and scale-based logical narrative analysis of the development planning and 

design processes. The development circumstances of the Town Centre master-planning processes are 

studied as an example of the implantation strategy in Craigmillar regeneration. Lastly, through the 

interviews with key stakeholders, this chapter reveals the key invisible situations; stakeholders’ network 

of decision-making that affected the Town Centre master-planning processes; and to assess the 
regeneration model and the institutional capacity of the regeneration company in managing change.  
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8.2. The external meso and micro forces of urban regeneration 
 

8.2.1 The socio-economic context of Craigmillar 
 

Craigmillar is the City of Edinburgh’s oldest satellite housing estate and is situated less than 3 miles 

from the south eastern side of the city centre (Figure 50). By 1950, the local economy was based on 

coal pits, breweries, and the largest margarine factory in Scotland (a working class’ area). The first 

buildings of a new social housing scheme were opened to relieve population pressure caused by slum 

clearances in the Old Town, the rapidly expanding population in Leith and the growing need for labour. 

The population grew rapidly, climbing to over 25,000 by 1960, in almost entirely public properties. In 

1983 90% of, or 4,000 out of, 4,415 residencies in Craigmillar were council owned. One can easily see 

how the historical development of the area feeds into contemporary debates on social mixing and the 

concentration of poverty issues. 

 

Figure 50: Strategic location of Craigmillar  

Source: Anderson Bell + Christie 

Between 1964 and 1990 a number of redundancies waves and mine pit closure proved to be devastating 

to the area (Carley, 2000). Starting with the closure of mine pits in the 60’s where nearly 2000 jobs 

were lost. Compounded by the closure of all the breweries in the 70’, cue a descent into stubbornly high 
unemployment levels that pervade to this day. 

The Midlothian region was the fourth most important coal-mining area in Scotland. In 1957, some 

11,000 miners were employed in 26 collieries, placing Edinburgh far ahead of Glasgow in terms of 

mining activity. According to Carley and Scotland (2002) it is important to recognise the extent to which 

this industrial history is excluded from Edinburgh’s historic ‘image’. The legacy of heavy industry was 
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ignored, driven by the processes of re-envision the strategic impact of Edinburgh as a touristic, 

educational and service based businesses. In Glasgow, this narrative was part of city culture and had an 

enormous effect on the regeneration strategies in the 90’s, not in Craigmillar. The enormous scale of 

heavy industry history in Craigmillar has entirely disappeared, leaving its social legacy to see today. 
Craigmillar, as a place, was left to disintegrate.  

Since the 1980s, Craigmillar has been earmarked as in need of 'regeneration'. What ensued were a 

number of projects, often remarkable only in their failure to achieve much at all (Deakin, 2012). Large-

scale demolition of the tenements followed the second wave of displacement that the area witnessed. In 

spite of these revitalised efforts, the social and economic deprivation continues to this day—Craigmillar 

was ranked as the fourth most deprived area in Scotland in the Scottish 2006 Index of Multiple 

Deprivation (SIMD). These negative perceptions have contributed to the community becoming 

stigmatised as a place to live and by the ‘culture of dependency’ associated with peripheral housing 
estates (LUDA, 2006). 

When things went into a critical point of crime and insecurity in 2000, Edinburgh Council started to 

introduce a comprehensive strategy. This second wave of efforts started by forming a special purpose 

public vehicle called PARC (Promoting and Regenerating Craigmillar)—a joint venture between the 

City of Edinburgh Council and EDI, a public company owned by Edinburgh Council, established in the 

90s with each owning 50%. EDI was created by Edinburgh Council to get around restrictions imposed 

by the central government in terms of capital expenditure - set up as an independent company. A 15-
year business plan was developed to deliver the regeneration programme.  

8.2.2. The need for strategy – culture and history in urban regeneration  
 

As illustrated, a strategic context for urban regeneration in Craigmillar has not been well developed 

during the 90s, a feature of earlier efforts has been a lack of strategic vision and longer-term perspective. 

The need for a strategic approach to urban regeneration, raised from the concerns regarding private 

investments, which have been reluctant to enter Craigmillar market. Therefore, it was not feasible to 

approach urban regeneration through the promotion of urban transformation projects in isolation. After 

2000, the emphasis moved to create the conditions for economic, social, and environmental 

regeneration. Essential in achieving this is the existence of a long-term strategic framework, which 
reflects a process capable of fostering links between issues and those involved in them.  

In seeking to achieve this, PARC, started by introducing the Community Forum that feeds into the city 

regeneration forum. The process started to build some sense of civic purpose to address local 

community needs and values (LUDA, 2006). There were a number of initiatives pulling at different 

directions like Southeast Wedge and Prefer Expansion. The commitment to focus on community 

participation has culminated through the publication of an Interim Planning Framework in 2003. To 
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develop this plan, an urban architect was brought from London to carry out an exercise called the 

Community Development Framework (LUDA, 2006). One interviewee described the perception behind 

this process:  

It was a proxy for a plan. It was not called that, it was called development framework, because 

it was not have any statutory basis. Only on the back of that, and the community support of that 

framework, the vision of new heart, pumping new life into the community. The community said, 

‘we are ready to lead this’, we need to securitise it. We need planners to know, not treat us as 

something that does not exist. We do not need a formal instrument to promote the development; 

we need you to give us a plan. It was like the formal system red-lined the area, and said we will 

avoid this. And that when the interim plan came from. Which again was an achievement from the 

community to drag. 

This showed a commitment from both, the formal planning system and the local community. On the 

back of that commitment, the revised interim plan (2005) was introduced. The plan is the first attempt 

to describe the vision underlying Craigmillar’s development strategy. In an attempt to align the social, 

environmental, and economic values, it identified the following vision of the area:  

- The social exclusion Craigmillar suffers can only be resolved if the regeneration of the 

community is integrated back into the City. 

- Such a regeneration should be based on a series of environmental improvements, creating 

neighbourhoods which are attractive to live in and give people a strong sense of place. 

- The regeneration proposal should be sustainable. That should not only be socially inclusive, 

but also sustainable in environmental and economic terms, able to balance housing, jobs, 
employment and business expansion with resource conservation. 

The town centre was envisioned as a ‘Town centre strengthened as a local destination, and its centre of 
gravity moved eastward to serve more of the community and to link better to public transport’ 

Followed by the Craigmillar Urban Design Framework (CUDF) in late (2005) which became the stone 

for everybody who anticipated expectations of the future, of something concrete, where it became a 

statutory document (Figure 51). The Craigmillar Urban Design Framework (CUDF) 2005 was prepared 

in the context of redevelopment and regeneration opportunities first identified in the 1994 Structure 
Plan as part of the wider South East Wedge proposals.  

Edinburgh Council’s Planning Committee approved the CUDF developed by architects Llewlyn Davies 

in 2005. The master-planning process focused on the design and layout of the neighbourhoods to be 

developed under the ‘living in Craigmillar’ regeneration theme followed by extensive consultation with 

the local communities. This was achieved by engaging members of the community in a number charrette 

type exercises and involving them in setting the standards for the design and layout of the 
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neighbourhoods proposed under this stage of the regeneration. These exercises focused the 

community’s attention on a series of alternative housing designs and their layout as neighbourhoods. 

Design models from Germany and Holland were introduced as possible options for neighbourhood 

development and a prolonged period of deliberation pursued, culminating in a proposal to adopt low-

density housing layouts in home-zone type neighbourhoods. Four large new housing areas were 

introduced. By confirming the existing boundaries around the key housing areas, the CUDF excludes 

some areas historically considered part of Craigmillar. It also excludes much private housing already 
available in the wider area. This has an effect on the present and future tenure balance (Figure 46). 

 
Figure 51: The new housing areas interventions in Craigmillar  

The plan shows three major new housing areas in red, and the boundaries of the city centre master-
plan in purple. 

Source: Craigmillar Urban Design Framwork 

The central body of this framework is constructed around addressing key place-based issues of housing, 

movement, community facilities, open spaces, businesses, employment, and infrastructure. One 

important aspect addressed by this document is that it set out a ‘structure for change’ through describing 

the contexts, which sit to guide future developments. In defining the ‘contexts’ the document does not 

form these in a list or text style. It sets a vision for Craigmillar through illustrative plans and analytical 

principles diagrams. The uniqueness of this level of master-planning is that each one of these key issues 

is addressed through design guidance and design requirements. Finally, all are integrated in a 3-phase 
plan (Phase 1: 2005-2009, Phase 2: 2010-2015, Phase 3: 2016-2020) (Figure 52). 
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Figure 52: The structure of the CUDF.  

Source: illustrated based on CIDF document information   

The CUDF is updated several times, reflecting the changing circumstances in the area; the last update 

was in 2013. These constant updates are important, an effort that was absent in the Dunfermline case 

study. Many of the changes in the reviewed CUDFs are due to either revision in central, or local, 

government planning related policies or updates to the text to reflect recent developments. Most 

significantly, a number of key changes to the planning principles have been made following a 

consultation process. Regarding housing and design, movement, services, open spaces and business and 
employment   

This is a visionary document and a sophisticated level of strategic incisive master-planning, built on a 

logic that underlies the community’s plans and the deliverable vision of development. A partnership, 

according to Deakin (2012), that goes on to build as a stage for designing environmental improvement 

programmes capable of sustaining urban regeneration. There is a high level of integration between the 

representation of socially inclusive visioning, the community's experience of this and the planning 

partnerships developing as the means to underpin this strategy and support the design and construction 
stages of the urban regeneration (Vreeker et al., 2008, Deakin, 2012). 
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The progress that has been made, to date, in Craigmillar regeneration (January, 2016) includes:  

- 671 new homes completed in the Craigmillar area since 2005. 25.2% of these have been 

affordable housing, and approximately 24% of the new homes are family houses (3 or more 

beds)—in Wauchope & Greendykes masterplan areas.  

A 58-unit development for Link Housing Association is under construction; and negotiations 

are underway to develop a further 93-unit development in Wauchope Square. 

- Since 2002, the entire primary school provision has been renewed in the Craigmillar area; 

- Completion of 1,600sq.m of industrial units, now fully let; 

- Completion of the Niddrie Burn restoration project;  

- Completion of the public transport link to the Royal Infirmary of Edinburgh, with associated 

cycle and foot paths (June, 2013); 

- Completion of the Wisp junction improvements; 

- Completion of the new CEC neighbourhood offices and library; 

- Restoration of the White House building as a community library; 

- A new 3G synthetic football pitch has been provided close to Castlebrae High School; 

- CEC funding is in place for a new 3G synthetic sports pitch and possible cycling facilities at 

the Jack Kane Centre; 

- The Thistle Foundation Conservation Area was promoted and subsequently approved in 2007. 

 

To sum it up, the effect of meso and micro development forces have brought a dramatic transformation 

to Craigmillar. The decades of the 80s and 90s brought a dystopian effect, the recession punctuated two 

decades of deindustrialization and working class job losses, with widespread spiralling crime rates. The 

regeneration efforts were possible under the new market realties; expand homeownership while changes 

in the financial services industry and institutional framework of the housing finance system helped to 

funnel capital secured in addition to government support. The ideology adopted by Edinburgh Council, 

of balanced privatization, forwarded a governance model where the benefits of adopting a strategic 

approach to the regeneration efforts are readily apparent. It linked historic and inherited political, social, 

and economic issues, as a heavy organisation of extensities, to macro institutional contexts and local 

actor’s individual and collective efforts. It encouraged the local authority, local community, and other 

organisations to establish an agreed agenda, however, producing a confusing account and complex 
inter-organisational landscape as the next sections will reveal.  
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8.3. The implantation of strategy - The visible processes and outcomes.  
     

This section will look more systematically at the regeneration process in the case of the Town Centre 

master-plan, identifying attributes and contextual factors that account for this bottom-up model of 

regeneration. Whilst the last section illustrated the changes in the economic opportunity and social 

awareness that have been important factors in determining the pace and scale of urban change required, 

this section will look at the issues that exerted a significant influence over the planned form and 

function. Four major master-plans illustrate this connection; Wauchope Square (30 acres); Greendykes 

North and South (20 acres); and Town Centre. Wauchope and Greendykes centred around delivering 

attractive, mostly new, housing neighbourhoods, while Town Centre is planned as a mixed use central 

hub for the town (commercial centre, community faculties; high school; library and housing). This 

section focuses on the Town Centre master-plan as an example of refiguring Craigmillar in the image 
of city of Edinburgh through physical reshaping of the mixed urban fabric.  

This is undertaken through a clear and scale-based logical narrative on the development process 

outcomes. Two levels of master-planning are investigated in this section. The first level investigates the 

Craigmillar Town Centre Development Framework (2007) and the second level examines the Design 

Statement (2014) that is set as planned for incremental build out of further projects to be delivered by 
different stakeholders (Figure 53).  

 

Figure 53: The case study levels of master-planning  

Source: own illustration  

A detailed analysis of processes and outcomes based on these two development hierarchies within the 

planning system in Scotland is important. However, it is equally important to stress, as the following 

sections will illustrate, the value and changes of community engagement within master-planning 

process as stage towards integrating visions and actions. Furthermore, how the context of the planned 

physical and social improvement has been subject to new economic realities required redirection of 
resources and new understanding of the strategic objectives.  
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8.4. Master-planning as a consultation tool with the local community – the case of Craigmillar 
Town Centre Development Framework  

 

This section seeks to understand the relationship between the visible planned physical context and the 

nature of the social and institutional response. The heart of framing the story of Craigmillar town centre 

master-plan is asking the question about both what sort of physical environment is planned by 

stakeholders and also what sort of value trade-offs were involved in shaping such a future. In particular, 

these trade-offs crystallised some of the challenges that arise at the strategic levels that seem possible 

to deliver at the pre-2007 market conditions, against the economic externalities suffering the paradox 
challenge of aspiring too much.  

The town centre site is located within the existing urban area at the heart of Craigmillar (Figure 54, 55). 

The Niddrie Mains Road splits the site north and south and serves as a main east-west route south of 

the city centre linking towards Newcraighall and the A1 to the east. The site extends to approximately 

22.53 ha and comprises vacant brownfield land associated with the former housing areas of Niddrie 

Mains and existing commercial, health and administrative uses relating to the existing role of the 

western part of Niddrie Mains Road. There are also limited existing residential uses and former 
education uses. Existing buildings around the site are generally single and two storeys in height.  

The site is identified in the Edinburgh and the Lothian’s Structure Plan 2015 as being within the Rest 

of Edinburgh Urban Area where there is a housing requirement from strategic housing allocations of a 

minimum of 1100 units. Through the Edinburgh City Local Plan (2007), the town centre is recognised 

to falls short of what is required to act as a vibrant hub for expanding the economic development. The 

plan identifies the land within the Town Centre boundary designated as business and industry, local 

centre, housing proposal, open space and food store. Directly connected to the strategic master-planning 

level introduced in CUDF, discussed in detailed in the last section. The CUDF as an element in a range 
of planning policy, both statutory and supplementary. These include:  

- 'The Edinburgh Standards for Sustainable Building' sets principles to assess the 

sustainability of major planning applications in Edinburgh. 

- 'Affordable housing' sets out the requirements for the provision of affordable housing 

within housing developments  

- 'Movement and development' establish design criteria for road and parking layouts. 

- 'Parking standards' set the requirements for parking provision in developments. 

- Edinburgh Standards for Urban Design set criteria for the quality of design in new 

developments to maintain and improve the visual image and identity of Edinburgh. 
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Figure 54: Craigmillar City Centre site  

Source: Anderson Bell + Christie 

In February 2007, the EDI commissioned Broadway Malyan (designer), Steer Davis Gleave (traffic 

consultant), Faithful and Gould (cost consultant) and Montage Evans (Town planning and commercial 

property consultants). As result of a 9-month, during 2007, consultation process was conducted to 

gain support and commitment to a development framework included the following conservation 

vision: 

- Create a better town centre (positively built upon the existing town centre and support local 

community). 

- Accommodate mixed uses (Food Store, Community High School and Public library, new public 

realm, additional retail and residential provisions as well as integrated green space).  

- Encourage cultural change to drive busneisess (New identity for Craigmillar).  

PARC drove the approach of the extensive consultation program for the master-planner, as an EDI 
interviewee stated:  

We started in this project before the planning act (PPP), at the time; the Act was still an outline 

planning, so there was no requirement for major development like that to have such consultation 

process. However, we knew that it was coming in 2007. So undertook among ourselves that we are 
going to consult with the community before it goes to planning application.  
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Led by Broadway Malyan, the consultation was undertaken in three main rounds, and various 

community and stakeholder groups in Craigmillar were consulted separately in mid-2007. The result of 

each consultation round was a set of focus points and issues of consideration fed into three separate 

outcomes reports. In each round, the master-plan was revised. As a result, three main issues were 

highlighted; traffic and transportation; the definition of a walkable high street; and ‘integrated 

connectivity and footpaths. The consultants’ team meet with the local authority to present the different 

proposals that came out from the consultation process in two different occasions in April and September 
2007. 

 

Figure 55,Site currant conditions  

Source: Anderson Bell + Christie 

In January 2008, the EDI submitted an outline application (08/02553/OUT) for approval, in principle, 

to regenerate Craigmillar Town Centre, including an area of demolished housing at Niddrie Mains and 

the existing local centre, through a mixed use development, comprising various housing, community, 

retail and business uses and accompanying infrastructure (Figure 56). The proposals envisaged a 

complete regeneration of the area and proposing substantial new build renewal over approximately 15 

years. The application is accompanied by a master-plan, which is intended to establish a number of 
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broad principles for the future development of the site. The application was granted subject to a number 

of conditions. The scheme brief includes; 55 units care homes; 574 apartments; 102 houses; large food 

store; retail; offices; car park; community high school and open spaces.  

 

Figure 56: The 2008 master-plan proposed  

Source: Anderson Bell + Christie 

During the application proceeding stage, the development framework was reviewed in the Urban Design 

Forum in Edinburgh Council (with contribution from Architecture and Design Scotland (A+DS), 

number of urban designers, Edinburgh City Council, EDI attended the review). Through the process of 

design review stage, the master-plan first encountered major criticism from experts in the field. The 

Forum focused on urban design issues and housing style. The meeting with this review panel took place 

late in the process, after the submission of the planning application. Therefore, the comments of this 
Panel Review formed the basis for the planning application Reserved Matters. 

Three issues were raised relating to how the vision, connectivity, and the public realm were approached. 

Reflected through the pre-application consultation documents, mentioned previously, and the 

application comment received from the local community. The main concern was how the proposal deals 

with treatment of the strategic moves and road linkages through the main road. All consultation events 

questioned the nature of the main road proposed, as a focus for local community or as a major transport 

artery for the city (Figure 57, 58). As a result, the comments questioned whether the main road was 
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approached in a way that affected the quality of the ‘Hub’ or the ‘Heart’ created that is attached to this 

spine root. Apparently, this is one of the early problems raised by the local community 10 years ago. 

According to the interviewee from Castle Rock Edinvar Housing Association:  

If you go back and see the first document (2008 master-plan), it was a fantastic one. It is the pieces 

that are missing. At these early stages, the fact that a road dissected Craigmillar was a major issue 

and a barrier to develop. Instead of one community, you started with two to act as one. That what 

came out of the community consultation, and unfortunately it is the one issue that has never been 

addressed. In addition, that arguably dilutes the confidence in the community, saying this is a big 
issue here and it has never ever been addressed. 

 

Figure 57, Connections and legibility  

Source: Anderson Bell + Christie 
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Figure 58: A rendering for the heart of the project.  

Source: Anderson Bell + Christie 

The 2008 master-plan is one of these proposals that redefines what we mean by ‘master-planning’. 

Whatever the role of ‘design’, seen by different stakeholders, the ‘master-plan’ was not seen as the sole 

purpose of the process. Definitely, the City of Edinburgh, raising its expectation from the project, 

pushed PARC to seek more studies and delivery strategies. These strategies are an integral part of the 

master-planning processes. The planning application includes a number of business and employability 

statements, that where seen as a substance to move the application decision forward. The process was 

defined through it outcomes—spatially (development framework); environmentally (the sustainability 

statement and transport assessment), economically (the food store study, and the retail statement); 

socially (the consultation report and the community facilities proposed); and operationally (the phasing 
scheme plan). These are listed in Table 26. 

Document Outreach 

The Master-plan report  Development framework 
Urban design framework  

The Transport Assessment  
Basis of pre-planning committee discussions and provided 
the initial details of the transport measures required to 
support the proposals 

The Proposed Food store Access—supporting technical 
information 

This report expands upon justification offered in the July 
2008 Transport Assessment (TA) 

The Traffic Management Scheme for Puffer Place   
The Phasing Scheme plan  Phasing for infrastructure work  

The public consultation report  
The report explains the three-round consultation process, 
comments, meetings, street interviews, community forums 
meetings and presentations.  
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The Retail Statement  Assessment of the proposed food store of the application.  

The Sustainability Statement  
Listing sustainability principles have informed the master-
plan proposals 

Table 26: The documents that define the ‘master-plan’  

Source: documents submitted to support planning application   

 

8.5. Restructuring the strategy – trade-offs and market realities  
 

As mentioned in the last section, 2008 development framework was submitted in July 2008 and 

determined in 2009. The decision taken was to grant planning permission, subject to a number of 

conditions and the conclusion of a S75 legal agreement on matters related to transport upgrade works 

and affordable housing. Under the effect of the 2008 Economic Crash, the EDI chose to hold the 

workings on the scheme, therefore, matters ultimately did not progress towards the conclusion of the 
S75, and the application was undetermined.  

Meanwhile, after 2008, the regeneration continued in Craigmillar, the projects that were completed 

from that earlier masterplan are the Council’s Neighbourhood Hub and Community Library, and the 

refurbishment of the White House and public realm works associated with both buildings. At the policy 

level, during this period, the CUDF was revised in 2013; The Edinburgh Local Plan 2010 was adopted. 

The Strategic Development Plan for Edinburgh and South East Scotland was approved in Jun 2013 and 
guided an updated Local Development Plan (2012).  

The effect of the 2008 economic crash on the 2014 Design Statement was the main discussion area 
where the interviews focused on, the outcome of these discussions is stated as follows:  

The main reason in which the development was put on hold in 2008 is simply that the housing market 

crashed. It is important to state this and clarify that the EDI, as any private developer, was affected by 

the market. Edinburgh City Council does not directly fund the EDI, as a company and their fund comes 

from there their own financial purse and development activity. As a result, EDI had to turn a big number 

of its private sell units into RSLs7 or shared equity. Edinburgh Council and the Scottish government, 

through shared equity, helped EDI, as any private developer operating in Edinburgh, to sell housing 

units. There was no available cache to push the development, and the EDI had to sell a big part of their 

portfolio to Edinburgh Council. As a result, the EDI transferred from a major developer in Craigmillar 
into managing developments, acting as an intermediary enabler between the proposals and builders.  

According to the Design Statement (2014) and the interviewee from the EDI, within the specific brief 

of the Development Framework (2008) the financial crash effects are: 

- The market demand of the large food store set in 2008 does not exist anymore.  

                                                                 
7 Registered social landlords 
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- The size and model of the school was being reviewed because it was very land hungry (It took 

67 h of the land in the middle). In the 2014 master-plan, the school became more compact. The 

Council accepted the fact that the school should be a more urban school rather than two-storey. 

This shows how the perception of land value changed after 2008 financial crash, not just in 

Craigmillar, but also in the development environment as a whole.  

- The playing field that was in the heart of the 2008 master-plan was pushed to the north to create 

more housing in a more valuable land. 

- The library that was in the 2008 master-plan put the school is set to have its own building as 

part of the community hub.  

- Housing demand has changed. In 2008, housing types consisted of 3-4 storey buildings with 

retail and commercial ground floor. Volume house builders did not want to take part in such 

uncertain mixed uses. After 2008, the town centre land was seen as more valuable and 

discussion about whether Craigmillar is a suburban or urban town surfaced. The 2014 brief sets 

lower density housing, more family housing that private developers’ want to build.  

- The only building during the crash that was being built according to a 2008 master-plan was 

the neighbourhood office (invested by the Council). As a result, 2014 master-plan had to be 

designed around the building.  

- The new train station is not likely to be delivered.  

- Focusing on creating a vibrant civic space that is supported by a number of uses (housing retail 

and restaurant). 

Hence, the master-planning deliverability strategy was changed to set the plan through its specific 

elements or buildings that can be delivered early to continue the regeneration, moving from the ‘urban’ 

to ‘individual buildings’ ensuring viable implementation in post-2008 market and market projections. 

Consequently, the master-plan has been prepared comprise the following elements (Figure 59, 60), that 

each will reflect future planning application:  

- Town Square/Civic Space 

- Food store 

- Retail units 

- Restaurant 

- Residential neighbourhood 

- Associated public realm, infrastructure and green spaces 
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Figure 59: 2014 Master-plan proposals  

Source: Anderson Bell + Christie 

This Design Statement was prepared to describe the masterplan and urban design principles guiding 

each element of the developments. It provides a design framework for bringing forward the detailed 

design of each individual development within the regeneration area. Anderson Bell Christie prepared 

the master-plan along a consultant team comprising of; planning consultant (GVA), landscape architect 

(Harrision Stevens), infrastructure engineer (ARUP), transport consultant (ARUP), quantity surveyor 

(Gardiner and Theobald) and commercial residential agent (Colliers International). The team proposed 
a number of documents that supported the master-plan listed in Table 27.  

Document Outreach 

Design Statement 

This Design Statement outlines how the elements, which are the subject of 

the Application for Planning Permission in Principle, relate to the wider 

illustrative master-plan for the town centre.  

Design principles The document explores the components of the master-plan.  

Planning report  Describing the current and previous planning positions.  

Land investigation 

Exploratory hole 

Location plans.  
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Air Quality 

Assessment 

Air quality studies are concerned with the presence of airborne pollutants in 
the atmosphere. This report outlines relevant air quality management policy 
and 
legislation, describes the existing air quality conditions in the vicinity of the 
site 
In addition, it outlines the nature of the development and the air quality 
issues associated with its construction and operation. 

Tree Survey and 

Arboriculture 

Constraints 

The Tree Survey records in detail the nature, extent and condition of the 
existing tree cover within the defined area of survey, and provides 
interpretation and analysis on the results of the survey. 

Utilities Strategy 

The purpose of this report is to summarise the existing utilities position as 
understood at present and to identify the need for diversions and other works 
necessary to take the development forward. Consideration was also given to 
the future educational, industrial and retail facilities contained within the 
overall masterplan boundary, but out with the PPP application boundary. 

Drainage Strategy 

• Investigate the existing drainage regime. 
• Agree allowable discharge rates. 
• Estimate the proposed development flows. 
• Identify potential discharge points and 
• Understand how SUDS principles can be incorporated within the proposed 
development to treat and attenuate surface water flows.  

Ecological 
Appraisal 

Identify ecological constraints associated with the development, to advise on 
areas where further information is required and to identify future work 
required to assist with the delivery of the final Master-plan. 

Economic 
development The current and future economic impact of the development  

Pre App 
Consultation Report Describe the consultation process  

Table 27: The documents associated with 2014 master-plan  

 
Figure 60,Proposal analysis  



 

230 
 

Source: Anderson Bell + Christie 

 

8.4. The institutional capacity to drive change and realise local values   
 

Following the same analysis framework adopted in the Dunfermline Eastern Expansion case study, this 

section will look at the relational context—conditions, attitudes, and values that framed the visible 

outcomes (Figure 62). This section will show how master-planning as a planning, urban design, and a 

real-estate activity in Craigmillar is deeply social and political. It carries values and expresses power of 

certain imperatives and stakeholders. These powers lie, institutionally, in EDI’s view of ‘what is good 

for the development’. In this politics of influence, ‘bias’ towards certain development trends was 

mobilised and embedded by the designers in their interpretation of the cultural practice of consultation. 

- The decision network between EDI and the local authority  

Positively, this web of influence poses two main differences between the Dunfermline and Craigmillar 

cases in the way the developer-local authority relationship is structured. The first, EDI, as a client, took 

a more proactive role to meet with the planning officer to update and discuss how the proposal is being 

formed. Adding to that, Edinburgh Council, the elected councillors, and the local community 

representatives are board members in both PARC and EDI. This pre-application negotiation took place 
at two levels: 

- The master-planner/planning officer and the developer/planning officer.   

- A vision that is consistently being updated through board meetings, down to both the master-

planner and the planning officer.  

 

The second and main difference is that there is a dedicated team in Edinburgh Council that deals with 

such a type of large development, for example, the same planning officer was responsible for tracking 

two of the three master-plans in Craigmillar. A consistency structure is in place, the same planning 

officers that deal with the development at the pre-application negotiations also deal with the application 

stage. Adding to that, the planning officer takes an active role in attending the local community council 
meetings to get insight and give feedback of the process.  

- The decision network between the EDI and other regeneration partners  

Negatively, this is evident in the different consultation structures and purposes adopted in the 

Development Framework (2007) and the Design Statement (2014) between prospective 

retail/commercial occupiers and stakeholders including CEC Children & Families, Neighbourhood 

Hub, and Planning & Transportation. With, relatively, the same brief, PARC did not consider that the 
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same excessive consultation process was needed to take place at the two stages. One PARC member 
added: 

There is a feeling in Craigmillar that they are being consulted out, there is over consultation 

fatigue. What they wanted to see is things happening. So we did our review with the master-

plan, we looked at the SUDF review of 2013. Which did not really affect the town centre that 

much. In addition, we prepared an initial plan and we went out to public events. We did 
presentations at a lot of community meetings. 

The effect of EDI’s structural power is embedded much more than merely in more or less formal 

consultation activities. It lies within the implicit assumptions about how things should be organised. 

When the EDI, through their consultants took more active charge to restructure the master-plan in 2014 

under market pressure, local communities were forced into negative oppositional response. According 

to one stakeholder, the difference Development Framework (2007) and the Design Statement (2014) 

communication systems is more profound. The EDI did not try to build any trust and did not want 

debate. As he stated, a strategy emerged from the community—‘it was to not commit’…’almost 

disengaged from the processes. The issue expressed here links to the consultation language used in the 

first place. The strategic level master-planning outputs was a vision and set principles. At the 

neighbourhood level master-planning, there is a ‘design’ to be set, and consultants forced their vision 

into outcomes and not trying to create a dialogue or negotiate. One local community representative 

explains:  

The community bought their time and let that burn out and it was very awkward times 

According to one elected councillor: 

There was a language difficulty. When the architect speaks, it does put the ordinary people off, in 

a sense that this language is not for the space that I live in. Architects and planners may have in 

their minds what a space should look like. But the community cannot envision it, it is not easy to 
look at a plan and engage with it.’  

Another stakeholder stated a much deeper problem, which started in the first place with the regeneration 

project itself.  

The regeneration process is a journey, and when we started this journey, there is a community. 

Moreover, wither we like it or not, we will end up with a different community or bigger 

community. Particularly, how this one was evolved, because of the mass demolition and many 

people dispersed across the city. Within the hard core people that were in process from the 
beginning there is a historic resentment against EDI. 
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This means that master-planning work is not just about the substance or specific content of issues. It is 

about how issues are discussed and communicated. The evidence of this lies in how EDI, during the 

processes, dealt with Castlebrae Primary School on the northern parts of the parcel (Figure 61). 

The school was saved from a mass demolition that took place in the 80s by local campaigners, 

considered to have a significant social and historical value attached to it. In 2005, Castle Rock Edinvar 

started to regenerate the school and its surrounding sites, successfully delivering the housing 

neighbourhood by 2013. In such, the development activity in the town centre parcel is affected by inputs 

of land value determination of Castlebrae Primary School and the surrounding residential buildings 

built by Castle Rock Edinvar, and vice versa. Because of less communication that took place between 

PARC and other regeneration partners in 2014 the new structured design; parameters did not reflect the 

value of the school site. Hectically and in the Development Framework (2007) the road layout and the 

spatial structure puts an emphasis on opening up the view from, and into the site from, the town centre. 

The Design Statement (2014) closes up the view into the site and hiding it against primitive housing 

blocks and according to a Castle Rock representative, it significantly affected the development value.  

 

Figure 61: How the orginal site in the 2008 and the 2014 master-plans stands against Castlebrae 
Primary School. 

Source: own analysis based on planning application doucments  

Thus, master-planning can be seen here as a social process within which those involved, with power, 

identify matter or collective concern, define problems, and articulate solutions and develop plans about 

how to put solutions into practice. Furthermore, the activity of thinking about the role of other 
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stakeholders in the process, itself, changes the situation of interaction. Intensely, there is a confusion 

surrounding the role of the EDI within the Regeneration Company and role of EDI in Edinburgh City 

Council. EDI is partly owned by Edinburgh City Council, but it acts in the best interest of any company. 

As a result, there is a conflict of interest, perspectives and values. Some stakeholders questioned if the 
2008 financial crisis showed that it is time to move EDI into the Council. An elected councillor added:  

Since the economic downtown they really struggled to define their role, with no money coming 

through. They do have a role in trying to link up stakeholders. You are setting yourself up for 

having a closed-door approach because you have this company structure, with this 

commercial confidentiality. Building trust between a company and the community is hard, 
because it is based on personalities. 

Apparently, in a complex urban development project, public and private interests are so entwined that 

is difficult to parcel risk neatly. From the stakeholders interviewed, the degree of confusion of the 

PARC’s role in this master-plan was obvious. On one hand, the problem seems to be matching the 

business model in a way that it is sympathetic to the ‘public value’ agenda, rather than naturally 

commercial. On the other hand, the effort to separate the ‘economic’ from the ‘social’ or the ‘private’ 

from the ‘public’ is compromised. Through the practice of the combination of different forms of 

interests, economy and externalities are mediated, and EDI as a hybrid institutional form generated that 

exists between the two. Realistically, EDI created its own logic for regeneration to stimulate private 

actions and for aping private revenues to achieve them and urban design had to meet the test of 
providing a reasonable return on funds invested.  
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Figure 62: The visible, invisible and external forces in Dunfermline 
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8.5. Analysis  
 

This chapter began by illustrating the economic, social, and historic context of the regeneration context 

in Craigmillar and the efforts at the strategic level to find new uses for land to marketing investment 

opportunities to potential external investors—investment in key elements of infrastructure supporting 

economic development, such as transportation, education, provision of support services; and 

environmental improvements. With respect to the social values, the strategy is less clear under the 

physical determinism and the use of the instrument of physical restructuring to resolve social problems.  

The recent comprehensive regeneration cycle, started in 2002, is not seen as part of the vast demolition 

process taken place during the 70s and 80s. In principle, this discontinuation may partially be 

understood by the fact that physical interventions, through demolition, opened up the option to bring 

back the former residents. In other words, it may be argued that the current regeneration efforts are 

actually only aimed at elevating or gentrifying Craigmillar. If that were, indeed, the objective, the deep 

burdened history of displacement would be mentioned in documents and would be part of the social 

resolution efforts in the recent regeneration cycle. The interviewees continually revealed the magnitude 

of this historical social problem that current strategies were prone to address- that is much deeper than 

reducing crime rates, and definitely not part of market stimulus efforts. This seems to have contributed 

to the feeling expressed by a vast part of the local community that the outcomes had not been successful, 

which led to ‘burning out the consultation efforts’. Their disappointment revealed that they had actually 

expected there to be a relationship between the history of Craigmillar, its social problems, visioning, 

and its future planed urban design. This disallowed a continuation to take place between the aims to 

solve social problems through large-scale physical interventions as a reconciliation between 

Craigmillar’s near history and its future.  

The points mentioned above can be added to the fact that the consultation strategy and the techniques 

used, in the case of Craigmillar Town Centre master-plan, had its share of difficulties. The town centre 

master-planning has seen high levels of investment in processes of community participation. This has 

proved costly and time-consuming where the ‘master-plan’ proved to be an inefficient tool to signpost 

community involvement. It is tricky because issues of representation and design are blurred when the 

scheme is established, new, and often competing, urban structure aimed to re-write the burdened history 
through large-scale physical determination.  

As a result, somewhere along the process the ‘substance’ of urban regeneration established at the 

strategic scale was lost, that is: the welfare of local people and improvement of local environments. The 

urban regeneration partnership aimed to address social problems did not translate through design and 

proven inefficiency in solving these issues. Partly, because since the economic crisis gained momentum 

from 2008, social problems have started to further increase. These market externalities translated in 
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urban design outputs, to mediate risk and create a certain environment to attract investment. Thus, 

between the 2007 and 2014 schemes there has been a change from a ‘solution’ to another. This is rather 

less progression to a more suitable design solution that a succession of different designs—each of which 

has its role depending upon the interests of the stakeholders that shaped it, the policy context in force 

at the time and its impact on findings, and the current market conditions. Therefore, it was important to 

look at each of the master-plans separately as they each reflect its own political and economic contextual 

circumstances.   

At this point, this chapter looked at the managerial structures that drove these decisions. The focus is 

on who are stakeholders—that is local authority, housing associations, and other partnership partners 

participated and influenced the processes—and how these relationships transcended into design choices 

and why.  

Unlike the Dunfermline Case, Craigmillar Town Centre master-plan underlies the concept of 

governance as a releasement of traditional forms of normative practice by a multi-agency, multi-level 

approach. This chapter illustrates that this model is highly influenced by external development forces, 

such as the previous strategies and economic pressure, the social context, the multi-level dimension of 

design, together with internal factors that are more related to the nods in the networks, such as leadership 

and participation and organisational structures and procedures. The combination of these aspects 

strongly influenced how stakeholders perceived PARC and the central role of the EDI as failure or 

success. This was evident thorough interviews with elected councillors and other partners.  

To be clear, the Craigmillar regeneration is considered a bottom-up governance model to manage 

change, with different public and voluntary groups serving at the board of the regeneration company 

(PARC), yet, it embeds different models of decision-making. At the strategic scale, Craigmillar Urban 

Design Framework, the analysis, as expected, shows a bottom-up scenario. There was a vibrant local 

commitment to action, with positive response from the policy level that provided stable policy context. 

However, the study revealed a top-down partnership scenario when decisions were taken at the 

neighbourhood level where urban design (master-plan), consultant-driven model, is part of the process. 

Being expert and consultant driven, master-planning at this level provided delivery conditions led by 

EDI, however positive response from the local context was absent. In the Craigmillar Town Centre 

master-plan, particular design decisions and players are not formally linked and recognised and 

problems appeared in the course of acknowledging the nodes in the network, this led to a confusion 
between regeneration collaborators about the role and purpose of EDI within PARC. 

From the local community perspective, identification with the ‘master-plan’ was absent with no social-

design variables considered, apart from defining land use, which directly affected their involvement. 

Under the contingent circumstances of the economic crisis, risk was meditated based on the private 
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sector preferences, different priorities emerged, thereby creating a lack of confidence in accountability 
in the partnership process—different house types, private-led design, and construction of subdivision.  

Reacting to these challenge, Deakin and Allwinkle (2007) argued the need to, ‘develop collaborative 

platforms to build consensus and capacity that residents of communities require to participate in the 

decision-making processes underpinning such developments.’ Deakin and Allwinkle view tend to hold 

true because when analysing Craigmillar Town Centre Development Framework (2007) and Design 

Statement (2014) it was evident that it focused on the physical parameters of the brief, linking this to 

the underlying economic issue. The development was not connected to the social experience of the 
change, which was supposed to be the central question.  

The strategic level master-planning through CUDF, appears to bridge this connection. The Urban 

Design Framework offered a ‘vision’ to connect externalities to ‘detailed’ principles. On the other hand, 

at the neighbourhood level master-planning no effort was gone to revitalise ‘the vision’ of linking 

externalities to this design-led stage. As a result, failing to take account of the communities’ social 

needs – the material realities of the design situation they face. These needs are outstandingly addressed 

by many research projects funded to study Craigmillar (listed in Appendix 2). A cross analysis of these 

documents reveals seven areas, as problems and opportunities, where social value can be addressed: 

income, employment, crime, housing, health, education, and access to services. In other words, as 

proposed by Deakin (2008), the need was to step-back to ‘visioning’ the design-led stage that would 

have offered them the opportunity to do little more than participate in designing an image of the Town 
Centre master-plan for economic and cultural-related actions. 

Figure 63 illustrates this, to the left the figure shows how Craigmillar Town Centre master-planning 

levels were connected to produce outcomes. The externalities that defined the strategic level activities 

were not reflected within the Development Framework (2007) and Design Statement (2014). Instead, 

the process at the Development Framework (2007) and the Design Statement (2014) proposed design 

solutions that used the ‘master-plan’ as an informative tool.  

To the right, proposed by the researcher, the figure shows how these externalities could have been 

utilised as a catalyst to drive the master-planning process decisions and outcomes. The process could 

have focused on envisioning design solutions that react to the specific social needs in hand, framed 

clearly at the strategic level. To the left, the Design Statement (2014) focused on deliverable elements 

that are not tied to any external issues in principle. To the right, the object of this turnaround is the 

attempt to switch attention away from property development scenarios, and back towards the 

collaborative planning exercise to diagnose the social need in order to face the realities of a community-

based design approach. A consensus-building stage was achieved in CUDF, but not in the Town Centre 

master-planning processes. This is where ‘visioning’ and ‘urbanism’, through externalities should have 
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met, emerging design from the regeneration process to restore a sense of balance and become an integral 

part of the community.  

 

 

Figure 63: The master-planning process and how it could have incorporated local issues into the 
process of urban design.  

 

It can be concluded, that the central argument of this chapter was not only the quality of urban design, 

but the institutional structure and the unidentified role of the regeneration company that led to some 

failures of the efforts made to improve the town centre. A partial neglect of available local knowledge 

developed over the years and, in particular, an inappropriate management of knowledge as a basis for 

design solutions seen as an important reason for many obvious problematic decisions and practices. A 

major challenge for such major interventions in the physical fabric has been to anticipate the relation 

between an image of the urban form and the impact it creates—the consensual socio-spatial relations 
between the near history and the future.  

Therefore, it can be summarised that, Craigmillar PARC Regeneration is centred on exposing the 

localised social values. Nonetheless, this analysis questions whether using the ‘master-plan’ as a design 

solution, in addition to a consultation tool, is sensitive enough to reflect the deep social values, spatially, 

under changing market needs. This is the salutary lesson the case study teaches us. In particular, that in 

order to capture the social needs, the neighbourhood level master-planning must not just include, but 

invent ways to link the community’s issues with design solution. Otherwise the ‘design’ shall not be 
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able to play a role to sustain the urban regeneration as a process of civic renewal and will instead end 

up running the risk of following the market, becoming a private-led process packaged without 

substance, which aims to inform social values.  
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Chapter 9 – Synthesis   
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9.1. Introduction  
 

This thesis has reported diverse ways to understand master-planning practice in the UK, drawn from 

academia and practice, on the relationship between stakeholders’ values sharing and influence over 

strategic decisions. Rather than applying a planning, urban design or a real-estate development 

understanding across the study field canvas, master-planning has been rationalised as a multi-level and 

multi-stakeholder activity. This perspective presumes that those keen to see far more tailored theoretical 

and practical ways for better physical interventions are created than typically produced by developers, 

and inspired to foster a culture of value co-creation among those responsible for much of today’s urban 

environment. Although this challenge is not confined to any particular actors, it is seen as a matter of 
public debate.  

This explains why this thesis has examined in some detail the ‘value’ as a strategic prerequisite that 

master-planning can helps locate within planning, urban design and real estate development. Indeed, 

theorizing master-planning within the planning context gives more details about public policy, control 

and management systems can support urban design as a central requirement for real estate development. 

By grounding master-planning within the course of the urban design creative sphere, it questions the 
objectives of the urbanisation agenda in the UK, and the policy and market response.  

There is a theoretical and empirical gap in understanding how strategic value-based approaches change 

the fundamental nature of neighbourhood level master-planning, and the interactions of stakeholders 

making decisions and judgments. Thus, what is needed is knowledge of the emerging, dynamic and 

complex nature of stakeholders’ values and master-planning value. To establish the values and value 

connection, this chapter combines the empirical findings and observed deviations in theory and practice. 

In so doing, it makes predictions of the ontological and epistemological nature of values and value to 

establish the ‘strategic value-based’ perspective of master-planning through triangulation.  

Figure (64) illustrates how this chapter establishes the proposition of values-rich and value-based 

neighbourhood level master-planning practice in the UK that thread a new relationship between: (1) 

prior knowledge of master-planning, value and values; (2) define the multi-disciplinary ex-ante value 

of master-planning as perceived by stakeholders in practice; (3) real-world ex-post understanding of 

master-planning in planning, urban design, real-estate development.  

These are synthesised in this chapter through three sections to discuss; (4) Neighbourhood level master-

planning in practice (generalising issues and challenges); (5) reconciliation between (2) and (3) through 

reconciling the ex-ante and ex-post value and values in master planning practice; finally, (6) is the 

theoretical findings that show iteration between theory and practice through the application of 

comparison (Figure 65). They have emerged from reflection and combination of empirical evidence, 
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relevant pre-existing theory and the authors projected directions for values-rich and value-based master-

planning and briefing its strategic role that informs the reflections of this chapter. 

 

Figure 64: Emergence of research findings  
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9.2. Neighbourhood level master-planning in practice  
 

The objective in this section is to assess the outcomes of chapters 6, 7 and 8 and offer a generalization 

about the significance of specific development situations, actors, and events in the development process 

to create value under different conditions. This section establishes a cross-case review of outcomes, to 

investigate how master-planning processes can be utilised to create consensual perspective of value co-

creation. Using the analytical framework developed, based on Friend and Hickling (2012) Strategic 

decision making under pressure and Healey (1991) Institutional event-base and agency based models 

of development processes, this inquiry discusses three investigation areas: externally (master-planning 

influenced by political and historical contexts, policy as a meso to micro market pressures), visible 

process and outcomes (the nature and the position of master-planning as a real-estate development 

strategy in the planning system), invisible process and outcomes (decision makers’ values, actions and 

invisible real estate tactics of value maximization). It offers ways of generalising the action of actors 
and the significance of events in the development process under different conditions. 

In doing so, it triangulates existing theories of stakeholder theory (Ribeiro Soriano et al., 2011), 

strategic choice (Child, 1972), planning theory (strategic spatial planning, procedural planning, 

communicative planning, and substantive planning) (Faludi, 2013), and urban theory of  ‘social content 

and urban change’ (Castells and Sheridan, 1977, Castells, 2011) to the empirical findings. As an 

empirical grounding for chapter 2, reference will be made, in this section, to the planning, urban design 
and real estate development processes in chapters 7 and 8.   

9.2.1. Economic, social and political nexus of external development forces  
 

The two case-studies demonstrate how political, socio-cultural, economic and environmental 

development forces have helped to create the particular conditions that shape what happened, presented 

by Adams and Tiesdell (2012) as ‘drivers for development’. These drivers are comparatively illustrated 

in Figure 65 for both case-studies (Figure 65).  

 

Economic growth and decline, nationally, regionally and locally, is the most obvious driver for 

development activity and non-activity in both cases. This was linked to the political determination 

where both models of development were driven by different political and economic outreaches. In 

Craigmillar, the local authority decided to invest and subsidise investment. The external forces’ 

circumstances imposed a major developer in the form of EDI to link subdivision of land to impose the 

public imperative of social and economic impact. In DEX, the economic situation, both, drove and 

affected negatively development operations. The private-led strategic and site-based development 

activities gives a clear example on how master-planning processes can be used as a tool to mediate risk 

and uncertainty, through restructuring investment operations.  
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These wider driving forces mesh in with forces within specific issues arising from the particular 

geographies and histories of places. Sociocultural pressures were, at least, as important drivers as 

economic ones. In Craigmillar, even though decade of regeneration took place, the area remains 

disconnected from the City of Edinburgh, with residents experiencing low-skill levels, high levels of 

crime or fear from crime and poor facilities. Economic interests wanted a stable framework within 

which to operate. Therefore, establishing the value of land and market has become particularly 

problematic in the urban areas with long history of social problems. DEX, on the other hand, is 

conceived as part of a much wider concentrated effort to revitalise the local economy across Fife region. 

This created a stable environment to attract large-scale investment in infrastructure and housing, 

facilitated by the local authority through opening up the master-planning processes, at all levels, to meet 
developers’ interest.  

 

This shows that economic forces are significant, particularly within its sociocultural perception that 

local authorities have positioned themselves, and the development complexities of land ownership 

realties they are facing. Fife council and Edinburgh council adapted different strategies to react to these 

forces driven by their capacity to manage change. That is at least the case when we assume the theory 

of cultural pattern to understand this organisational response to external forces (Faludi, 2013). The main 

core of organisational pattern response is to consider the capacities of local authorities to adapt to 

external pressure. The argument is that the planning system exists locally within a culture that is taken 

to be not merely the results of actions, but instead constitutes the main reasons for such actions.     

 

In DEX, under economic and social pressures, developers were given much power towards establishing 

a process of urban homogenization—where patterns of investment rendered the town, without a 

grounding in time or place and serving, as mere receptacles for capital investment. In Craigmillar, urban 

cultural practices and sensibilities are intimately connected with the built environment and how it 

promotes social interaction and provides opportunity for mixed use urban structure. Craigmillar gave 

room for culture to develop, unlike DEX that asphyxiated cultural diversity and inclusion with 

surrounding communities. Thus, social and instructional structures determine the reallocation of 

resources (inputs) and the distribution of services (outputs). In other words, power relations, are affected 

by the circumstances of the development environment, and shape economic exchanges and vice versa. 

 

These empirical insights are substantiated by economic (Starmer, 2000), political economy (Cuthbert, 

2008), and sociological (Bridger and Luloff, 2001) theories that suggest the impact of economic forces 

are affected by social, institutional and organisational structures. The allocation of factors of urban 

production is often shaped by urban area’s social characteristics and the relations created between 
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stakeholders. The resulting incremental development processes, in turn, influence these relations and 

the response of investors and developers. Power relations, between the local authorities and developers, 

circumscribe to the opportunities available to specific values to be advanced.  

 

Therefore, it is clear from both cases that the realisation of the complexity of the development process 

itself involves sets of historical events and changes in the political and market environments, over a 

considerable period, with different actors potentially significant in each period. Under these external 

forces, neighbourhood master-planning is rarely under the control of one actor, or a local authority, and 

the balance of power varied significantly between these actors at different stages of the development 

process including master-planning at different dimensions—strategic, neighbourhood or subdivision. 

Consequently, development actors, public and private, are hemmed in by powerful economic, social, 

and political forces, where they are under constant pressure drive development. Therefore, the next two 

accounts, visible and invisible, help to clarify this important inquiry, by putting forward master-

planning at the neighbourhood level against powerful external forces, in order to understand outcomes 
and internal operation reactions.   
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Figure 65,The comparative Economic, social and political nexus of development drivers in both cases-studies  
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9.2.2 The visible processes, procedures and development levels    
 

One way to enter more deeply into the complexity of the development processes is to unpack it into its 

constituent events (Adams and Tiesdell, 2011, Adams and Tiesdell, 2012, Healey, 1991). Both cases 

illustrate this complexity, by adopting a ‘bottom-up’ regeneration process in Craigmillar and developer-

led ‘top-down’ growth strategy in DEX (Figure 66).  

 

Clearly, ‘blockages’ occurred at several stages with different forms and different reactions in both cases. 

In the Craigmillar case, the most time-consuming elements were translating visions into substantive and 

tangible rendering of the physical intervention through negotiation. Hanging over the whole process 

were concerns about translating local values into appealing market values through the dynamics of the 

master-planning processes aiming, with little success, to utilise the influence of local factors. This was 

apparent through the partnership reaction to the 2007 economic crisis. The crisis stalled the 

development process for 9 years. This resulted in a spatial restructuring and retreat from publicly agreed 

visions to follow investors’ interests. In DEX, due to the high-risk discount placed on land value the 

developer could not wait for the maturing of circumstances. Thus, the developer restructured the 

investment model, by selling land and creating partnerships with other developers/housebuilders.  

 

To mediate these external uncertainties, developers in both cases manoeuvred through the formal 

application system, flowing through the events of the development process at varying speeds, depending 

on external pressure and specific site factors. Hence, the cases varied in the extent and direction of the 

movement towards the desired outcomes. Most notable, here, have been the use of different degrees of 

urban design lexicon to mediate the risks of the planning application process. The investigation 

illustrated different levels of master-plans, ways to present information, its substance, what it represents 

and its role. In Craigmillar, the aim was to achieve economic area synergy and integration between uses 

that appeal to investors. In DEX, Development Frameworks and Design Statements are used as 

transitional tools to move towards site-by-site and secured piecemeal development as a composite to 

investments.  

 

Although Development Frameworks and Design Statements are the centrepiece of the application 

system in Scotland, they have been continually marginalised against an active development process. 

Yet, as the Housing Association’s development model illustrated, there is still a place for master-

planning activities that benefit local authorities, developers and future communities. Mainly, through 

recognizing the value of using the development strategy and phasing as part of the design vision—a 
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master-plan that aimed to produce a rich enough ‘context’ spawn subsequent subdivisions that avoided 

physical monotony.  

 

What become apparent in chapters 9 and 10 is the need for a more tailored and sophisticated large-scale 

development design regulation tailored system. In particular, the application system plays a static 

‘negative development management’ role, unable to regulate an intense and a competitive development 

market to ensure the right balance of control to take place. Large-site parcels break down to connected 

elements not planning applications. These economic, social and environmental elements embed the 

public value of master-planning from urban form and structure, plots, streets, blocks to other 

infrastructure components. These elements are, currently, outside the control reach of planning officers.  

The Planning Application System should not be used as a process that aims to connect bits and pieces 

of development sites. 

 

These findings confirm the view proposed by Love et al. (2009) and Adams and Tiesdell (2011), stating 

that the application system needs to be organised around a sophisticated understanding of real-estate 

market and justified models that favour control over parcel configurations (for example, in the case of 

Dunfermline), and over a monotony of buildings and uses (for example, in the case of Craigmillar).  

However, both Love et al. and Adams et al. overlook how elusive the line is between developers and 

policy and this relationship is used to advance particular development processes. In both cases, policy 

was seen by developers as an integral part of the continuous nature of master-planning as a production 

activity.  

 

This is well illustrated in both cases, who in their account of managing growth developers sought certain 

types of master-planning as policy. In DEX, the master developer in the late 90s, taking advantage of 

Fife Council restructuring imposed an ad-hoc strategic master-plan as a policy document. On the other 

hand, Craigmillar’s strategic master-plan (Urban Design Framework) provided an effective basis for 

active intervention in the development process, because the necessary powers, resources, and 

stakeholders’ support were considered part of implementation activities, and where the regeneration 

company operated as a gatekeeper (master-planner/developer). However, local dynamics and conflicts 

in Craigmillar stakeholders’ networks were often arose from the micro context of urban design, 

expressed in terms of a wider rhetoric of consultation and partnership with no direct effect on design 

quality.  

 
Marantz and Ben‐Joseph (2011, p.115) argue this: “large-scale developers decisively influence the form 

and content of regulation…asking how regulation affects these developers would be somewhat 

misleading, because they exert great control over regulation. We therefore seek to understand why 

large-scale developers sought certain types of regulation, and how the results have affected the built 
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environment.” Therefore, this thesis forwards Tiesdell and Adams (2011a) argument that these 

contributions suggest a more complex relationship between regulators and the development industry, 

in which a mutually advantageous agenda, development, and planning process might emerge over-time. 

Chapters 9 and 10 did not just illustrate this developer power relation between regulation and 

developers, it illustrated a fine grain look between different types of developers that approach master-

planning differently—large-scale, landowner developers, small-scale developer, housing association 

and partnership developer/facilitator.   

 

While the focus here took the analysis inside procedural and market operations, it is only offered a 

vocabulary for describing the processes. It focuses the attention on specific events in the development 

activity, but without some specification of stakeholders and interests, it provided little help in explaining 

why processes and outcomes take the form that they do in a particular case. Nonetheless, the two cases, 

apart from the normal planning procedures, do not indicate a standard sequence of events, rather an 

arrangement that react to the development process. In DEX case, for example, the subdivide of land for 

development by the developer occurred after the Development Framework had been prepared and 

financed, this was arranged with different ‘physical and legal’ operations. These forms and contents are 

the outcome of social processes shaping the dynamics of practices. Therefore, commonality must, 

instead, by traced in the internal dynamics of the processes themselves.  
 

9.2.2. The invisible mode of urban production  
 

The theoretical concepts of economic social exchange theory (Cook et al., 2013) and strategic choice 

(Faludi, 2013, Friend and Hickling, 2012) and social organisational learning (Li et al., 2009) are related 

here to develop a multi-viewpoint theoretical proposition of master-planning in planning, urban design 

and real-estate development. This perspective emphasises internal factors, such as internal nature of 

systems and the extent of control, communication, negotiation, compromise, and power stakeholders 

fostered during the development processes (Figure 66, 67). These invisible value processes give 

emphasis to the fact that stakeholders’ decision are formed under the conditions and circumstances that 

kit stakeholder judgment into planning and design.  

 
Figure 66,The communication and negotiation spaces of value optimization as identified in both case-studied  
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It is important to stress that the effect of internal factors on stakeholders’ decisions should be viewed in 

relative, rather that absolute, terms (Friend and Hickling, 2012). In this analysis, it is treated as an 

attribute of particular situations and stakeholders, rather than something with an obvious effect. Stating 

that, this section argues that the internal context of the master-planning processes has high level of 

impacts on outcomes. 

 

As illustrated in figure 67, in both cases, the developer’s power to impose his interests not only exerts 

significant influence on the nature of values delivered, but it also determines the nature and context of 

other stakeholders’ interactions and influences. In Craigmillar, EDI, acting for the local authority, acted 

as a developer, playing a managerial role, assembling the inputs of design towards delivery, organising 

the delivery process, and marketing the development. The local authority also had landownership 

interests and provided some of the finance. In the DEX case study, the private developer, adding to 

these roles, is activated by both potential and operational yields to build and collaborate with other 

builders. Therefore, the developers’ interests varied depending on the role of their wider social and 

economic relations.    

 

However, one major difference between DEX and Craigmillar is that politicians, planners and the local 

communities have all, at one time or another, acted as guardians of values and issues that concern them 

all. For example, a number of planners working for the Edinburgh City Council dedicated much of their 

time to the Craigmillar regeneration. The planners worked constantly to reshape the vision through the 

partnership and to communicate with community forums—a key role to relate local action and local 

master-planning quality to community benefits. In DEX, the planning officers do not play this integral 

role—no governance momentum in the locality is creating the energy for change. Obviously, the 

planning system and the procedural process are the same in both cases, however, in DEX the application 

system is perceived as a remote and bureaucratic apparatus. This is defused in Craigmillar, by the fact 

that the partnership is engaged in the decisions of how land and property can be used, including the 

ideas on how design should reflect this.   

 

Craigmillar provides a community-planning model that aims to pay pass the static planning system by 

creating a dynamic ‘decision space’. However, both cases show how market versatility puts an 

enormous pressure on planning officers, because they process applications at the sharp end of a static 

system against a highly cyclic development market. It appears, in principle, that the consideration of 

decision issues is a discharge of particular statutory duty imposed by planning legislation. However, 

the analysis reveals a haphazard interaction of factors that create a consequence of values-related space. 

This empirical analysis contributes to Forester (1999, Pg.15) recommendation, calling for:   
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Planners, then, must not only listen critically to conflicting and ambiguous claims of value, but they 

must also shape hope by speaking to real possibilities of public action. They must learn to anticipate 

and respond in the face of power; they must work sensitively, not hide, in the face of value 

differences—and students of planning, planning theorists and analysts, must help them, 

theoretically and practically.  

 

This illustrates the gap between planning literature and practice, which often appears to suggest that 

‘planners’ or the ‘planning system’ can foster communication which in its turn can result in a consensus 

based on agreement and propositions with less disagreement (Albrechts, 2004, Brody et al., 2003). 

Nonetheless, this is at odds with the actual practice revealed in this thesis and with any achievable 

consensus built by default on strategic bargaining and compromise, which is relative to power, interest 

and the strategic master-planning approach (phasing and coding). Furthermore, the gap appears between 

‘technical’ and ‘practical’ realms; possibilities and everyday communication and negotiation. DEX case 

suggested that the planner is justified in engaging in distorted communication built on inflating private 

sector interests. This, again, raises the dilemma of trade-off and the reality of the ‘value-imperative’; 

social, economic, environmental and physical values in an action-power space. Yet, within these layers 

of complexity, it was evident that less communication resulted, with less design value. ‘Design value’, 

in terms of meeting collective consensus, maintains the valuable aspects of outcomes that constitute 

reason for stakeholders.  

 

Both cases reveal the different ways design was utilised to forward interests by stakeholders with power. 

In Craigmillar, the designer can be considered a decision-maker, playing an integral role in bridging the 

views between the client and the community. However, being appointed by the client means that the 

designer’s values, which are meant to reflect social values, are not independent from the client’s. This 

is an important paradox to be considered here—the architect’s influence is attached to the client, not 

the community. This is best illustrated in the changing attitude in Craigmillar under the 2007-08 

economic crisis. The designer played an important role in meeting the developers’ and future investors’ 

interests and translates these values into physical realities. Which in return, arguably, can be compared 

to the designers’ role in DEX subdivision developments—their role is defused within the developer’s 

standardised portfolio and risk management strategies. This is adding to the fact that regulatory and 

public institutional intervention, which is intended to control design outcomes, should intervene to tip 

the balance in favour of the local community, using the application of master-planning, proved 

ineffective.  

 

This argument supports Cook et al. (2013) study, arguing that dependency and power are functions of 

the value one actor places on resources controlled by another actor. In this thesis, this is clearly 

illustrated in the relationship between developers and designers. This relational understanding of power 
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to outputs is demonstrated in this thesis through two central features that generate the large body of 

social exchange research that exists today (Healey, 1991, Healey, 2011, Healey, 2003). First, power is 

explicitly relational, not simply the property of a given actor, relation between actors, or the power the 

control system gives to actors. Secondly, power is potential and derived from the resource connections 

(a form of social capital) among actors that may or may not be used. For example, in Craigmillar, the 

fundamental difference between the 2007 and 2014 masterplans, under the effect of the 2007-08 

economic crises, is the need to fill the resources gap that imposed new structural power to forward 

investors’ interests, which in return redefined the nature of the development process outputs.  

 

There is limited empirical understanding of how these roles, interests, powers and relationships play 

out in real-life and real-time development projects. The concept of strategic choice (Friend and 

Hickling, 2012) and social exchange (Healey, 2006), under the institutional lens adapted, have provided 

a theoretical orientation, although the complexity of the development processes under the effect of 

external drivers for change was not explicitly approached by Friend et al., Healey (2006). Strategic 

choice concept grounded the interpretive and relational view of social exchange, which focuses on 

stakeholders actively and interactively constructing the development process, both materially and in the 

meaning they make, while surrounded by powerful constraints of ‘structuring dynamics’.  

 

This interaction, manifested through the empirical evidence provided by both cases, shows that strategic 

choice and social exchange involve the provision of relevant information to stakeholders about the 

realities of the market and what may be expected under certain conditions, relations and power space. 

This mode of analysis opened up the complexity of master-planning. It highlighted the way different 

stakeholders cluster around different sets of invisible activities in the process. It opened up the need for 

value-based analytical separation between stakeholders, the roles they play and the context they react 

to. In particular, it challenges simple divisions of public versus private sector urban development 

assumptions. 

 

 



 

254 
 

 
Figure 67,The wicked problem of power/values-value  illustrated comparatively in boht cases 
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9.3. Ex-ante and ex-post value reconciliation  
 

This section triangulates existing theories of ‘Rationale Choice‘ (Ostrom, 2007, Friend and Hickling, 

2012), ‘Bounded Rationality’ (Faludi, 2013), ‘Social Exchange’ (Cook et al., 2013) and ‘Value Theory’ 

(Schwartz et al., 2001) to the empirical thesis findings in the ex-anti phase (chapters 4 and 5), and ex-

post phase (chapters 6, 7 and 8). This proposition discusses the emerging and dynamic trade-off process 

that knits stakeholders judgment into master-planning processes. It reflects on the value of master-

planning that is shaped by stakeholders’ experience in practice and the ‘realties’ of the development 

environment forces, to the different ways in which stakeholders influence and are influenced by these 

forces. Asking about the relationship between what stakeholders believe the value of master-planning 

should be, and what their power to achieve value within the complexities of practice is. The 

characteristics of the trade-off and balance between stakeholders and the development environment are 
now elaborated.  

9.3.1. Variability and complexity in stakeholders’ perceptions  
 

There is a need to address the complexity of perceptions, and variability in stakeholder values baselines, 

and judgements on the value of master-planning defined and assessed in ex-ante study (chapters 4 and 

5). These are presently not well understood in the literature, nor are the implications of its practice. 

Furthermore, there is little knowledge on how this value rationale sits against a bounded decision 

environment in practice. 

 

This relationship between the concepts of ‘values’ and ‘value’ has been illustrated. It has revealed that 

researching judgement is complex and there are difficulties in drawing a comprehensive picture of what 

value judgment means. A number of measures of value were reviewed (DQI and VALID) and tailored 

to the condition of neighbourhood level master-planning in Scotland. Although they might not elicit 

and reflect the realities of the development environment, these tools provide an important language and 

structure. To overcome this limitation, the ex-ante study focused on reviewing the role of master-

planning, in Scotland, to suit the situations in which stakeholders operate and the expectations they 

attach to processes and outcomes.  

 

To achieve this, previously in the thesis the objective-led term contextual value has been used to 

describe the content of the value of master-planning. Though not always presented in a direct form, 

chapter 1, 2 and 4 found a reflection of planning and urban design value in the UK governments’ texts, 

policy rhetoric, national and local guidance and good deal of academic/practical reports. Indeed, as 

illustrated in chapter 2, the public interest in the value agenda has been tenacious, despite an extensive 
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and well-developed critique. One reason for this is that a whole set of institutions have been built around 

this agenda, including specific practices and professional norms through CABE, Architecture and 

Design Scotland, and RTPI engaging in this discussion that sets the agenda of the value of planning and 

urban design (Cabe, 2011, Cabe, 2001, ADScotland, 2011, ADScotland, 2009, Adams and Watkins, 

2014). Nevertheless, we should also acknowledge that this conventional rationale of quality and value 

retains intuitive attraction as an ideal practice to guide master-planning, if not as a description of reality.   

 

Chapter 5 gives this ‘contextual value’ connotation having a static nature—judged in isolation of the 

stakeholders’ actions. It is viewed as a general and standard outcome statement that reflects 

stakeholders’ attitudes and expectations (that have a semantic measure) which facilitate a reflection of 

some qualities (as either a benefit or sacrifice) relative to a resource. 

 

This thesis has abducted a view similar to Mills (2013) of intangible value exchange, ‘give’ and ‘get’ 

exchanges. Mills’ empirical findings complement the ex-ante study results, defining value for different 

stakeholders’ reflect a trade-off between criteria under the ‘resources’ baseline. The benefit/resource 

assessment of stakeholders’ rationale perception against the contextual value proposed, informed by 

their accumulated experience in practice, was undertaken in chapter 5 by inviting 110 key stakeholders 

across Scotland to assess these views of value. In which a set of value priorities and interest models 

were developed as a form of rationalised perception, or a ‘strategic use of knowledge’ in order to reflect 

on it in a case-based investigation under the infusion of external, visible and invisible development 

drivers in chapters 7 and 8.  

 

The findings of the ex-ante study, demonstrated the differences in stakeholders’ perceptions. In 

addition, it demonstrated the variability in stakeholders’ interests in achieving value. The private sector 

and third sector showed the greatest variability in relation to their judgments. Least variability was seen 

between the private and public sector, who had more realistic expectations of what master-planning can 

achieve (for example, especially the value of ‘collaborative design-led approaches’).  

 

The ex-ante study showed that the interaction of perceived interests, power and judgments change. It 

shows a pragmatic rationalism view of stakeholders’ role in achieving value, which changed and shifted 

based on master-planning stages and phases. It highlighted how stakeholders expect a greater effect on 

value delivery through local development plans and master-planning in urban design, with less effect 

than supplementary planning guidance and guidance on regulatory requirements and procedures on 

value delivery.     

  

What the ex-ante study provides is a clear set of values measures that demonstrate the value of master-

planning. It provides evidence that there is more than one view of value rationale. These stakeholders’ 
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views, interests and power models can be employed to construct a rationality-based assessment for 

master-planning schemes. However, this thesis shares Gigerenzer and Selten (2002) view that these 

models provide a ‘cognitive limitations’ of stakeholders values-in-use, by not taking account of the fact 

that the decision environments to which stakeholders adapt poses properties that permit further 

simplification of its choice mechanisms. This is well demonstrated in the ex-post study, where the 

relationship between benefit-resource proposed in the ex-ante study showed an overly simplistic picture 

of value trade-off against a complex and socially determined processes. The next section will describe 

this ‘bounded rationality’ by comparing the findings between the ex-ante and ex-post study. Arguing 

that, in real-world cases, it is possible that simple and robust value maximization practices can both 

match or even outperform the ex-ante perception of value.   
 

9.3.2. Values-rich and value-based compromise  
 

In the heart of this discussion, to understand the connection between stakeholder’s values and master-

planning value, is to consider the extent to which this thesis moved systematically to define value 

towards reducing the concept of value in master-planning into a set of objectives to achieve it (chapter 

4), assess how stakeholders perceive this value (chapter 5), and look holistically at the development 
process and its driving forces (chapters 7 and 8).  

One example of this is how stakeholders’ rationale experience shaped in the ex-ante study 

overwhelmingly agreed on the importance of ‘creating an appealing neighbourhood that encourages 

human interaction, vibrancy and relates to local character while reinforcing its own distinctiveness’. 

In the ex-post phase, the attempt was to recognise the complex problems surrounding this objective 

towards broader understanding of its value, in which both cases revealed particular conditions and 

interests to achieve it. It is reconciled within a set of very different private and public aspirations.  

To the developer, the impact of long-term managerial solutions of urban design was decisive on a 

number of fronts. Physical and social value is primarily motivated through its connection with the 

operational requirements of the business cycle and construction profile—for example, the housing 

associations involved in both cases were concerned with incremental phasing of the development and 

the community it creates. These developers were clear that the design and structural setting of the 

development had to contribute to the requirement of their long-term involvement to manage a durable, 
community driven, accessible and attractive neighbourhood.  

To planning officers, the connection between their values rationale and their consequences, in practice, 

is apparent within the pre-application negotiation stages. In DEX, planning officers were able to carry 

their perception of specific features of urban design, which was met in principle with the developers’ 

cost/benefit model of investment; issues of connectivity and integration as it was generally considered 
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important by all developers. Nevertheless, with relatively no concentration, from both the planning 

officer and the developer, on issues such as the overall quality of urban fabric. For example, for the 

planning officers in Craigmillar, master-planning was not primarily considered as a structural urban 

design objective. They perceive their key role as a mean to meet the regeneration objective and make 

things happen. In DEX, the planning officers, did not have power to influence structural urban design 
issues in the first place due to the loose and developer-led land-use master-planning policy framework.   

To local communities, their ex-ante physical and social values rationale is transcended by concentrating 

on the way master-plans are produced, ensuring their knowledge of places is used to improve the quality 

of the development through ‘consultation, engagement and collaborative design-led approach’. At the 

ex-ante stage, just 65% of private sector stakeholders view this objective as very important, compared 

to 94% and 96% for the local community and public sector respectively. This different rationality of 

the way physical and social value need to be expressed is transcended into practice as an active space 

of conflict and disagreement in both cases. There seems to be difficulty here expressed in both cases; 

participation is being dealt with as a procedural issue rather than one of value. This comes through 

urban design; it creates unwanted risk, which urban designers, who are disciplinary, are not trained to 

deal with. On the other hand, the DEX case illustrated that master-plans will face local opposition in a 
top-down produced master-plan. 

The ‘master-plan’ is positioned between being too two-dimensional (2D), and facing design through 

forcing three-dimensional forms. Of course, the 2D master-plan was easier to communicate, but it 

lacked much value substance. Without the third dimensional form (mass), that takes particular content 

as a design style, the master-plan was meaningless. In both ways, for a large number of the public, the 

master-plan was not informative for anyone who is not an urban designer or an architect. The reason 

for this can be seen to rest with an appreciation of what the planning system understands to be important 

for property development. The masterplan, for local authorities, clients and the consultants, is seen more 

equitable in return for their involvement in the development partnership, legitimating their involvement 

in the design stage of the urban regeneration process (Todes et al., 2010). It is a tangible output, and the 
current planning system is designed to assess ‘plans’. 

These ex-ante and ex-post connections validate arguments of Schwartz et al. (2001), highlighted in 

chapter 2, that contemporary values and value research ignores the fact that interests are guided not 

only by personal preferences but also by trade-offs among competing values that are implicated 

simultaneously in stakeholder’s interests. It is in the presence of conflict that values are likely to be 

activated and to be used as a guiding principle. Thus, negotiation processes, resources, interests, 

antagonism, and alliances, attached to the individual rationale, explain some tendencies in practice 

(values vs values-in-use). It also can be assumed that different stakeholders have different rationalities 
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and understanding of value, so that stakeholders have the ability to influence the decisions (depending 
on the power they have to pursuit the implementation of these values).   

Both ex-ante and ex-post empirical findings show that some decisions can correspond to stakeholders’ 

values rationale, and the rationale perspective can, therefore, explain the decisions. However, two 
noteworthy problems beset the analytical approach adapted in this thesis.  

First, some rationalities and interest models explored in chapter 5 do not correspond to the ex-post study 

findings, because information concerning external and invisible conditions are missing—for example, 

all stakeholders, who participated in the ex-ante study, hold a rationale view about their interest in 

increasing ‘environmental value’. An issue that hardly prevailed in their actions under the objective and 

task-based operations studied in the ex-ante study. The environmental values literature relates this 

disconnection between values and values-in-use in practice to the fact that many environmental issues 

are altruistically framed as the governance common pool of resources, a form of a collective action 

problem that is approached through regulation and policy and not at the neighbourhood development 

decision level (Brosch and Sander, 2015). Examples abound in the case studies: bodies of water and 

plantery; sustainable community strategies and so on. Yet, the environmental value involves more than 

a collective pool of eco-systems and governance issues. Urbanism (green, sustainable, low-carbon) is 

central here and it did not prevail in practice. Issues of mitigation of, and adaptation to, climate change, 
which heavily depend on the approaches of urban design were absent in both cases.         

Second, due to the limitation of the study, there was an absence of a comprehensive set of values; 

adapted to be assessed in the ex-ante stage. Values that were not included in the ex-ante study may 

equally be more meaningfully related to the phenomena in question than those studied (for example, 
real-estate related values of land sell, parcelization, and market operations).  

Both problems demonstrate that theorists (Jensen, 2010) who see ‘values’ as one of the central factors 

to influence decisions, must consider their effect as much reduced when external and structural factors 

are in play. The empirical findings in this thesis specify that ‘stakeholder’s values’ effect as indirect.  

Hence, it can be argued that rationality, power, and action, and outcomes provide a set of reference 

points, which can be used to critically and reflexively establish the basis for a strategic value-based 

action. Here, the ex-ante stage outcomes cannot provide answers to what is right or wrong, or to generate 
procedural hypothesis about how master-planning should be implemented.  

It is a strategic value-based approach, which can be intended to equip stakeholders to operate more 

effectively in challenging environments, through reflection. Thus, the bigger picture that this strategic 

value-based perspective can address, answers Hill et al. (2013) fundamental question about 

professionalism and ethics in a changing economy – “How would such a professional body or 

professionals be recognised and valued by ‘society as a whole’?”. Based on the findings of this thesis 

the answer is clear, but not easy to put into practice. Stakeholders need to decide if they owe a duty of 
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care to the public interest, through the promotion of common values, and  consider whether and who 

they can align their personal and organizational ex-ante values and actions for the same strategic 

purpose.  

To make the most proactive use of such value-based framework, the roles of the traditional stakeholders 

(developers, planning officers, and local communities) needs to be redefined. The value and ethical 

purpose of urban development must be learned, sustained and refined through master-planning as a 

social context. Any ‘ex-ante’ strategic goal must derive from this living context, otherwise they will 

have no meaning and provide no purchase on guiding stakeholder’s behaviour in practice. This places 

greater responsibilities on planning authorities’ leadership, their proactive role has become necessary 

in todays globalised economy and neo-classical markets, if societal values are to be sustained. However, 

it cannot be correct to argue that master-planning should somehow work in ways that automatically 

generate outputs that lead to such outcomes, unless this shift has been the subject of some recognised 

and legitimate process of decision-making (a strategic value-based one) where the ethical values are 
made explicit and accountable.  

9.4. Summary and discussion (Triangulation)  
 

Table 28 illustrates relevant theories and development models that triangulate the empirical findings of 

this thesis. The literatures reviewed in chapters 1 and 2 provided conceptual support towards the 

strategic value-based proposition. The associations are based on the research ex-ante and ex-post 

strategy, and provide a more nuanced understanding of the findings of this thesis. There are significant 
relationships between many of the concepts used in this thesis, which this triangulation illustrates.  

Strategic choice is deeply related to the processes of value realisation during decision making. The 

strategic choice raises the question of what are the beneficial values in the built environment to advance. 

While communicative, procedural and substantive planning grounded ‘value’ and ‘values’ concepts into 

urban dynamics, fed from multiple development levels and scales into master-planning. The ‘bounded 

rationality’ actions made by stakeholders are to deal with mediating development uncertainty. ‘Social 

exchange’ extends the effect of bounded pressures on stakeholder’s decision to include the importance 

of the communicative ‘decision spaces’ in increasing the value of urban design. While ‘Values Theory’ 

states that all stakeholders are bound by both; their values priorities, which are shaped by the 

development environment cultural systems; bind rationality-anchored values through understanding 
and the pressure acted on stakeholders from development forces.   

The ‘strategic’ master-planning perspective, forwarded by this thesis, is conceived as an open and 

dynamic process of planning and urban design. A dissection of the process in the ex-ante and ex-post 

studied reveals the key elements that underlie this strategic perspective; it involves substance and 
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processes; static vision of value and dynamics; the cognitive, stakeholder driven, and collective, shared 
values; the public and the private; values and actions; long-term and short-term strategy.  

‘Values-rich’, stakeholders focus analysis, provided lenses to forward ‘value-based’ master planning, 

which addresses the lack of clear knowledge of the relationship between value and the development 

culture in the UK. It extends Friend and Hickling (2012) strategic-choice approach to multi-stakeholder 

values and value exchange at the core of the model. The research provides a detailed, empirical basis 

of stakeholders’ values and value in master-planning, and the entangled relationship between qualities 

and action. This was supported by stakeholder theory (Ribeiro Soriano et al., 2011), which provided a 

useful approach to integrate stakeholders’ interests (Carmona, 2011) and powers (Castells, 2013, 
Bentley, 2001) to achieve value.   

The development environment in the UK is already the subject of many studies, and studied from a 

range of different analytical perspectives. However, within master-planning literature, no empirical 

studies are designated to define the emergent value of master-planning with diverse stakeholder 

perspectives, which is original, as no previous author has investigated master-planning processes and 

outcomes in this context or elicited the uniqueness of a strategic value-based perspective. This chapter 

demonstrated that abstract conceptualization and generalization of the accumulated knowledge of 

learning might help theorists to see some of what can be learned from practice. Master-planners, urban 
designers, and planners on the other hand, can be inspired and guided by new emerging theories.   
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Analytical 
models 

Thesis Triangulation 
Theories Content Consistency with the ‘strategic value-based’ master-planning proposition 

Planning 
under 
pressure the 
strategic 
choice 
approach 
(Friend and 
Hickling, 
2012)  
 
and  
 
Institutional 
event-based 
and agency 
based 
models of 
real-estate 
development 
(Adams, 
1994) 
 

Stakeholder theory  
(Jones et al., 2002) 

Stakeholders’ interests  
(Carmona et al., 2002, 
Carmona, 2011) 

Stakeholder theory highlights the fact that different stakeholders have different motivations and perceptions. 
However, little attention has gone to demonstrate the qualitative and quantitative interests of stakeholders in 
achieving value.   
 
This thesis has provided a holistic identification of master-planning stakeholders and presented a ‘fuzzy’ interests 
model and influence space that are related to the main variables determining the value of better master-planning 
for three organisational groups (private, public and community).  

Stakeholders powers  
(McGlynn and Murrain, 
1994, Bentley, 2001) 

Stakeholder theory argues that design quality depends on the outcomes of a complex interplay of power relations 
and dependency embedded in the development environment.  
 
Under the condition that the master-planning decision environment stretches over a long time span, stakeholders’ 
power was discussed under changing development conditions and evolving intuitional structures in two case 
studies. The ex-ante study provided an assessment of what stakeholders perceive is their power to deliver value. 
The ex-post study unpacked the power distribution with the holistic structure of master-planning processes and 
outputs.  

Planning 
Theory  
(Faludi, 
2013) 

Strategic spatial 
planning 
(Strategic choice) 
(Friend and 
Hickling, 2012)   

Uncertainties of the 
decision environment   

Strategic Choice theory drew attention to stakeholders’ active roles to influence decision processes based on the 
strategic choices they take, it highlights the relationship between stakeholders and the decision environment.  
 
The ex-post study defined the process whereby power-holders in the private and public sectors decided upon 
courses of strategic action, the process approach and outputs.   

Uncertainties pertaining 
to 'guiding values'  

Strategic Choice theory places emphasis on the importance of understanding stakeholders’ values to develop a 
sense of shared commitment to common direction of action, policy or design output.   
 
This was reflected in the ex-post study where stakeholders acted based on their interpretative mechanism of value 
in master-planning. This thesis, thus, brought agency and structure into a dynamic tension along the subjective 
objective dimension. It locates this relationship within a social context, which is significant to the subjective 
aspects as the source of stakeholders’ values and perceived interest towards master-planning.    

Uncertainties of the 
external development 
environment 

Strategic choice theory extends the context where stakeholders are operating, relating their decisions against 
which external pressure has to be evaluated. Matching internal organisational capabilities to external conditions, 
and regards this as a key strategic issue. 
 
In the ex-post study, master-planning was seen as decision environment shaped by internal and external 
relationships. Demonstrating that master-planning is essentially political, economic, and social phenomena that 
‘strategically’ responds to stakeholders’ with power interests. Thus, the study highlighted the degree of choice 
that stakeholders with power use under the effect of external development drivers.  

Procedural 
planning   Planning processes  

Procedural Planning theory deals with the making and implanting of plans. It is concerned with the processes as 
the operating modes of planning agencies.  
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The ex-post study focused on the means of master-planning in planning. It unpacks the processes of master-
planning through time into three levels; Strategic, Development Framework and Design Statement as methods of 
decision making to control design outcomes. However, this mode of analysis paid little attention to questions 
concerning values of stakeholders and their roles in the production of plans.   

Substantive 
planning 
 

Planning and urban 
design outputs 

Substantive Planning theory refers of the areas of concern ‘issues attributes’. It links planning with the expanded 
field of knowledge that deals with the built and natural environment.  
 
This thesis brought together qualitative and quantitative means to understand the substance of master-planning. 
By reflecting on the ex-ante findings on the ex-post context it provides the basis of linking abstract conjectures 
with specific value statements and practicable principles.      

Collaborative 
planning  

Negotiation and 
communication 

Collaborative Planning theory sees planning as governance activity occurring in complex and dynamic 
institutional environments, shaped by wider economic, social and environmental forces that structure, but do not 
determine, specific interaction. 
 
The ex-post study focused on unpacking these interactions and how stakeholders manage master-planning 
negotiation, collaboration and consultation. It sheds light of the complexity of the encounters between 
stakeholders with different values, different frames of reference and different ways of understanding collective 
action.  

Social content and urban 
change  
(Castells and Sheridan, 
1977, Castells, 2011) 

Neighbourhood level and 
community scale urban 
development   

Social content theory sees urban form and functions produced and managed by interaction between space and 
society, as a decision input of purposive social action in shaping of space, material and cultural identity 
conditions of everyday life. Urban issues are thus needed to be discussed at the forefront of political perspectives 
as the core of the urban process.  
 
This thesis theorised master-planning within the ‘urban question’—it approached fundamental issues of social 
structure and how they reflect and express their values in space, in a vacuum of urban neo-liberal identity. 
Defining master-planning in its wider sphere of the role and form of urbanisation as important social-economic 
phenomena to manage the means of urban production.  

Rational choice   Ex-ante rational decision 
making  

Rational decision making describes the process of choosing among alternatives in accordance with the 
performance and beliefs of stakeholders. 
 
The ex-ante study presented the pure (contextless) instrumental rationality in order to arrive at conception of the 
‘value of master-planning’. The study created a vision which is contested and interest-based, and which is 
grounded in specific stakeholder rationalities. The analyses of these objectives focused on creating a relationship 
between perceived power and the value rationality which shape them.  
The ex-post study analysed stakeholders’ decisions within the power as the foundation for action as well as 
control and coercion.  Thus, different value rationalities, with their distinctive horizon of values and norms, are 
implicit acts of power – what goes in the master-planning process, what matters for stakeholders and what it is 
irrelevant to them. 
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Bounded rationality  
(Gigerenzer and Selten, 
2002) 

Stakeholder constraint 

Bounded rationality refers to the concept that stakeholders are rarely able to identify all possible solutions to a 
problem due to the complex nature of the development environment and, therefore, settle for choices that satisfy 
the required solution properties of a problem.  
 
The ex-post study revealed the decision-making constraints and cognitive limits of planners in seeking value 
maximization under the complex real-estate development processes. Where decision makers encounter 
opposition from other actors seeking interests of their own. This thesis presented the need for a mediating value 
concept to relate values and bounded rationality. 
 

Social exchange 
(Cook et al., 2013) 

Emerging balance in a 
social exchange 
system 

Social exchange theory provides a useful and insightful basis to understand the emerging balance in a social 
exchange system. 
 
The ex-post study has demonstrated the strong emergence of social exchange relationships based on shared 
values (between planners and developers). This thesis has provided an empirical case to demonstrate that better 
urban design outcomes were facilitated under more values social exchange.   

Value theory  
(Schwartz et al., 2001) 

Types of value 
(Wheeler et al., 2014)  
 

In identifying the value of the built environment, value theory can facilitate the incremental and intrinsic 
questions about the place of urban design and planning in modern society.      
 
This thesis provides a nuanced description of the empirical emergence of multiple intertwined views of value 
concept in planning, urban design and real-estate development. The ex-ante study; categorised the role of master-
planning in exposing local values; it synthesised knowledge and methods to classify these values. It described 
valuation languages. In the ex-post study pins down the economic, social and environmental value of master-
planning in practice.  

Stakeholders’ values  
(Mills, 2013) 

Value theory facet, the definition of stakeholder’s values, specifies a connection of personal goals and actions to 
seek this goal, a designation of whose interest the attainment of each value serves.  
 
This thesis raises the importance of values and value awareness to facilitate greater understanding and alignment 
between stakeholders during the processes of visioning, negotiating and designing of master plans.  

Table 28: Theoretical triangulation of the strategic-value based master-planning perspective 
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Chapter 10 – Conclusions and recommendations    
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10.1. Achievement of the aim and objectives 
 

This thesis has investigated the significance of ‘value’ at the residential neighbourhood level master-

planning at the pre-application phase of development, and furthered the understanding of strategic 

values-rich and value-based planning and design processes in both theory and practice. It delivers a 

reconciled ex-ante and ex-post research methodology to link stakeholders’ values into master-planning 

in planning, urban design, and real-estate development. This research was carried out to answer the 

main aim, by answering the main objectives; 

1. To review the literature concerning neighbourhood level master-planning as a strategic 
value-based decision-making process.       

A constructive approach to literature led to a new strategic value-based understanding and a set of 

methods that integrated stakeholders’ values into the planning and design process as an ex- ante and ex-

post research strategy. This was based on the theorization review of master-planning, based on define, 

clarify and synthesis of its practice in the UK within the physical and social inquiry of neighbourhood 

development. Furthermore, this framework and language defined master-planning practice within 

planning and urban design theory—this theorization was constructed based on answering three 

questions; what is master-planning? What is good master-plan? In addition, what is a good master-
planning process?  

This precise definition proved a useful framework in manageable understanding of the wide study area 

of ‘value’ in spatial planning and urban design literature. Negative implications of focusing on the 

client/developer value culture were expressed, and the need to understand the communicative value of 

master-planning was proposed to enable a knowledge exchange environment to take place.  

2. To survey stakeholders’ ex-ante perceptions and expectations towards the value of 

neighbourhood level master-planning, and define their perceived powers and interest in 
achieving value.   

The ex-ante analytical framework was applied to guide a learning process from existing strategic value-

based frameworks and practices and led to a new five-step stakeholders’ values and master-planning 

value ex-ante learning framework. The method was applied as an online survey. The trade-off structure 

provided a practical means to enable the definition and assessment of general and sector-specific 

attitudes towards master-planning practice in Scotland. These judgments were integrated into the 

master-planning process to monitor stakeholders’ expectations, interests, and power to deliver value. 

The research question addressed what is master-planning value? In addition, what is the relationship 
between stakeholders’ values and value in master-planning? 
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A new definition, measurement scale and stakeholder-alignment method contributed to value 

management knowledge, stakeholder, and rationale choice theories. A set of ex-ante attitudes of the 

requirement of best practice as a value rationale was developed. 

3. To investigate and examine stakeholders’ de-facto ex-post values-in-use in Scotland, in 

light of the effect of visible, invisible and external development forces in two, developer-
led and public-led, case studies.   

The ex-post analytical framework was applied to guide the process of investigation of two large housing 

neighbourhoods in Scotland. Against the literature review and the outcomes of the ex-ante study, this 

investigation shed light on the complexity of master-planning decision environments, and presented a 

real insight into its levels within the planning system in Scotland (strategic, development framework, 

and design statements), scales (parcels and subdivisions), and timelines. The comparative analysis 

established the viability of the ex-post methodology used to realise value through establishing the effect 

of the following value properties on stakeholders’ actions (1) external macro-environmental 

development forces (2) the visible processes and outcomes (4) and the invisible value processes 

(stakeholders’ values-in-use as actions, networks and power bounded in the development environment). 

4. Based on objective (2) and (3) to reconcile the ex-ante with the de-facto ex-post value of 

neighbourhood level master-planning, as it emerges in a triangulation between theory, as 
explored in (1), and practice. 

Application of establishing the viability of the issues considered in strategic value-based framework 

reveals an empirical relationship between value rationale and value realisation in practice. This 

framework is based on a research flow of theory, philosophy, real-estate economics (value), and social 

sciences (planning and urban design), and value judgment. The findings contribute to the debate about 

the connection between facts and values - how social values can be examined, understood, assisted and, 

thereby, its integration in the urban processes is improved. This thesis advanced and demonstrated that 

socially and ethically defensible means of integrating facts as processes and outcomes with human 
values can be achieved.   

10.2. Limitations of research method  
 

The research design was not intended to produce results that account for a predicted created value as 

delivered and understood by clients (monetary or financial), or process predictability (a direct technical 

urban design process or a stakeholder task-unique value creative approach), it was intended to frame 

the sacrifice of values in the circumstances of the development environment. The thesis does go deep 

into the root of the values rationale and value realisation understanding, addressing the following critical 

theoretical dualisms created by the nature of the study area in a reflective consideration; spatial 

planning-urban design, strategic-task-based master-planning/master-plans, values-value, ex-post-ex-
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ante evaluation; and theory-practice. Moreover, the investigation is multi-contextual, multi-stakeholder, 

multi-faceted time-scale and multi-parameter. Thus, it was neither practical nor possible to account for 

all the variables that influence value delivery. Due to the nature of ‘value’, the results are more 
discursive than conclusive. 

The ex-ante study uses a number of tactics to achieve the requirements of reliability (consistency of 

answers within the organisational groups, groups sampling); however, it is not intended to be a statistical 

study, it is a scoping study that is intended to frame and define the subjective value in master-planning. 

Research is always limited by the methodology that is applies (Bryman, 2012): the limitation of this 
study include the following:  

- As an emergent study area, the value judgment methods used may have limited contextual 

validity. Hence, the instrumentality approach used is well established in determining 

stakeholders’ values in planning-environmental research, it is not yet tested in urban design 

research with a number of noted theoretical differences (Section 4.4).  

- Judgments of stakeholders’ values may be affected by a number of practical issues, with no 

full, reflective, feedback recorded for each participant taking part in the on-line questionnaire. 

Thus, a number of questionnaire design issues took place, this include; the relationship between 

the three structural questions asked of benefit-sacrifice-resources and how scoring for each 

relates to the other (section 4.5); some complaints were received regarding the complexity and 

the number of questions, and thus whether respondents were speeding through the survey.  

However, these limitations were minimised by using a two-step questionnaire validation design 

process; started with a test-scoping stage and an open-ended question, for which a number of 

feedback comments were received and included in Appendix 9. 

The limitation of the ex-post study includes the following:  

- In the stage of selecting case studies, two types of neighbourhood developments were initially 

identified and investigation of relevant cases for each type was intended. Efforts were made to 

contact larger numbers of stakeholders for interviewing, however, these proved unsuccessful. 

- Time and budget limitations made it impractical to assess influences of ‘all’ internal and 

external variables on the observations made, or ‘all’ actions and value-related stakeholders 

outcomes over the whole study period.   

- The application of case-study issue-focused approach may have resulted in some researcher-

induced bias; however, these limitations were minimised by strong qualitative interviews with 
key stakeholders that have direct involvement as decision–makers.  
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10.3. Contribution to knowledge 
 

This section details the knowledge contributed by this thesis to the field of value. Reference is also 

made to the contributions made to planning and urban design. It draws together the research findings 

and specific contribution of each of the three phases. Parts of the research have been published and 

presented in a number of high quality conferences. Three knowledge contributions are recorded in this 

section; literature review,  the definition of stakeholders’ values as a concept critical to understanding 

master-planning best practice; and a dissected analysis of value significance, in practice, as the basis to 

understand the complexity of master-planning levels and roles. The final and substantive contribution 
is the strategic value-based perspective that reconciles the ex-ante and de-facto ex-post findings.  

10.3.1. Contribution to knowledge of the literature review.  
 

This thesis used a cross-disciplinary literature reasoning to build an iterative relationship between 

strategic spatial planning, social content urban design, value, values and master-planning. The initial 

phase of this thesis presented a structured approach to elicit this, as an outcome of dissected review and 

restructuring of master-planning (planning and urban design) as a strategic and value-based process. 

Chapters 7 and 8 validated this structure and showed how knowledge of stakeholders’ values is 

connected to drive greater value in practice (through the ground of value in concrete action/power 

invisible process). The overall contribution of this thesis is a theoretical relationship between the 
concepts of values held and value secured.  

This thesis proposes a theoretical framework that provides two propositions that define, in one hand, 

ex-ante personal imperatives of the value of master-planning, on the other hand, practical context-based 

understanding of complexity of master-planning practices. This research is important as a bridge 

between urban design and spatial planning, where previous research often ignores the importance of 

identifying the unique difference in stakeholder disciplines taking decision during neighbourhood 

development. This is original as it builds on value-based and strategic planning, urban design, and real-

estate development research, on what they had established into stakeholders’ power, interests, and 

values. No previous author in ‘master-planning large scale housing’ research has intertwined the basic 

theoretical view of master-planning as both a design and a strategic planning activity—away from the 

descriptive nature of the current body of research. This work is original as no other author presented 

‘value’ research as a means to deal with this emergent master-planning cross-disciplinary multi-level, 

multi-stakeholder theoretical backdrop. Furthermore, this thesis redefined the subjective meaning of 

‘value’ as not just an individual or an organizational business perspective, towards a collective and 
communicative inquiry.  
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10.3.2. Contribution to knowledge of ex-ante value. 
 

The ex-ante framework, as presented in chapter 4, is a new approach to utilize the data of established 

‘value-based’ tools reviewed in Appendices 3 and 4. The ex-ante value and values framework is a 

structured, systematic, and analytical approach tailored to the master-planning context in Scotland. It 

brings urban design, planning and governance issues together. It integrates stakeholders’ values and 

value into the master-planning visioning process. It comprises a customisable suite of practical design 

principles that align stakeholders’ values rationale, experience and choice/judgment. For this 

contribution alone it should be noted that it builds on Austin (2005) empirical work in defining value 

as a cost/benefit requirement, as a basic qualitative and quantitative treatment of stakeholders value 

judgment. The understanding and tailoring of this judgment baseline (costs/benefits) is restructured for 

the condition of contextualizing master-planning was designed for this research solely by the author. 

This includes defining power, interest and uncertainty as part of values and value rationale theorization, 

and a critique of Carmona (2011) and McGlynn and Murrain (1994) empirical work as explained in 

chapter 5. The constituent contributions of the ex-ante study approach are:  

- A set of incremental value objectives to increase master-planning value, at three levels (core 

value types, objectives, and tasks). Assessed by key stakeholders involved in the field of master-

planning, under the development parameters set in the thesis, in Scotland.  

- A 5-step framework to set the value rationale in Scotland, incorporating conceptual and 

operational properties. The first application of value identification to contextualise quantified 

stakeholders’ judgment within operational stages, imperatives, interests, and influences models. 

- A test of (Thomson, Austin et al. (2003); Austin (2005); Thomson, Austin et al. (2013)) working 

value definition and equation to facilitate emerging multi-stakeholder trade-off at urban 

planning, master-planning, and urban design fields. 

- A tailored structure to convert multi-stakeholder baseline experience into judgements. The 

measurement method is a versatile means of measuring intangible stakeholder judgements, with 

a clear guide for benefit, sacrifice and resource inputs. This is unlike other authors who tend to 

interpret the equation properties into other qualities, such as those presented by Austin (2005). 

- A re-definition of Carmona’s (2011) three power tyrannies and McGlynn and Murrain (1994) 

‘Powergram’. This study used the example of master-planning to explore the processes-based 

tyrannies. By proposing a fuzzy model that tests the perceived power a stakeholder holds in 

practice taking place within a context of professional conflict.  

- A databased contribution to stakeholder theory in the form of an empirical and general 

stakeholders list, imperatives, and interest groupings (Jones, 1995; Jones, Wicks et al., 2002; 

Jensen, 2010). 
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- These findings provide a systematic method for value elicitation and measurement in complex 

(multi-attribute and multi-stakeholder) system. In combination, they help define the emergent, 

and new, ex-ante character of value at the neighbourhood scale proposed by this thesis with 
respect to diverse stakeholder perspectives. 

10.3.3. Contribution to knowledge of ex-post value. 
 

The contribution of knowledge of the ex-post phase in chapters 6, 7, and 8  suggests the potential value 

of urban design through an integrated linkage between action/role and interaction/negotiation as a 

response to the advocacy of participatory planning approach and the academic debate. The mismatch 

among different imperatives in realising the role of master-planning often leads to serious value bias in 

favour of one group of stakeholders (mainly the developer). Therefore, one of the contributions to 

knowledge of this thesis is to reveal values-in-use and suggest the value of master-planning through an 

integrated linkage between visible and invisible processes, internalities, and externalities as a response 
to the advocacy of collaborative design and planning approach.  

This thesis shows the possible ways ‘master-planning’ research could contribute to urban knowledge, 

other than the way recent research has been heading. While there is consensus on the need to see master-

planning as a holistic and integrated strategy to enable change, there are several ways in which this 

principle has been misunderstood; between the deceptive definitions and the reality on the ground. In 

practice, the procedural planning system of land use planning has a defined, but limited integrating 

purpose relating to approving large-scale site design. The planning system does not capture the macro 

and internal influences that determine the processes of resource allocation. Therefore, stakeholders 

maintain a limited scalar view of the design and the planning processes. Since this study has been 

working within both the procedural processes and design processes, it was able to reveal the multi-

dimensions of master-planning. The dynamic nature of the value-based methodology developed placed 

an immense weight on the attributes of the system of urban-physical production in real-estate 

development. It worked theoretically to tell the stories about how stakeholders’ relations and networks 

assemble and how it affects form production. Thus, this multiplicity of processes (visible and invisible), 

internalities (stakeholders’ roles and action) and externalities (policy levels and macro and micro 

environmental forces) is as essential  to the framework of understanding master-planning and associated 

with the understanding of the physical and social change in the city—as established by Friend and 

Hickling (2012), Healey (1991), Healey (1992) and Adams (1994).  

10.3.4. Overall contribution to knowledge  
 

This thesis presented a new way to think ‘strategically and value-based’ with respect to large-scale 

housing planning, design and delivery. It emphasises the complexity and the invisible challenges of this 

decision environment and stresses the importance of appreciating the diversity of values affecting the 
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processes. It has argued for an evolutionary perspective on how value-based lens interact with situated 

trajectory, in which new approaches to see master-planning reveal complex contradictions internal to 

the control system and real estate business models as a force of major internal hidden pressure. 

Externally, it has underlined that the activity of producing urban form extends far beyond producers 

and is full of risk and uncertainty that stakeholders take decisions to mediate. It is a process that is 

continually adapting, fed from dominant perspectives and values, with a capacity for selective focusing 

on actions to deliver their imperative of value.   

This proposal is original as it shows, both, how to create synthesis among competing processes and 

stakeholders’ in ways that have resonance with those who relate to certain value rationales, while also 

showing how these lens change the way we theorise, analyse and perceive the role of master-planning. 

Mainly, this thesis has demonstrated how to make intangible stakeholders value explicit, as a 

representative of continuous process of experience, expectations and real life practice evidence in their 
realisation of master-planning value. 
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10.4. Dissemination  
 

The dissemination of the thesis’s findings is viewed as a type of information transmission. The findings 

of each research phase was transferred to different stakeholders through published conference papers 

and presentations: 

- ALWarea, A. and Alwaer, H. and Kirk, D., 2015, Conference Proceedings., ‘Stakeholder’s 

interest and influence in delivering value at the neighbourhood level master planning’—UK 

Conference, Newcastle University.  

- ALWarea, A. and Alwaer, H. and Kirk, D., 2015, Conference Proceedings., ‘Factors and 

priorities for delivering value at the residential neighbourhood level master-planning’—UK 

Conference, 52nd International Making Cities Liveable, Bristol. 

http://www.livablecities.org/poster-presenters  

- AlWarea, A., 2015, Conference Proceedings, ‘Driving urban change through localised 

decision-making processes towards sustainable urban neighbourhoods’., International 

Conference on Sustainable Human Development, 1(3), 112-118. London. 

http://ijshd.eduservgroup.com/wp/wp-content/uploads/2014/05/Vol1Iss3-p112-118-42-Amer-

Alwarea.pdf 

- Presentation - Common Purpose, Global Leader Experience Edinburgh, ‘The challenges of 

urban sprawl in Scotland’, February 2016. Workshop, Edinburgh.  

- Presentation - Planning Research Conference (2015), London, South Bank University, ‘The 

value of master-planning in the UK’.  

- Presentation - The changing landscape in planning research, PhD Perspective 2014, Dundee 

University, 2-days conference. ‘The value-based strategic urban design-a perspective for 

practice and research’  

 

10.5. Recommendations  
 

Substantive new research into planning and designing large scale housing could make an essential 

contribution to understanding the context for master-planning practice and making it more effective as 

a form of urban production process. The most important substantive research area is the extent to which 

master-planning is understood as part of the development process, and to alter the critical points where 

market outcomes can be changed.  It is the aim here to identify themes around which research into 

master-planning could helpfully be organised. These themes can usefully be applied and extended to 

define critical areas of research interest that link master-planning to urban planning, urban design, and 

real-estate development under the rationale of the value-agenda.    

http://ijshd.eduservgroup.com/wp/wp-content/uploads/2014/05/Vol1Iss3-p112-118-42-Amer-Alwarea.pdf
http://ijshd.eduservgroup.com/wp/wp-content/uploads/2014/05/Vol1Iss3-p112-118-42-Amer-Alwarea.pdf
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The first theme aims to examine the role of master-planning in the UK as part of the ‘urban’ question. 

—What is it that we are trying to achieve? Master-planning is evolving under market pressures to 

provide a strategy for an expanding view of needs and to curb the excess of capitalist exuberance. 

Moreover, it does not yet provide the ground rules for the co-existence of new neighbourhoods with 

diverse aspirations and socio-cultural identities as part of towns and cities. While the value agenda has 

generated admirable models of various aspects of urban design, it has done so at the cost of vastly 

oversimplifying essential interactions between social relationships and design processes. Using the 

intellectual grid, value-based strategic thinking in master-planning has demonstrated a large fabric of 

interconnections that master-planning could play in the evolution of theoretical knowledge in both 

urban design and urban planning.  

The second theme aims to consider an evidence-based urban design that contributes to the value impact 

of the built environment. However, little has been written in this domain about how evidence is judged 

by stakeholders and how evidence should be applied during values-rich and creative decision-making. 

The consideration of evidence could support the integration of value into master-planning process to 

inform stakeholders’ baselines and judgments. The touchstone of ‘value’ research will be how well it 

resonates with the multiple, particular contexts and experiences of individuals, who as stakeholder’s 
trade-off their interests to the wider good.  

The third theme explores stakeholders’ responsibilities in a complex and contested decision making 

environment, and how constantly being reshaped by changing economic, environmental and social 

context. It seeks to understand how values and actions have become more diffused, and they reside with 

a wider group of stakeholders. This theme seeks to allocate responsibility for acting in the public 

interests and define the ethical void in seeking wider values. Consideration would be given to foster 

conditions for stakeholders to take personal responsibility for ethical behaviours grounded in the 

strategic purpose of urban development. A guiding ethical principle that corresponds to consensual 

strategic value-based purpose that drives stakeholders to fulfil this key role, and challenging their role 

between professional practice and civic society.  

The fourth theme explores the way in which the first and second themes can be approached. While the 

intellectual scaffolding in master-planning research derives from hybrid researchers working between 

planning/real estate and urban design/real estate, the available text into master-planning is blind to these 

paradigms itself. In urban planning, most of the material written to date about urban design has reflected 

on it through policy. While it ignores the level of urban design knowledge that professionals, who act 

in the public domains, hold and influence through the application system of the design of our cities. On 

the other hand, urban design research focuses on the art of designing cities and neighbourhoods, it lacks 

the breadth that master-planning can bring to understand how cities achieved their physical form and 
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the processes that go into generating them – the process of how neighbourhoods grow and change and 
generate meaning through design.  

The fifth theme explores what is involved in focusing governance attention on master-planning in space-

time dynamics—the forms of governance directed at shaping the neighbourhood as urban. This research 

area focuses not only on individuals or structural driving forces, but also the interaction space in master-

planning, on how value knowledge is made, how social systems and relations are understood, and how 
action is shaped in a social context.  

By applying these themes, master-planning research could be deflected from its earlier narrow 

preoccupation with guidance for better master-plans to more substantive consideration of the 

relationship between public and private value. However, it must by acknowledged, such research raises 

challenging methodological problems and requires access to often-restricted data sources. Multi-

causality is a particular problem, since value creation cannot always be attributed to one source or event 

as this thesis illustrated. Thus, this research can be considered a starting point to develop and test a 

‘Value Assessment Tool’ to create a consistent approach, or way of measuring value. This research 

provide the in-depth theorization to undertake further work with key agencies, as well as specific sectors 

including housebuilders’ marketing teams and RICS valuers, to understand more about the implications 
of capturing value.  
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Appendix (1) – A list of reports that forms the value agenda approach in the UK (Design, Urban 
design and planning)  
 

No Report commissioned by Value approach Year 
Design 

1  Enriching Britain:  
Culture, Creativity 
and Growth 

The Warwick 
Commission 

 
The Future of Cultural Value 2015 

2 Leading Business 
by Design: High value 
manufacturing 

Design Council 
The manufactures 
organisation 

The value of Design-led innovation in 
manufacturing 2015  

3 
The role and value of 
design Working 
paper: Measuring and 
defining design 

TBR (Economic 
research and 
business 
intelligence)  

Articulate the value of and investment in design 
in the UK. This will be done by assessing the 
contribution of design to the UK economy, 
including gross value added (GVA), 
productivity, turnover, employment and exports 
of goods and services. 

2015 
 

4 
Innovation by design 
 Design Council 

The value of design - How design enables 
science and technology 
research to achieve greater impact 

2014  

5 Design for Public 
Good 

Design Council 
How to make problems tangible and data visual 
that quickly and clearly convey the 
relationships between interrelated elements  

2013 

6 
Design at the Heart of 
House-Building 

The Scottish 
government 

Investigating how private sector developers 
across Scotland conceive design and how they 
engage with design quality in the development 
process for new housing. 

2007 

7 The Value of Design 
Factfinder report Design Council  the relationships between design and 

businesses’ performance, 2007 

8 Getting Value for 
Money from 
Construction Projects 
through Design 

National Audit 
office 
 
CABE 

Guidelines to help auditors take account of 
good 
design in public sector built environment 
projects 

2004 

9 
Design Values 

Urban Land 
Institute 

Measuring the economic value of investing in 
architecture and design 2005 

 Architecture 
10 Good design – it all 

adds up RIBA 
What is the value of architecture? Is it worth 
the expense? Is design dispensable? 2011 

 Urban (Design) 
11  

 Research Project to 
Establish the Value of 
Design in the Built 
Environment 
(Scotland) 

The Scottish 
government 

 
Investigate the way in which well-designed 
buildings and places are currently ‘valued’ 
within the built environment sector in Scotland  
 

2014  

12 The value of 
urban design 

Urban Design 
Group 

Exploring the value of urban design in all its 
aspects. 2013  

13 The Economic Value 
of Good Design 

RIBA  
 
Places Matter 

Explore the role of good design in a 
challenging market. 2009  

14 World class places – 
the Government’s 
strategy for improving 
quality of place 

UK Government  Value of places  2009  
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15 

The value handbook 
Getting the most from 
your buildings and 
spaces 

CABE 

Practical guide, showing how public sector 
organisations can get the most from the 
buildings and spaces in their area. It brings 
together essential evidence about the benefits of 
good design, and demonstrates how 
understanding the different types of value 
created by the built environment is the key to 
realising its full potential. 

2008 

16 Valuing Sustainable 
Urbanism:  

The Prince's 
Foundation 

Measuring and Valuing New Approaches to 
Residentially Led Mixed Use Growth 2007 

17 Paved with gold 
The real value of good 
street design 

CABE 
calculate the extra financial value that good 
street design contributes, over average or poor 
design 

2007 

18 Building and spaces: 
why design matters   CABE Benefits of good design  2006 

19 Design Review – How 
Cabe evaluates quality 
in architecture and 
urban design.  

Cabe How to assess good design  2006 

20 Mapping Value in the 
Built Urban 
Environment 

Cabe  better capture less tangible things that people 
value from places 2006  

21 Physical capital How 
great places boost 
public value 

Cabe  The potential value of places  2005 

22 The value of public 
space 
 

Cabe  
How high quality parks and public spaces 
create economic social and environmental value 
 

2004 

23 The use of urban 
design codes 
Building sustainable 
communities 

CABE 
The value of design codes. 
Could codes result in higher quality, more 
efficient development? 

2003 

24 The value 
of good design  Cabe  

How buildings and spaces create economic and 
social value 
 

2002 

25 the value of urban 
design Cabe  

Pin down the economic, social and 
environmental value of good urban design. 2001 

 Planning 
26 

The Value of Planning  RTPI 
Define the relationship between planning and 
value.  2015  

27 

Creating Economically 
Successful Places - 
Why planning is 
needed in a fast-
changing world 

RTPI 

Review of the major economic trends that will 
shape societies in the twenty-first century – 
from population change, globalisation and 
competition, technological change, inequality 
and social cohesion, to the increased scarcity of 
natural resources such as water and food 
supplies exacerbated by over-use and climate 
change impacts. 

2014  

28 Fostering Growth: 
Understanding and 
Strengthening 
the Economic Benefits 
of Planning 

RTPI Investigating the link between planning and 
economic growth a priority 

2014 

29  RTPI How places can be transformed through 
planning intervention 2014 
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 Success and 
Innovation in 
Planning– 
Creating Public Value 

30 The worldwide value 
of planning  RTPI Planning around the world for the public good 2014 

31 Valuing our 
Environment 

Scottish Natural 
Heritage  

The Economic Impact of Scotland’s 
Natural Environment 2014  

32 Delivering large scale 
housing  

RTPI Unlocking Schemes and Sites to Help Meet the 
UK’s Housing Needs 

2013 

33 Improving public 
sector property 
management  

Delotte  The value of more strategic asset management  2012 

34 The value of pre-
application 
engagement  

DCLG Planning Practical Guidance  2010 

35 

Making the invisible 
visible: the real value 
of park assets 

Cabe 

Challenges the ‘invisibility’ of parks and green 
spaces within current asset management 
planning. An improved understanding 
Of the current value of park and green space 
assets is an important first step in better 
strategic management and in assisting local 
authorities in using their assets to make a 
positive difference to communities. 

2009  

36 The Incidence, Value 
and Delivery of 
Planning Obligations 
in England in 2007-08 

DCLG 
schematically collect information on planning 
agreements and obligations throughout England 
and to place a value on them 

2007 

37 An Assessment of the 
Value of Planning 
Agreements in 
Scotland 

The Scottish 
government 

financial figures reflecting the value of 
planning agreements by 
Scottish planning authorities during the three 
year period 2004-2007 

2008 
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Appendix (2) – An example of development that demonstrates value for good design according to 
Cabe (2011), Cabe (2001), Cabe (2009), CABE (2002 ), Cabe (2009 ), Cabe (2003) 
 

Development Added value 

Birmingham - 

Reinventing the 

Custard Factory 

as an innovation 

district: 

Vibrant, liveable urban area that attracts large or small enterprises. Attractive to skilled 

people, it providing services, amenities and an overall high quality of life, which in turn 

attracted further entrepreneurship and business investment. 

Manchester, 

Chimney Pot 

Park, Salford 

An example of how affordable environmental improvements can make a more 

contented, secure community, help bring together potentially divided communities. 

Accordia, 

Cambridge 

Replacing dilapidated prefabricated units and old government buildings, the Accordia 

scheme provided both good design and a high number of affordable units (30 per cent of 

the scheme). All properties are close to open spaces, slow speed streets and communal 

play areas. 

Liverpool ONE 

The creation of an entirely new quarter in Liverpool’s city centre involved a 

modernising approach to urban design that retained a deep sensitivity to ideas of place, 

identity and scale, knitting the development into the existing street pattern and 

connecting it with the waterfront. 

George Street 

Quarter, St 

Helens 

The area of St Helens richest in historic buildings was, until recently, one of its most 

neglected and unwelcoming... The public space improvements, designed by Taylor 

Young, together with those to shop fronts, the train station and historic buildings, have 

helped to reduce crime, increase rental values, revive the area’s housing market and give 

a measurable boost to the performance of local businesses. 

Cranbrook New 

Community, 

Devon 

Cranbrook has the potential to deliver 20,000 new homes over the next 20 years and to 

create in excess of 25,000 new jobs. Development can be attributed to collaborative 

working between the private and public sector partners and the innovative use of 

revolving infrastructure funds. 

 

King’s Cross, 

London 

Sixty-seven acres in North London are undergoing a transformation taking into account 

its manufacturing past, and is taking shape as a major employment, cultural and 

residential hub. King’s Cross has attracted major employers such as Google given its 

unrivalled transportation connections, canal side setting and new open spaces. 

Flexibility allows the council and developer to respond to changes in market conditions 

over the life of the development. The use of Planning Performance Agreements (PPAs) 
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benefited both the developer and council ensuring timely delivery, quality decision 

making and appropriate monitoring.  

Clyde Gateway, 

Glasgow 

Clyde Gateway is an urban regeneration company established in partnership between 

Glasgow City Council, South Lanarkshire Council and Scottish Enterprise. This project 

takes advantage of what is already in place to regenerate an area which was 

experiencing challenges in the past. By making the most of its existing assets is set to 

become a sustainable community providing housing and jobs within close proximity to 

one another. 

Atlantic 

Gateway 

Atlantic Gateway, involving Liverpool and Manchester City Regions and the 

surrounding areas of Cheshire and Warrington, is the largest UK growth area outside of 

London with estimates suggesting 250,000 new jobs and 400,000 new homes are 

possible by 2030. The Atlantic Gateway is actively exploring what these sectors need in 

order to thrive and has demonstrated the benefit of applying larger than local thinking 

made possible through close cooperation between the private and public sectors 

identifying particular area assets to build on. That level of strategic planning is 

sometimes necessary to make the most of opportunities across multiple artificial 

boundaries. 

Newcastle 

Gateshead ADZ 

Tax Increment Financing powers enable all of the growth in business rate income on the 

ADZ sites to be retained locally, rather than held by the Treasury, to support the 

delivery of vital economic infrastructure. The councils have been coordinating a 

multitude of disciplines and partners so that the bigger picture of economic and housing 

growth can be achieved at the same time as ensuring quality place making. This helps 

continue to change perceptions by making the area a more desirable and competitive 

place to live, work and visit. 

Quartermile, 

Edinburgh 

The Quartermile development is a 19 acre mixed-use development on the southern edge 

of central Edinburgh at the former location of the Edinburgh Royal Infirmary. 

Quartermile’s design credentials and success have been recognised by a series of 

national awards having won RIAS, Scottish Design Awards, Saltire Housing Design 

Awards, Scottish Property Awards, British Council of Offices and RICS Awards. The 

Masterplan provides a walkable, mixed use neighbourhood in the city centre with a 

range of facilities ‘on-site’ or in the adjacent neighbourhood. The adaptation of new 

buildings with low energy design elements, and the provision of district heating in the 

latter phases of the Masterplan, indicates commitment to resource efficiency. 

Elmview & 

muirview wards, 

stratheden 

hospital, fife 

The project brief was to re-provide clinical services accommodation for in-patients With 

organic and functional mental health problems from what was the existing Torbain ward 

at the Whyteman’s Brae Hospital Site in Kirkcaldy to a purpose built unit at Stratheden 

Hospital, comprising the Elmview Ward. The Stratheden project has been recognised for 

its design excellence having won an RIBA Award, Building Better Healthcare Award 
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and Best NHS Building in Scotland Award. Key to the success of the Stratheden 

projects was the deliberate application of evidence based design, lessons learnt and 

responding to advice and observations from senior clinicians. There was an intentional 

strategy of enabling the architects to get regular interaction with senior charge nurses 

throughout the design and development of the project. 

Wasps south 

block, merchant 

city, Glasgow 

WASPS is a charity that provides property to support arts practice throughout Scotland. 

They operate approx. 500 artists’ studios across 17 locations, 13 of which they own. 

Approximately 1,000 creative practitioners are supported by WASPS each year. NORD 

and their design team colleagues have shown a great level of rigour, restraint and skill in 

adapting the building. The client refers to the dictum, ‘as little design as possible’ when 

describing the process. A clear strategy of making careful interventions to have 

maximum impact and allow the building users to make the building their own is evident 

throughout. A strong and simple language of internal components (simple material 

palette, repeat signature design elements – architraves, window reveals etc., graphics / 

signage) provides a coherent ambience throughout the South Block. This is then 

embellished with explicit thematic flourishes to highlight the variations between each 

level whilst showcasing the durability of the original building and structure. 
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Appendix (3) – A description of existing strategic value-based frameworks   
 

In this appendix, 12 value-based methodologies are reviewed, categorised into four main areas for 

discussion:   

- Value-based strategic planning – manly are used at the wider visioning stage to inform 

operationale targets derived from stakeholders’ experiences and interests.  

- Design and guiding value –These tools understand, define and assess value creation during the 

design process.  

- Design and valuation – aims to valuate an outcome against a set of criteria that forms the 

‘contextual value’ as a benchmark.   

- The value of existing urban areas – aims to valuate an existing urban structures against a socio 

-economic criteria to expose the most valuable areas in the city.   

 

4.1. Value-based Strategic Planning  
 

- UN-Habitat strategic value-based tools  

The following three value-based methodologies, promoted by UN-Habitat, uses the same framework in 

different situations based on strategic planning as an iterative process. These guidelines build on that 

knowledge and on the experience of United Nations’ Economic Commission for Latin America and the 

Caribbean (ECLAC), Economic and Social Commission for Asia and the Pacific (ESCAP) and United 

Nations Human Settlements Programme (UN-HABITAT) in applying the strategic planning approach 

in a variety of challenging planning processes, including water and energy resource management, 

disaster risk management, local economic development and climate change. These tools are:  

- Planning for climate change a strategic, values-based approach for urban planners (Ingram, 

2011). 

- Strategic planning tools for ecoefficient socially inclusive infrastructure (Santucci and Oele, 

2011). 

- Promoting Local Economic Development through Strategic planning (UNHabitat, 2005). 

At the core of this approach is the belief that all planning -- spatial/physical, sectoral, environmental, 

organizational, economic, etc. -- is more effective if it is strategic and driven by locally identified needs 
and values. The tools are devolved primarily for local authorities to identify and priorities actions.  

‘Enables communities to get involved and better manage change for the good of their needs 

and their future and enables local governments to invest spending on actions with multiple 
benefits and allows them to present a stronger business case to funders and financiers.’  
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The methodologies operates to identify win-win solutions, by facilitating inter-sector cooperation 

mechanisms that feed sectoral objectives into city-wide objectives, while identifying appropriate actions 

requires the recognition of the values of local natural and human assets. The methodology is defined as 
‘Values-focused approach not an alternatives-focused approach’.  

Most approaches to planning and decision-making focus on determining what alternatives are available 

to solve a problem rather than why it is a problem in the first place. This type of thinking is referred to 

as an alternatives-focused approach, and it tends to be reactive. In contrast, a values-focused approach 

is more proactive. It puts the emphasis on deciding what is important to people in the context of possible 

consequences (what are their interests and objectives?) and then determines how best to achieve those 

objectives. Such an approach not only allows for better define, or even re-define issues, but it can also 

lead to the development of better, more creative alternatives. 

All three tools are organized around a four-stage strategic planning approach that addresses four 
essential questions: 

1. Where are we now? 

2. Where do we want to go? 

3. How do we get there? 

4. Are we getting there? 

 

Figure 68, The UN-Habitat valuation tool process  

 
Answering each of these questions involves a number of steps that takes you through the strategic 
planning process. Each of the 10 steps shown in Figure 1 is broken down into more detailed tasks: 

1. Where are we now ‘what is happening’? 
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1. A. Get Started – get organized and secure commitment, from stakeholders, evaluate 

capacities and plan the process  

1. B. identify stakeholders – establish the stakeholder group, plan for communication by making 

a plan for engagement.  

1. C. analyses and assess – create a portfolio of the city, identify legal framework and drivers. 

Conduct context assessment.  

2. Where do we want to go ‘what are the issues, values and objectives’? 

2. A. Establish a vision – main challenges, collect ideas, formulate a vision. 

2. B. Set objectives – identify and organize issues, restate issues as objectives, ensure that 

they have benefits, select indicators.  

3. How do we get there ‘what can we do about it’? 

3. A. identify actions and strategies – generate action ideas to achieve objectives, screen and 

rank actions, develop strategies.  

3. B. select actions – assess consequences of actions, prioritize best actions and strategies, 

assess mainstreaming opportunities and refine actions and strategies. 

3. C. implement actions – identify and address institutional and governance gaps, identify lead 

agency, mainstream actions into established plans, programs and process, develop an action 

plan.    

4. Are we getting there ‘are we doing it’? 

4. A. Monitor and Evaluate – prepare a monitor and evaluation framework and work plan, 

advice whom to involve, when and how document and report, evaluate results. 

4. B. adjust and modify. 

 

Although all the steps of the planning process are generically explained as guidelines, particular 

emphasis is placed on the aspects that the process aims to serve. Each document go through the process 

of developing objectives and targets based on identified context and how to prioritise actions and 

strategies to improve it.  

- Value programme in Malmo City/Sweden (Memocity, 2012). 
The city of Malmo in Sweden has adopted in the last 10 years a ‘Value-based Planning’ approach to 

development based upon a general spatial structure and a set of prioritised values. In 2009 this approach 

was materialized though a value method that aims to makes it clear to participants why certain decisions 

are made, and enables the public to get involved in a very early stage of the process (through the local 
plan process), where the essential values for the initiative are defined.  
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The model serves as a complementary to detailed development plans. The strong emphasis has been put 

on a dialogue between stakeholders and city planners reaching shared values and getting continuous 

feedback on sustainability. (Malmo City Planning Office, 2015). 

The method contains a “value plan” in which the City of Malmö specifies a general structure and 

prioritised values, such as an emphasis on quality and sustainability. The value plan enables a flexible 

content, which can vary over time as needs and prerequisites change. A number of strategies are linked 

to this plan, which have a complementary function and enable follow up in the local plan phase. This 

method of working opens up the possibility of dialogue around common values, feedback on 
sustainability and a continuous urban development process. 

As it is shown in the Figure (5) the model starts with a core which formulates problems and potentials 

of particular area for its continued development. The core represents bases for vision of the plan 

programme that includes guiding values. Main priorities of the plan are stated so as to ensure achieving 

the vision. Moreover, the values are linked to the three building blocks of the physical structure - 

thoroughfares, spaces and buildings. (Malmo City Planning Office, 2015 A, p. 13). The next ring of the 

model forms strategies of the plan programme targeting on creation of qualities and characteristics 

stated in the vision and values. Last but not least, the model contains strategic projects and tools. 

Strategic projects are essential for achieving the vision and always require additional focus. While the 

tools are additional documents required for the planning process and these are, for instance, quality 

programmes, location studies or detailed development plans. (Malmo City Planning Office, 2015). 

Table (6) gives an example of how these degrees this value strategy works in real live context.  

 

Figure 69, Value based plan in Malmo city  
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Value-based model  Planning and design approach 
aquaria based on the process 

Core ‘Unique city’  Shipyard environment 

Shipyard basin 

Central location 

Social heritage 

Vision ‘Contrasting city’  

 

These contrasts are found in both the physical 
environment and the people populating this district 
and its identity arises in the field of tension between 
these contrasts. 

Monumental but intimate 

New but old 

Playground but street 

Calm but active 

Dense but green 

Permanent but temporary 

Home but workshop 

Values ‘master-planning’  

 

The vision is made concrete through values that 
specify intentions for and attitudes towards the 
physical structure’s three building blocks – routes, 
places and development. 

Networked and inviting 

Routes. 

Curious and challenging places. 

Historic and innovative development. 

Strategies  

 

Achieving the values have been developed to 
provide guidelines for the physical design. These 
strategies deal with the character and function of the 
three building blocks – routes, places and 
development. They are described in words, 
illustrations showing principles and reference 
images to provide guidance and ensure qualities for 
the continued work together with the value plan. 

ROUTES are links to, from and 
through the district. These routes 
populate and contribute to the active 
city. 

 

PLACES are the public spaces that 
contribute to meetings in the city and 
form the basis of urban life. These 
places exist for everyone. 

 

DEVELOPMENT is both building 
and function. The development 
encloses and contributes to activity in 
routes and places. 

Table 29, the process in which the value plan informed the strategies of development on Varvsstaden 
Development in Malmo City  
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4.2. Design and guiding value  
 

- VALiD, Value in Design (Austin, 2005, Mills, 2013). 

VALlD is a Value-Based design method that tries to define, quantify and links ‘value’ (as a cost/benefit) 

with ‘value management’ as a process. The methodology comprises the main findings of a three-year 

joint industry and academic research study called ‘Managing Value Delivery in Design - VALID tool’.  

Used in a ‘value management framework’ at the building scale sought to increase customer satisfaction 

through a better, shared understanding of appropriate value systems (for the project process, the product 

and its performance). Proposing a standardised mechanism that map and measure the flow and delivery 
of value within the design solution. 

It has a first stage of trying to tease out the organisational values of the likely participants in order to 

gauge their expectations and to anticipate their preferred ways of working in the project team. This 

activity is not however connected with design in general and certainly not with the specifics of the 
impacts a development makes on urban places and spaces.  

In Stage 2 stakeholders are asked to select their own preferences from two generic lists: benefits they 

seek, sacrifices they are prepared to make (from the same list) and resources that will be expended in 

the process. They are not supposed to select more than ten from any list – thereby ensuring that they 

focus and that the exercise doesn’t take too much time. This is called setting a stakeholder dashboard. 

For example, in the diagram below the individual has picked four benefits – simplicity, accessibility, 

space requirements and safety. As can be seen, stakeholders pick a target, a comfort zone and a 

judgement on the current situation in terms of the scheme under discussion. This makes it possible to 

see where people are getting more of what they want – which they can then possibly trade in for things 

where their targets (and comfort zones) are not being met. 
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Figure 70,VALID valuation process  

The sacrifice scale consists of things that the stakeholder is prepared to compromise on in order to 
derive benefits. 

 

Figure 71,VALID valuation process  

The final aspect of resources is a further way in which the stakeholder is forced to reflect on what they 

are looking for. Resources include risk (delays in securing planning approval), costs (such as security 
and waste disposal) and time delays (such as community consultation). 

VALiD considers value delivery performance as the fulfilment of stakeholders’ expectations. By 

comparing each stakeholder’s current judgement of the project solution’s current fulfilment of their 

benefits, sacrifices and resource with the targets they set for those benefits, sacrifices and resources, a 

measure of expectation fulfilment (i.e. “value delivery”) is arithmetically determined as the ratio of 

judgements to targets. This calculation is performed within each stakeholder’s individual dashboard. 

Taking any stakeholder importance weightings into account, VALiD then aggregates these “value 

ratios” to provide pictures of value delivery performance in further numerical dashboards that 

summarise project performance in delivering value to all customer stakeholders, all provider 

stakeholders, and to the project as a whole. Data entered into the pro-forma excel spreadsheet is 

periodically used to (instantly) calculate a ‘value ratio’ for each stakeholder and for the project as a 
whole. Analysis is likely to be done by the project facilitator. 

- Design Quality Indicators (DQI). 

 

The Design Quality Indicator (DQI) was developed as an extension of the Rethinking Construction 

agenda for targeting, mapping, measuring and managing performance improvement in construction. It 

was developed explicitly to measure quality of design embodied in the product – buildings themselves. 

It was not intended to assess the design process, although the tool has subsequently been used at various 

stages of design to help inform design decision-making during the process. The report Accelerating 

Change (Egan, 2002), which updates the Rethinking Construction agenda, makes explicit reference to 

the DQIs and calls for their adoption across the construction sector. It also highlights the role of clients 
in promoting value through design in new buildings and refurbishment projects. 
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DQI pre-identifies a ‘contextual value’ as benchmark for valuating design consists of three main 
headings, through the following three core values:  

- Functionality (usefulness) – access, space and uses. These are concerned with the arrangement, 

quality and inter-relationship of spaces and how the facility is designed to be useful to all.  

- Build quality (building fabric) – performance, engineering systems and construction. These 

relate to the engineering performance of a facility, which includes structural stability and the 

integration of health and safety aspects throughout the project lifecycle. They also relate to the 

robustness of the systems, finishes and fittings.  

- Impact (sense of place) – urban & social integration; internal environment, form & materials; 

character and innovation. These refer to the facility’s ability to create a sense of place and to 

have a positive effect on the local community and environment. They also cover the wider 

influence the design may have on the disciplines of building and architecture.  

 
The valuation process consist of three stages: 

- Weighting – initial weightings of 1-3 are set by each stakeholders for lots of different sub-

indicators.  

- Ranking - a design is then rated using a Likert scale (agree strongly through to disagree 

strongly).   

- Calculation – the indicators are weighted to give an overall DQI for each individual and 

collectively 

One factor that would appear to be somewhat flawed is that the initial weighting is constrained to 

three/four choices – 1-3 and not applicable. The problem is that stakeholders are allowed to give 

everything the top rank – rather than being expected to rank heading and sub-headings. 

- RIBA Value toolkit.   

The RIBA Value Toolkit has been developed as self-help document to assist practices articulate the 

benefits of well-conceived design and the value it can add to projects. It is a companion to the RIBA 

Quality Management Toolkit. It is simply a worksheet lead out in way that can help designers explain 
and discuss their designs based on 5 tapes of value listed CABE’s value handbook: 

- Exchange value. 

- Use value. 

- Image value. 

- Social value. 

- Environmental value.   

- Cultural value.  
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The RIBA Quality management toolkit has been developed to be a self-help tool to assist architectural 

practices in installing a quality management system appropriate to the practice of architecture. It 

provides an acceptable basis for the requirements of the RIBA Chartered Practice Scheme for practices 

to have an appropriate quality management system. Value and quality management toolkit aims to link 

the internal practice process with the projects and the value it serves, in order to maintain design quality 
and client satisfaction.  

Components Objectives 

RIBA Quality Management Toolkit – Overview  
This document covering the philosophy behind the 
Toolkit approach and briefly explaining coverage 
and operation.  

RIBA Project Quality Plan for Small Projects 
(PQPSP)  

This covers aspects to do with running individual 
projects – it incorporates a simple (single sheet) 
Short Form for very small 
projects/consultancy/investigations and the like.  

RIBA Quality Management System – Guidance  

 

Installing and implementing systems that can comply 
with the requirements of the international Standard.  

RIBA Quality Management System – Quality 
Manual  

This is pro forma document. The Quality Manual is 
the declaration by the practice that they operate and 
are committed to a quality management system and it 
is designed to bee seen by clients and others.  

 

RIBA Quality Management System – Procedures 
Manual  

This is a pro forma document providing essential 
procedures covering both office and project 
processes. This incorporates templates for the 
various forms and more detailed work instructions  

Table 30,Components of RIBA Value toolkit  

4.3. The value of existing urban areas   
 

- Urban Value ‘a tool for spatial sustainability’.  

Urban Value was born from the “IVALUL” research project, one of the largest projects in the 

UrbanBuzz8 sustainable communities programme. The project was led by Space Syntax and brought 

together over 20 public, private, higher education and voluntary sector organisations, including The 

Home Office, CABE, SEEDA, EEDA, UEL, UCL, GLA Economics, Savills Research, CBuchanan and 
JMP.  

The Urban Value toolkit is being used to support the case for improving street layout design and to 

provide evidence of the likely economic returns to be gained from investing in high-quality residential 

                                                                 
8 UrbanBuzz: Building Sustainable Communities’ is a knowledge integration and exchange programme 
that aims to develop new ways of delivering genuinely sustainable forms of development and 
community in London and the Greater South East region of England 

http://www.urbanbuzz.org/
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and town centre street layouts. Used to help public sector to identify development priorities, offering 
private sector investors a greater level of confidence and a more secure framework in which to invest. 

The Urban Value toolkit demonstrates, in an evidence-based way, how physical and spatial design 

factors influence both social and economic value including crime patterns and land values. It provides 

planners, designers and community members with tools to overcome barriers that currently exclude 

spatial layout factors from being objectively assessed in terms of their social and economic value 
impacts.  

The Tool project takes existing knowledge and socio-economic information in the hands of the various 

knowledge partners and links it to urban layout, focusing on the valuation of five themes:  

- Town centre value and vitality  

- Street quality 

- Residential property value - Street layout, in particular the spatial accessibility of a street, is a 

key factor affecting residential property value. 

- Personal safety  

- Public realm design  

This is not a tool defined as analytical framework with process, it is tool kit that automates and 

standardises the various steps of layout evaluation process. A collection of MapBasic plug-ins for GIS 

platform. The tool links the spatial structure with a number of selected indicators and data sets. These 

indicators was identified to positively or negatively contribute to the value of the urban areas. The 

outcome is a series of maps that can be used to value the character of these areas. The list of indicators 
calculation tools is as follows: 

- Dwellings per Segment: the total number of dwellings per street segment. 

- Building Centred Density: the number of dwellings within a 30mradius of every building. 

- Plot Exposure: the number of sides exposed to public space. 

- Dwelling Type: every dwelling classified as detached, semi-detached or terraced house or flat. 

- Block Size: metric area of each urban block. 

- Socio-economic Condition: average tax band value of each street segment. 

- Street Clustering (closeness): the accessibility value of each street segment, how easy it is to 

reach form other segments. 

- Path Overlap (betweenness): the frequency in which every street segment is part of a shortest 

route in the study area.  

The tool is both experimental and practical, that tries the bridge a gap relating connect the spatial 

structure to available empirical information about social-economic factors. The tool links the 

measurable aspects of design such as street widths and building heights to cultural and economic aspects 

of community, intangible asset, which is difficult to visualise and measure during the planning process. 
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Going beyond the ‘value management processes’ in making a distinction between direct benefits for 

built environment and those indirect benefits that accrue in the form of ‘public goods’ or externality 

effects. 

- The Value of Urbanism ‘measuring and valuing new approaches to residentially led mixed 
use growth’  

The value of urbanism (2007) is a commissioned research by Prince’s Foundation for the Built 

Environment from Savills plc with the support of English partnerships, looks to establish the 

commercial case for sustainable development with two particular audience in view namely property 

investors, developers and land owners on hand and public authorities on the other. The report includes 

a framework for valuations of three different types of urbanism as well as the social economic and 

environmental case for sustainable development.   

The framework used links the value of spatial design of the ‘neighbourhood’ to five social-economic 
value indicators: 

- Environment, energy and climate change. 

- Land use. 

- Housing and population characteristics.  

- Build cost. 

- Crime. 

- Health. 

- Creating inclusive, cohesive, stable communities:  

- Economics and mixed use. 

These are assessed against the qualities of sustainable urbanism: mixed use; mixed tenure; architectural 

quality; housing types; public transport; walkability; urbanism ‘urban form’; adaptable urban form; 

densities; open spaces; and sustainable buildings. 

In order to examine the value of sustainable urbanism, the methodology employed was to compare the 

exemplars to other urban forms, namely standard new build development and traditional (old) examples 

of urbanism. The comparison with standard forms of new build development was to review what the 

value impacts of building to sustainable urbanism principles are. The examination of old examples of 

urbanism was to identify if there was something we they learn from traditional urban form both in terms 
of the disposition of land use within a scheme and in terms of values generate. 

The examination of current total development value of the case studies examined was carried out to 

identify whether there was enhanced value associated with building to sustainable urbanism principles 

as opposed to standard forms of development. The main finding from this examination was that building 

to some or all of the features of sustainable urbanism can enhance total development value. At the very 
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least the research has demonstrated that developing to sustainable urbanism principles is not 
commercially unviable. 

- Valuation of urban realm Toolkit.  

 

The tool operate to incorporate health and social benefits with user benefits in the valuation of urban 

realm improvement. Measurement of the quality of the urban realm therefore is recognised through the 

tensions between the multiple uses of the urban environment; as a facility for people to move around in 
as well as a space for activity. 

The contextual value identified is framed through seven key objectives: 

- Character 

- Continuity and enclosure 

- Quality of the public realm 

- Ease of movement 

- Legibility 

- Adaptability 

- Diversity  

The Toolkit is designed primarily to help decision maker to make investment decisions; and to enable 

officers, designers, etc. to provide an evidence base to justify expenditure on public realm projects. The 

toolkit built on previous work of ‘Business Cases for Public Spaces’ and the present Toolkit takes the 

PERS (Pedestrian Environment Review System) methodology as a systematic basis for scoring public 

realm. This work has also been supported by other organisation such as the Commission for 
Architecture and Built Environment, (CABE). 

In other words, the toolkit main objective is to link economic impact analysis (qualitative 
impact/benefit) with user experience of the public realm (based on PERS tool).  

4.4. Value for the public  
 

- Hedonic Property Value Techniques. 

The hedonic price model is one of the most widely accepted methods for estimating the monetary trade-

offs for quality attributes of private goods and spatially delineated environmental amenities. The 

hedonic method has enjoyed wide acceptance in environmental applications as well.  It is most 

commonly applied to variations in housing prices that reflect the value of local environmental attributes. 

It can be used to estimate economic benefits or costs associated with:  

- Environmental quality, including air pollution, water pollution, or noise. 
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- Environmental amenities, such as aesthetic views or proximity to recreational sites. 

The tool considers ‘value’ from an economic standpoint that is linked to other tangibles. E.g. sit 

character. The method estimate the relationship between the level of any one housing characteristic and 

the price of the property. It then uses the information from the hedonic price function to see how the 
quantity of a particular characteristic influenced the overall price commanded by a property.  

It can be used to examine the impact on market prices in relation to factors such as:  

- Amenities  

- Architectural features  

- External design characteristics  

- Health facilities  

- Internal design characteristics  

- Landscape features  

- Public transport  

- School quality  

Primarily used by developers, the techniques lie in knowing what will and won’t add value to a similar 

development in the same property market at roughly the same time – that is, it allows developers to 
confidently prioritise one aspect of a development over another. 

- The Contingent Choice Method. 

This is the most widely accepted method in environmental economics for dealing with total economic 

value – both use and non-use. The contingent choice method can be used to estimate economic values 

for virtually any ecosystem or environmental service, and can be used to estimate non-use as well as 

use values. It asks people to make choices based on a hypothetical scenario. Values are inferred from 

the hypothetical choices or trade-offs that people make. 

The contingent choice method asks the respondent to state a preference between one group of 

environmental services or characteristics, at a given price or cost to the individual, and another group 

of environmental characteristics at a different price or cost.  Because it focuses on trade-offs among 

scenarios with different characteristics, contingent choice is especially suited to policy decisions where 

a set of possible actions might result in different impacts on natural resources or environmental services. 
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Appendix (4) – A critical review of existing strategic value-based frameworks   
 

1.1. Introduction  
 

There is an absence in the research field of studies that links stakeholders’ values and the value of 

master-planning. It was anticipated that an ex-ante systematic and structured methods would enable a 

better understanding of this connection. Since the field of value-based decision-making methods is vast, 

across different disciplines, the aim of this chapter is to clarify the field that is relevant to master-

planning research by analysing and categorising existing ex-ante methods.  

 

The differences between the strategic value-based methods are discussed and critically 

analysed. However, the comparison of the methods is difficult, if not impossible. For example, the tools 

are designed for assessing different scales (city level planning, neighbourhood and building 

development), and they emphasise different phases of the planning and design stages. In addition, it 

approaches value in monetary or economic terms, or it includes a wider and consensual perspective of 

defining, delivering, or assessing stakeholders’ values. Appendix (4) starts by defining the general 

rational of value-based methodologies. The second part critically compares 12 established methods, in 

the way it approaches the study field. Furthermore, the benefits of using the methods is analysed — 

how the tools and their results can affect decision-making? 

 

1.2. General rationale – why value-based methods ?  
 

 

‘Value-based decision making’ is an emerging study area where there is debate about the extent to 

which the full range of  tangible and intangible costs and benefits of the changes that should arise from 

development activities are prioritized or quantified. This report deals with contexts, concepts, and 

institutional realties, not mistaken with ‘value engineering decision processes’. Value engineering deals 

with rational and behavioural negotiation and participation techniques. Such as decision tree (Olaru and 

Wehenkel, 2003), utility theory model (Starmer, 2000), linear models (Searle, 2012), trade-off method 

(Haimes et al., 2011), value-contribution mode (Rohrbeck and Schwarz, 2013), sensitivity analysis 

(Saltelli et al., 2004); the behavioural approach includes prospect theory (Camerer, 2004), Delphi 

technique (Hasson et al., 2000), Krzysztofowicz's group utility model (Liu and Leung, 2002, Wang et 

al.). Also relevant study approaches that are not for instant relevance for this research are; value 

economic monetary terms and the concept of Total Economic Value (TEV) (Loomis et al., 2000); and 

in cultural terms via the more interpretative social sciences, arts and humanities (Seidman, 2013); and 

eco-system valuation (Raymond et al., 2014). Each of these dimensions of value and value management 

has validity in its own domain. 



 

311 
 

 

In this chapter a ‘Strategic and/or Value-based method’  is defined as a multidimensional guiding 

approach used to identify, manage and deliver stakeholders shared views of the changes that should 

arise from the development activities– underlying spatial strategies, strategic planning and different 

levels of design; physical, land use, environmental, economic and social (Carmona and Magalhaes, 

2006). It is a systematic, ‘strategic’ decision-making process that incorporates local objectives to help 

determine priorities and allocate scarce resources (i.e. time, money and skills) to achieve agreed-upon 

goals (Un-Habitat, 2014).  

 

Figure (14) give a procurement of this chapter identification of an ex-ante method that gives attention 

to issues concerning knowledge and values, which are obtained through comparison or interaction 

between stakeholders. Through these methodologies ‘strategic values’ becomes the ‘expression of a 

cognitive balance, characterized by candour and trust, based on principles, ethics and rules, translated 

into target oriented actions that are tooted in specific contexts’ (Cerreta and Mele, 2012,Pg 23). 

Recognising the role of stakeholders’ values means acknowledging the imperative need to move beyond 

the instrumental aspects of planning, starting from questions such as: what values? Whose values? 

Values for whom? Values based on what point of view? Values based on what kind of priority? 
 

 

Figure 72, the conceptual outreach of value-based methodology  

 

The best way to describe the outreach of value-based methodologies is that it operates to understand 

through interaction objectives and visions unfold through process to expose ‘local-assists’. According 

to Manders-Huits (2011) values are not motivated only by an empirical account of exiting planning and 

design process and systems, but depend substantively on interests and desires of stakeholder’s with a 

cultural and contextual milieu. An aspect of formal planning and design process integrated with learning 

and knowledge production narrative, designed to: 

Integrated
(Context driven and 

part of exisating 
procesess)

Strategic 
(physical, spatial, 

land use, 
environmental, 

economic)

Value-Based 
(local-based 
knowledge) 

Participatroy
(resposive to 
s takholder's 

interests)
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- Address visions and principles through existing planning and design process; embed local 

values into physical, spatial, sectoral master-planning.  

- Link national and regional challenges at the local level by promoting an inclusive, participatory 

process that integrates city planning activities with local community participation and more 

structured, transparent, and defensible decision-making.  

 

In the literature, the evidence in favour of this form of collective and meditative knowledge production 

is overwhelming, yet fail short to be metricized in practice. for the reason that, it  exploits an ethical 

dimension of, how our cities are being planned and designed, it moves the discussion beyond the 

individual choice and reflects on the collective benefits and externalities of decision-making (Cerreta 

and Mele, 2012). Sagoff (1986) discussed ‘shared values‘ as synonymous with public values, 

stakeholders and communities believe in a goal because it aligns with the idea of shared values of a 

good society and a locality, and hence deliberative and political processes are required to adequately 

identify them. To justify this argument, Kenter et al. (2015), Field and Kirchain (2013), Genaidy et al. 

(2010), Newman and Jennings (2008), King (2000), Stein et al. (1999) established empirically that the 

value of communication decision makers were better able to identify mutual goals and improve the 

collaborative planning processes outcomes. Therefore, by define or/and deliver goals that constitutes a 

determinant of goal commitment, people are more committed to goals that they deem important than 

those they view as unimportant  (Liu and Leung, 2002.P.g 2). 

 

There is, in principle, considerable diversity in methodologies, ways to interpret value, through it would 

be misleading to suggest that there is dedicated research area that is explicitly registered its concern to 

planning, design, or real estate development. Work is placed within a variety of theoretical and 

disciplinary registers Fish et al. (2016). As a result, There is no, yet, wide adaptation of such evaluation 

narrative in practice in the UK apart from commissioned reports and studies by RIBA, RTPI, A+Ds, 

Urban Design Council and both governments in England and Scotland. For example, most recently, a 

report published by RTPI (Adams, 2015) calling for the need to redefine the value of planning to resolve 

the collective action problems in order to reshape markets and places that can breed confidence, reduce 

risk and transforming developers’ attitudes and behaviour. A commissioned research by the Scottish 

Government to investigate value of design in the built environment (Wheeler et al., 2014) establishes a 

gab in practice and an aim for future research:  

 ‘Develop and test a ‘Value Assessment Tool’ to create a consistent approach, or way of 

measuring, value in the design processes.’ ‘Design value should now be acknowledged and 

promoted, in a more appropriate way to reflect current policy and opportunities in Scotland. 
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Ideally, this would be through a Scottish Government commitment to a wider programme of 
longitudinal and cross property development sector research and advocacy. 

1.3. Existing value-based decision-making methods 
 

Worldwide many value-based methodologies are developed that focuses on different areas of the built 

environment and are designed to reflect different contexts. These methodologies include planning, 

design, or comprehensive management of stakeholders’ values and measurement throughout the 

development process. There are large numbers of tools that can be considered to evaluate some kind of 

contextual value. For the purpose of this research, the number value-based tools included in this study 

was controlled based on a report commissioned by Cabe ‘Commission for Architecture and the Built 

Environment’(Carmona and Magalhaes, 2006), in addition to a number of emerging methods not 

included in this report. 12 Value-based methods were selected listed in table (7) and reviewed in detail 

in Appendix (3).   

 

Three tools are being used in the UK to address the issue of value. Transport of London are applying a 

toolkit that aims to Incorporate Health and Social Benefits in the Valuation of Urban Realm 

Improvements (Sheldon and Orr, 2010 ). The second is the RIBA Value Toolkit (Snook, 2009), 

developed as self-help document to assist practices articulate the benefits of well-conceived design and 

the value it can add to projects. The third is Managing Value Delivery in Design - VALID tool (Austin, 

2005). Internationally, the city of Melmo/Sweden is applying a value-based urban development model 

for several years, aiming to develop a long-term value structure rather than a physical structure. The 

UN Habitat are leading the way in applying value-based tools at different contexts (Ingram, 2011, 

UNHabitat, 2005).  

 

Local approaches have been developed in different countries responding to its unique public value it 

holds. Unfortunately, due to the loose understanding of ‘value’, these tools does not share much in 

common and also evidence differences of scope, approach and planning or design levels – building, 

place and neighbourhood. It is the attention of this chapter to map these similarities and differences and 

identity gaps and opportunities to develop an ex-ante framework to further the study area in order to 

address this research aim illustrated in chapter 1.  

 
 Tool Source Continent 

1 
Strategic, value-based planning tools for 
ecoefficient socially inclusive infrastructure 
(Santucci and Oele, 2011). 

UN Habitat 

International 

2 
Planning for climate change a strategic, 
values-based approach for urban planners 
(Ingram, 2011). 

UN Habitat 
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3 
Promoting Local Economic Development 
through Strategic, value-based planning 
(UNHabitat, 2005). 

UN Habitat 

4 Value programme in Västra Hamnen 
(Memocity, 2012). Melmo City/Sweden Sweden 

5 VALiD, Value in Design (Austin, 2005, 
Mills, 2013). Original Research UK 

6 Design Quality Indicators (DQI). Construction Industry Council UK 
7 RIBA Value toolkit RIBA, Cabe UK 

8 Valuing urban layout 
CABE, SEEDA, EEDA, UEL, UCL, 
GLA Economics, Savills Research, 
CBuchanan and JMP 

UK 

9 Valuation of urban realm Toolkit London Transport UK 
10 Hedonic Property Value Techniques Common technique International 
11 The Contingent Choice Method Common technique International 
12 Valuing Sustainable Urbanism Prince’s Foundation UK 

Table 31, List of the tools analysed in this report  

 

1.4. Categorising value-based decision-making methods  
 

The field of value-based decision-making methods is vast. The methods have been developed by various 

institutions and for different purposes. The emerging role of value-based methods encourages 

discussing the contents and frameworks adapted and the context of value. This discussion requires 

categorising the methods. The initial analyses (Appendix 3), aimed to review each methodology and 

characterize it into four groups (Table 8).  

1. Value-based strategic planning.  

2. Design and guiding value.  

3. The value of existing urban structures. 

4. Reveal value for the public.   

 
Group Description Name 

Value-based 

strategic planning.  

 

used at the wider visioning 

stage to inform operational 

targets derived from 

stakeholders’ experiences 

and interests 

- Planning for climate change a strategic, values-

based approach for urban planners (Ingram, 

2011). 

- Strategic planning tools for ecoefficient socially 

inclusive infrastructure (Santucci and Oele, 

2011). 

- Promoting Local Economic Development 

through Strategic planning (UNHabitat, 2005). 

- Value programme in Malmo City/Sweden  

(Memocity, 2012). 
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Design and guiding  

value.  

 

These tools understand, 

define and assess value 

creation during the design 

process.  

 

- VALiD, Value in Design (Austin, 2005, Mills, 

2013). 

- Design Quality Indicators (DQI). 

- RIBA Value toolkit.  

The value of existing 

urban structures 

aims to valuate an outcome 

against a set of criteria that 

forms the ‘contextual value’ 

as a benchmark 

- Urban Value ‘a tool for spatial sustainability’ 

(Cabe) 

- The Value of Urbanism ‘measuring and valuing 

new approaches to residentially led mixed use 

growth’  

- Valuation of urban realm Toolkit 

Value for the public aims to valuate an existing  

urban structures against a 

socio -economic criteria to 

expose the most valuable 

areas in the city 

- Hedonic Property Value Techniques. 

- The Contingent Choice Method 

Table 32, Group the value-based tools by aim  

This is considered a learning stage followed by the second analyses in which a comparative study 

mapped out these methods to different types of situations and to various phases of the development 

process. The in-depth comparative review in this chapter is based on a categorization in accord with a 

frame of approaches and value definition with regard to four areas.  

- Scoop and context - What are the Principles and approaches used to maximize value in the built 

environment.   

- Measurability of values and value and the Communicability and interpretation of outcomes - 

What are the parameters used to define ‘value’, interpreted and how it is constituent as part of 

the tool. 

- Activity and focus levels - What is the development activity, paradigm and level (spatial scale) 

the tool deals with. 

- User - Who uses and establishes the tool?   

These four categories are used to classify different decision-making value-based aids, but they attempt 

to neither describe the decision-making process itself nor describe the tool, this is done in Appendix 

(1). Although the categories are displayed as components, different users at different points in the 

development process could undertake each of these functions in different ways. Furthermore, these 

categories cover only a limited set of methods. As explained at the outset of this chapter, the tools 

highlighted are primarily for information gathering and analysis to be utilized in the next chapter to 
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form a strategic value-based ex-ante framework of action to understand stakeholders’ values in relation 

to value of master-planning.  

 

1.1. Scoop and context  
 

Managing the process of ‘defining’ stakeholders’ values or/and managing the process of ‘delivering’ 

stakeholders values are two main features that characterise value-base methods. Within these two main 

features the methods aim to set some kind of a ‘contextual value’ – defined here as a ‘set of 

circumstances or statements that surround value delivery in a particular event or situation’. This 

contextual value is used as benchmark to serve as a standard for planning and design, used during the 

preparation of a plan or strategy to guide the delivery of an agreed contextual value. In such, value is 

defined through an objective-led process that reflects stakeholders’ interests to achieve a particular 

outcome. In this sense, ‘issues’ that are matters of concern which are exercising the minds of 

stakeholders form the meaning of ‘stakeholders’ values’. A number of tools imposes the general 

direction in which the activity of visioning, planning, and design should achieve. Instances of contextual 

value statements of some value-based tools are: 

-  ‘To assess design Quality’ - DQI 

-  ‘To achieve eco efficient infrastructure’- Valuation of urban realm Toolkit/London Transport  

- ‘planning for climate change’, ‘promoting local economic development’ – UN-Habitat   

- ‘Value of urban realm’ - Melmo City 

-  ‘Valuing urban layout towards sustainable development’. – Valuing urban layout  

- ‘Valuing sustainable Urbanism’ – Prince’s Foundation.  

Table (9) and Figure (15) contrast the studied methods against the approach of imposing a value context 

- either by possible statements that the methodology is designed to help stakeholders formulate, or pre-

defined in the body of method models. What table (9) also achieve is to contrast the way the tools 

operates to define the value context against delivering this context, or operates to test how planning and 

design processes are achieving value against its outcomes; or a companion between it.    
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Figure 73, the tools context and scoop map out  

The comparative analysis shows two overarching approaches to define the contextual value. One 

generates contextual value by assuming that simultaneous achievement of stakeholders’ values, as goals 

and objectives, defines a consensual state of value creation. This is effectively a ‘bottom up’ approach 

in which value context is defined in relation to best practice conditions as experienced by stakeholders. 

One problem with this approach is to judge if the value context has reached far enough to achieve value 

in practice. It depends critically upon the extent to which the value contexts do indeed define value. The 

majority of bottom up tools does not make it possible to be more precise about the extent of ‘value’ 

between levels of activities as they presently exist or as they should exist in the future based on the 

development activities .e.g. The UN Habitat strategic planning value-based Tools and Melmo City tool. 

In these two tools ‘stakeholder’s values’ will become ‘planning objectives’. The task is to find the best 

strategies to deliver those values, which are viewed to present a context – manage the process to define 

stakeholders’ interests.  

 

VALID Tool takes this bottom up approach further, rather than working sole to define stakeholders’ 

values, it mange the process to deliver them. VALID is designed, in theory, to apply to existing practices 

and activities, which is perhaps one of its most important applications. It could be conducted in a 

reactive sense to assess of the extent to which stakeholders views are being delivered during the 

development process. The point of difference between VALID and Melmo city methods for example, 

is when the method is applied and the intent determine continually whether a planning or design process 

is actually achieving the value context.   

 

The alternative approach to the value-based method forward a down-top generation of value context. It 

begins with a general statement to which wider public aspires to achieve, and moves on to define this 

state in terms of importance. Form this instance, the method becomes an outcome valuator against 

achieving the context...e.g. ‘DQI’. It pre-defines contextual value and work as an evaluation stage in 
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terms of the extent to which, plans or designs meet its benchmark. Therefore, the actual content of 

design will not necessarily deliver ‘stakeholders values’, but will be valuated against a proposed agreed 

public context.  

 

Tool 

Context Scoop Method 

Context Criteria to 
achieve it 

Mange the 
process to 

define 
stakeholde
rs’ values 

Mange the 
process to 

deliver 
stakeholders’ 

values 

Process 
valuator 

O utcome 
valuator Instrumental Deliberative 

VALiD (Value for 
design)  
 

Building 
Design 
quality 

 

× YES YES × × √ √ 

Strategic, value-
based planning 
tools for 
ecoefficient 
socially inclusive 
infrastructure 
(Santucci and 
Oele, 2011). 

ecoefficient 
socially 

inclusive 
infrastructure 

× YES × × × × √ 

Planning for 
climate change a 
strategic, values-
based approach for 
urban planners 
(Ingram, 2011). 

Planning for 
climate 
change 

× YES × × × × √ 

Promoting Local 
Economic 
Development 
through Strategic, 
value-based 
planning 
(UNHabitat, 
2005). 

Promoting 
Local 

Economic 
Development 

× YES × × × × √ 

Melmo City  Sustainable 
Development × × YES × × × √ 

Design Quality 
Indicators (DQI). 
 

Building 
Design 
quality 

 

YES × × × YES × × 

RIBA Value 
toolkit   
 

Building 
Design 
quality 

5 values × × × × √ × 

Valuing urban 
layout  Sustainable 

Development 

Spatial and 
socio-

economic 
Variables 

× × × 

YES 
(Valuating 
existing 

urban 
structures) 

× × 

Valuing 
sustainable 
Urbanism Sustainable 

Development 

Spatial and 
socio-

economic 
Variables 

× × × 

YES 
(Valuating 
existing 

urban 
structures) 

√ × 

Valuation of urban 
realm Toolkit   Sustainable 

Development YES × × × 

YES 
(Valuating 
existing 
Public 

realms) 

× √ 

Hedonic Property 
Value Techniques × × × × × YES × × 
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The Contingent 
Choice Method × × × × × 

Valuates 
different 
choices 

× × 

 

Table 33, Assessment of the tools against its context and its scoop  

 

Table (9) outlines a relationship between ‘stakeholder’s values’ and ‘value’. A number of  

methodologies operates on the assumption that defining and delivering the issues that are significant to 

stakeholders within any development activity should establish a collective ‘value’ in the process and 

the outcome. Compared to the Client-based methods that focuses on tangible or monetary value 

demonstration .e.g. Valuing Sustainable Urbanism.  

 

Within this perception, ‘value’ is expressed, communicated, and traded-off between stakeholders. It 

relates to particular processes, activities, and strategies that affect the outcome. Value is established 

within a communicative process that leads to an outcome that has some kind of collective benefit. In 

this sense, stakeholders’ values relates to current and predictable facts (Lorne and Dilling, 2012). 

According to Hunter et al. (2011) it is to these facts that stakeholders react ‘subjectively’ in their 

determination of value context that is relevant to them in their choice and decision-taking. They are the 

standards and principles of ‘worth’ of the facts under consideration that these methods are trying to 

manage. They are abstract standards that persist overtime that identify what is proper for people in a 

society, which provides framework that influences individual expectations.  
 

1.2. Forms of results  
 

The results of the value-based methods can be presented in forms of graphs, tables, qualitative 

observation, and plans. Moreover, most of the methods use different kinds of reports to present and 

track the achievement of interests. In order to estimate the extent to which the development activity is 

(or) did help to achieve stakeholders’ interests, some tools developed a measurable conception (Table 

10). Based on the stretching research field defined in chapter 3, each method introduces value with 

many forms and theoretical standing points; in each, there is the attempt to explain the origins of 

interests, found in experience and culture. The main frontier is that it creates an exchange of information 

from all sides and the premises behind resources mobilization and planning for action fill the agenda. 

In this way, the method plays a role, not in value delivery or increase, but in value clarification and 

reconciliation.  

 

For example, where the tool adapted by the local authority in ‘Malmo city/Sweden’ tries to link values 

to operational strategies, ‘VALID’ translates and prioritize statements based on a measurable and 
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quantifiable substance, used to track any changes positively or negatively as an effect of development 

activities. The tool deconstruct the ‘criteria’ into the degree of its ‘benefits’ and the ‘cost’ (time and 

resources) to achieve it according to each or group of stakeholders. This ratio measurement is taken at 

different times during the process, used as means or instrumental indicator by which criteria’s may 

being achieved or not. This indeed more advanced definition than the on presented in ‘DQI’ where 

statements are simple ranked buy numbers from 1, to 3 aggregated and prioritized; or the methods used 

to prioritise most of the sustainability assessment tools criteria (BREAM and LEAD).   

 

A number of tools use multi-criteria analysis (MCA) such as UN’s tools and Milmo city. MCA does 

not constitute a participatory process in and of itself, although when applied properly, it involves 

working with experts and stakeholders. The approach essentially varies in terms of who participates in 

the process and the degree to which they are involved in different stages of the process. A relative 

number of the approaches that exhibit the basic structure of MCA integrate formal quantitative multi-

criteria techniques with participatory and deliberative techniques, as well as providing qualitative 

evidence of the reasoning and judgments underlying valuations. 

 

In a different approach, spatial value-based tools, such as ‘Valuing Urban Layout’ and ‘Valuing 

Sustainable Urbanism’, incorporate a large number of variables that frames the social-economic issues 

of the urban layout. For example- dwellings per segment, building centred density, plot exposure, 

dwelling type, block size, socio-economic condition, street clustering (closeness, path overlap 

(betweenness), or any available data such crime rates and housing prices. ‘Valuing Urban Layout’ 

presents its outcomes as a spatial map outlines where the most valuable spaces in the city are. This is a 

literal statement of socio-economic value not stakeholders’ values.  

 

Hedonic Property Value Technique considers ‘added-value’ from an economic standpoint that is linked 

to other tangibles .e.g. site character. The method estimates the relationship between the level of any 

one ‘intangible’ characteristic and the ‘tangible’ price of the property. It then uses the information from 

the hedonic price function to see how the quantity of a particular characteristic influenced the overall 

price commanded by a property. Hedonic price is a model identifying price factors according to the 

premise that price is determined both by internal characteristics of the good being sold and external 

factors affecting it. This kind methods allow non-monetary values to be expressed in quantitative terms 

and considered alongside monetary valuation as part of a deliberative process—so called ‘Deliberative 

Multi-criteria Analysis’ (DMCA). The process involves scoring and weighting a range of monetary and 

nonmonetary criteria to provide an integrated and systematic assessment of priorities for decision-

making. 
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Tool 
Measurability of values and value Communicability and 

interpretation of outcomes 
 

simple rating 
system 

value model 
(equation) measurement 

VALiD (Value for design)  
 

Rating changes 
in perceived 

benefits 
(from 1-10) 

Value as a cost 
/benefit  formula √ Diagrams 

Strategic, value-based planning tools 
for ecoefficient socially inclusive 
infrastructure (Santucci and Oele, 
2011). 

× 
Value through 

delivering 
stakeholders’ values  

× List of criteria and how to 
achieve it  

Planning for climate change a 
strategic, values-based approach for 
urban planners (Ingram, 2011). 

× 
Value through 

delivering 
stakeholders’ values 

× List of criteria and how to 
achieve it  

Promoting Local Economic 
Development through Strategic, 
value-based planning (UNHabitat, 
2005). 

× 
Value through 

delivering 
stakeholders’ values 

× List of criteria and how to 
achieve it  

Melmo City  × 
Value through 

delivering 
stakeholders’ values 

× 
List of criteria linked to 

different levels of strategies 
to achieve it  

Design Quality Indicators (DQI). 
 

√ 
Rating from 1 

to 3) 
× √ 

(Prioritising) 
List of priorities from 

important to less importation 

RIBA Value toolkit  
 × × × Self-assessment worksheet 

Valuing urban layout  × Spatial and socio-
economic Variables × Spatial plans 

Valuing sustainable Urbanism × Spatial and socio-
economic Variables 

Measuring 
economic value Comparative value numbers 

Valuation of urban realm Toolkit  × Two phase Hedonic 
process × Description  

Hedonic Property Value Techniques × Economic value  Value in economic terms 

The Contingent Choice Method √ 
Choice × × Choosing between choices 

Table 34, a comparison of how value-based tools are measuring and communicating results  

 

1.3. Activity and scale  
 

The comparative analysis reveals that a number of methods intend to trace the interrelationship between 

the process of maximizing value and other development activities (Table 11). In this study, the 

development phases that this methods are designed to aid are:   

- Visioning/policy (strategic)  

- Planning  

- Design  

- Construction  

- Business valuation  

And scales, based on Barton et al. (2010) scales of plan making: 

- Building  

- Place  

- Neighbourhood  

- Distract/city  
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The methods cover the development activity differently (Table 11). Most of the methods identify the 

ways in which adopted contextual values are influencing decisions that are connected to other activities 

during the development process.  

 

Some tools operates as an add-on to the design process (DQI), other are developed to fits in the spaces 

that are left between professional and systems gaps (VALID, UN Tools, RIBA Value Toolkit). Table 

(11) shows the possible variation of levels and paradigms that a value-based tool can be constructed to 

serve in. For example: From an architectural/building scale (DQI); combined with business parameters 

(VALID); or visioning activities at the neighbourhood level (UN Tools and Melmo City); to business 

focused at city or neighbourhood levels (Valuing urban layout, Valuation of urban realm and Valuating 

Sustainable Urbanism); Or used as a step to valuate options and tack decisions (Hedonic Property Value 

Techniques, The Contingent Choice Method). 

 

Tool  Scale   Activity  
Building  Place Neighbourhood  Distract/city  Visioning 

/policy 
Urban 
planning  

Design  Construction  Business 
valuation  

VALiD 
 √ √     √ √ √ 

Valuing urban 
layout    √ √ √    √ 

Valuation of 
urban realm 
Toolkit   

  √ √ √   √ √ 

Valuing 
sustainable 
Urbanism 

  √  √ √ √ √ √ 

UN Habitat 
Value-based 
Strategic 
planning   

   √ √ √    

Melmo City    √ √ √ √ √   
Design Quality 
Indicators 
(DQI). 
 

√      √   

RIBA Value 
toolkit   
 

√      √   

Hedonic 
Property Value 
Techniques 

√ √ √      √ 

The 
Contingent 
Choice 
Method 

  √ √ √ √    

Table 35, the scale and the activity of value-based tools  

There is lack of consistency achieved in all the methods in identifying the level and scale of those stages 

where knowledge will be used and the level of influence planned. The tools does not state in which 

stage this method will be used, and in what ways, and hence how best to ensure effectiveness in 

managing and delivering stakeholders values. Most of the tools presume that, somewhere along the line 
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the tool will lead to a choice, as a preliminary to an unidentified existing stage of decision or action 

during the development process.  

 

1.4. User 
 

Addressing the integration issues discussed earlier means that the ‘user’ should actively attempt to 

capture and employ the values of the stakeholders’ as guiding principles for the development. All the 

tools assume that the application of the process needs to be adjusted to the development, planning or 

design team (Valuing Urban Layout, DQI, RIBA), with some designed to be used by the client with 

business focus (VALID, Hedonic Property Value Techniques, The Contingent Choice Method). Under 

these user variations, a number of methods can be used by different stakeholders for different uses, as 

presented in Table (12).  

 

 
Tool  Public client Design team independent Valuator  

VALiD 
 

 √  √ 

Valuing urban layout  √  √  
Valuation of urban realm Toolkit   √    
Valuing sustainable Urbanism √ √   
UN Habitat 
Value-based Strategic planning   

√    

Melmo City  √    
Design Quality Indicators (DQI). 
 

 √ √ √ 

RIBA Value toolkit   
 

 √ √  

Hedonic Property Value Techniques √ √   

The Contingent Choice Method √ √   

Table 36, who use the value-based tools 

 

In general, this is a stakeholders-based approach aiming to encourage active participation, thought to 

increase the utilization and the validity of the results. However, it has also been demonstrated by Ayers 

(1987), Cherubini and Iasevoli (2006) and Morris (2002) that stakeholder participation in evaluation 

tools can lead to feelings of lack of power by participating stakeholders, disregarding of results by 

decision makers, and questionable outcomes. Since different development stakeholders operate in 

different disciplines, it is important to model an organization of infromation from all perspectives to 

gain a complete understanding of their perspectives. Stakholders have a vested interest, or “stake” and 

each stakeholder impartive of value is meets or conflict in its form and substance. For planners the 

purpose is clear, execute. In regulatory planning, the tool could relate to the degree in which value has 

or has not been delivered. In design, value could relate to an impact on users. Adding to that, there are 



 

324 
 

numerous factors that affect the utilization of these tools results by users, Morris (2002) Lists six main 

factor, all in which are not actively addressed in the reviewed tools documents, these include:  

- Quality - Is the methodology considered sophisticated and appropriate?  

- Establishing the credibility of results  

- Relevance – due to the endless variation of the tools contexts, is the methodology geared 

towards its intended audience?  

- Communication: Is communication sufficiently frequent, detailed, and of adequate quality  

- Findings: Do the results correspond to those expected? 

- Timeliness: Is the evaluation produced sufficiently before decisions must be made? 

 

Therefore, It important at this stage to assess these tools within what Innocenti and Roberts (1999) 

frame as the ‘continuum’ of evaluation. Figure (16) illustrates a continuum that is anchored on one end 

by ‘research’ and on the other end by ‘action’. Due to relatively recent emerging of this study area, a 

small number of methods moves beyond the research end of the continuums – that are frequently 

referred to as summative. The value-based method at this end of the continuum seeks to aid-learning 

mechanism. Here the focus is to test the research area through answering specific question and not 

necessarily to examine the process or the means to increase value. On the other end the continuum are 

‘action-focused’ or ‘market’ value-based methods. The market-based methods are characterized by 

valuating the tangible values of urban areas presenting practice related outcomes. It makes the decisions 

about both the value of the existing urban area and the value-parameters as part of the valuation effort.   
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Figure 74, the ‘continuum’ of valuation between research/action and passive/participation 

 

In all the cases, the methods bring a social learning dimension to the process. For planning, design, and 

clients teams the methods can play a role as a systematic and normative enabler; propose indicator 

systems through representing target contexts (Ingram, 2011). All methods aim to derive precise targets 

from general concepts that are consistent with decision-maker’s views. It follows a more general and 

transdisciplinary level of management, it allows for involving stakeholders with different viewpoints, 

obligations, skills, powers and resources in the decision environment process (Reed et al., 2009). 

However, it leaves it to the user’s cognitive and discursive skills as well as to their preferences in order 

to support the process.  
 

1.5. Conclusions  
 

Value-based decision-making methods vary to a great extent; it has been developed for different needs 

and purposes. The methods can be used to; define stakeholders’ values, assess to deliver stakeholders’ 

values or assess the value of existing urban structures. The methods can approach value in different 

built environment settings; buildings, places, neighbourhoods and cities. Some of the methods are 

suitable for assessing the whole range, whereas some of the methods can only be used for addressing 

The strategic-Value based 
continuum of this Research 
project  
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value to aid initial visioning exercises. The usability of the methods is not clear- where and when they 

should be used, who should use them, and how the results are contributing to value clarification. How 

should the user know if the method is suitable for certain context? Moreover, which tool gives the 

clearest definition of value? How reliable is the results? These issues have shade light on the limitation 

of this value-based decision-making approach.      

 

Based on the ‘communicative space’ resarch has resulted in a vague characterization of this approach. 

Rather than a single rational and theoretical root, several alternative approaches to value creation have 

sprung up. It lacks a clear notion of the nature ‘value’ and the purpose it is intended to serve. Even the 

measurement-based tools there will always be room for debate and disagreement over the technical and 

ethical matters of value representation; the reflection of economic cost/benefit in social science. One of 

those wicked questions is how to approach intangible values through this paradigmatic transfer between 

‘economic value’ and ‘humans values’ through objective benefits – such as social and environmental.  

This is an area explored by (Austin, 2005, Thomson et al., 2003a, Thomson et al., 2013). However, 

these issues cannot be approached or resolved by purely quantitative techniques, they involve wider 

strategic decisions and externalities, which raise conflicts.   

  

The primary justification for adapting value-based methods is that they assist the process of decision-

making. They are necessary because most urban planning and design problems are complex, requiring 

solutions which have wide reaching repercussions. This ‘value-based’ visioning of choices should make 

the nature of the uncertainties more explicit and provide information for subsequent negotiation. 

However, embedding the existing tools into the current development systems seems, at the moment, far 

away. As a starting point, the suggestion will be made in this chapter is that value-based methods should 

start by defining stakeholders, systems of interest, problems, goals and power play in practice. The 

inclusion of this information in these processes is vital in achieving the knowledge required to provide 

a more nuanced understanding of environmental, social, and economic interactions that are required to 

provide informed value inputs to the master-planning process. In other words, such a mechanistic 

approaches presented in this review fails to consider the planning and design processes holistically since 

both the technical tasks (as guided by processes and tools) and the human resources variables (as 

manifested in conflict and commitment) are equally important and missing. 
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Appendix (5) - The ex-ante survey open statement  
 

Dear Sir/Madam,  
 
I will greatly appreciate your assistance by way of completing the attached survey questionnaire. I am 
doctoral research student at the University of Dundee. The survey forms a key element of my research 
model the interest of which is to examine the usefulness of a strategic, value-based decision-making 
framework for the planning and designing of residential neighbourhoods in Scotland. 
 
I am contacting stakeholders who are involved in the planning, designing and development of 
residential neighbourhoods in Scotland. The survey is seeking the responses of individuals with 
different interests and experience (regulatory, community, surveying, planning, design, development) 
reflecting the variety of perspectives which shape the development process.  

The purpose of the survey is to gain a deep understanding of how individual stakeholder review and 
assess the creation of value when involved in the planning and design process.  The survey focuses on 
the views held during the pre-application phases of developing new residential neighbourhoods.  In 
particular the survey seeks to understand how stakeholders assess the creation of neighbourhood value 
in terms of five core considerations - environmental, social, economic, physical and institutional 
values.    

  
Should you require any further information about this research please do not hesitate to contact me at  
 
yours faithfully  
 

Please be assured that this survey for research use only. It does not seek to obtain information 
about specific development projects.  All responses to this survey will be held on a confidential 
basis and when analysed will maintain the anonymity of the respondents. 
Cookies are not used in this survey. 
 
The survey is copyrighted by Amer Alwarea, University of Dundee. If any information is 
required please contact  
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Appendix (6) - Ex-ante method piloting  
 

1. The value formula adopted in the piloting stage  

 

Figure (15) illustrates the initial representation of the value formula structure. Stakeholders was asked 
to judge the value types based on three inputs; 

a. How ‘currently’ the objective is delivered in practice (what the stakeholder got); 

b. How stakeholders prefer the delivery of objective in ‘future’ practice (what they 

seek);  

c. Finally, the resources they are willing to contribute to the deliver the objective.  
 

Figure 75-the value structure description as presented to the piloting study participants  

 

Based on the feedback received from the experts, the representation of the value structure as, manly, 

adopted from VALID tool does not reflects clearly the real value properties as benefit, sacrifice and 

resources inputs. Accordingly, after consulting the experts the representation of the value structure was 

re-designed as explained earlier figure (7) and in table (8) to indicate clearly the perceived benefits, 
sacrifices and resources of the objective.    
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Value structure element 
Pilot 

(based on VALID Tool) 
Main study 

Benefit 
Your current practice (what you 

get) 

The Aspired benefits 

(want to achieve) 

Sacrifice 
preferred future practice (what 

you seek) 

The extent of benefits you would 

be prepared to give up 

Resources 
The resources you are willing to 

contribute to this choice 

The cost (resources) you would 

be prepared to serve in achieving 

the objective. (Effort, time, 

money...etc.) 

Table 37-The changes proposed on the value structure representation between pilot and the main 
study as an outcome of consultation with experts.  

 

2. The sample  

 

The sample includes fifteen experts involved in the decision-making of planning and designing urban 

residential neighbourhoods in Scotland. The experts was invited by email on 11/03/2014 followed by a 

reminder on 25/03/2014 (Appendix 3). In which seven experts completed the pilot method and five 

feedbacks was received. Table (9) shows the group of participants that is consisted of planners working 

in planning authority, designers, academic, and policy makers, consultants in planning and regeneration 

and non-departmental public bodies. Covers all pre-application process stages (Table 8), and all five 

interests identified (Table 11).  

Stage  Number of response for each stage 
Local development plans: 4 
Supplementary guidance: 4 

Non-supplementary guidance: 4 
Master planning: 4 

Analysis: 2 
Developing 1 

Testing: 1 
Pre-application consultation: 2 

Proposal finalisation: 2 
Table 38-Participants Involvement in the pre-application stage 

Job position Number of response for each 
Planning authority: 2 

Designer 1 
Academic: 1 

Others Architect/ Policy maker - 
Central Government 

1 

Consultant in Planning 
and Regeneration 

1 

non departmental public 
body 

1 
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Table 39-Participants Job position   

Regulatory and policy interest 6 
Community interest 3 

Design interest: 5 
Development interest: 2 

Land interest: 1 
Private interest: 1 

Table 40-Participant’s interests  

 

3. Value priorities  

 

This section describes the testing and findings of the method approach to understand and assess values 

as detailed in the section (6). Table (12) compares the benefit/resource ratio of the seven participants, 

using the value structure, and the averages scored for each objective. Based on the data presented in 
table (12), figure (16) reveal three clusters of high, low and medium values.    

1- Highly valued objectives:  

- Resources and energy 

- Reduce social and spatial inequalities 

- health and welling  

- minimize the negative environmental impact  

- meet and adapt to the long-term needs of all users 

- sustainable and eco responsive infrastructure   

2- Mid-valued objectives:  

- Connectivity  

- Sense of place, identity and belonging 

- Site selection and land use patters 

- Long-term value 

- Ecological concerns 

- Mediate risk and uncertainty 

- sustainable economic growth  

3- Lower valued objectives: 

- Consultation, engagement and collaborative design  

- Diversity and affordability of housing 

- Short-term economic value  

- Protect environmental assists  
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The method reveal, for this sample of experts, that pre-application activities should deliver manly 

‘environmental and social value’. Particularly, there is a focus on the effect of using ‘local resources’ 

and ‘efficient use of energy’, and adopting strategies to ‘minimize the negative environmental impacts’ 

to demonstrate more value through neighbourhood master-planning. Socially, ‘reduce social and 

spatial inequalities’ is identified as condition for enhancing the ‘health and wellbeing’ of the 

neighbourhood communities. This results are in-line with scottishgovermant (2008) policy document 

promoting that local planning authorities must ensure health and wellbeing infrastructures are 

considered at the pre-applications stage. In contrast, the experts view low value is delivered, due to the 

high degree of resources deployed, by adopting ‘consultation, engagement and collaborative-led’ 

design. Finally, the experts view that the ‘short-term economic value’ have less impact on the overall 
planning and design value.       

Figure (17) shows that at the core value types, collectively, when all the objectives scores are 

aggregated, stakeholders considers that residential neighbourhoods in Scotland should add, primarily, 

‘economic and institutional value’. The second cluster includes ‘environmental, social and physical 
value’.      

  (P1) (P2) (P3) (P4) (P5) (P6) (P7) Average 

Environmental value  0.287 

Sustainable and eco-responsive 
infrastructure 

 0 0.125 0 0.75 0.222 0.3 0.428 0.260 

'Ecological concerns  0.142 0.375 0 0.25 0.125 0.375 0.285 0.221 

Resources and energy  0.25 0.25 0 1 0.285 0.25 0.625 0.38 

Minimizes the negative environmental 
impact  

 0 0.5 0 0.75 0.4 0.375 0 0.289 

social value  0.276 

Sense of place, identity and belonging  0.125 0.222 0 0.5 0.1 0.2 0.428 0.225 

Health and Wellbeing  0.222 0.222 0 1 0.111 0.28 0.25 0.29 

Reduce social and spatial inequalities  0.2 0.444 0 0.5 0.111 0.5 0.444 0.314 

Economic value  0.742 

short-term economic value  0 0.125 0 0.333 0.142 0.2 0.166 0.138 

long-term value  0.222 0.125 0 0.5 0.222 0 0.5 0.224 

Mediate risk and uncertainty  0 0.375 0 0.333 0.333 0 0.5 0.220 

Physical value  0.219 

Diversity and affordability of housing  0.375 0.333 0 0 0.142 0 0.142 0.141 

Connectivity  0.222 0.5 0 0.142 0.111 0.333 0.285 0.227 
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Site selection and Land use patterns  0.375 0.25 0 0.125 0.142 0.428 0.25 0.224 

Meet and adapt to the long-term needs 
of all users' 

 0.222 0.5 0 0.125 0.142 0.333 0.666 0.284 

Institutional value  0.457 

sustainable economic growth  0.125 0.333 0 0.166 0.25 0.333 0.25 0.208 

environments assets'  0.111 0.444 0 0 0.142 0 -0.25 0.063 

Consultation, engagement and 
collaborative design-led approach 

 0.222 0.333 0 0 0 0.375 0.375 0.186 

Table 41-The pilot stage participant’s row data  

 

Figure 76, Average Value prioritize 

 

Figure 77-the pilot study core value types  
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4. Discussion 

 

The study of value priorities trialled the value method and the process of collecting and administrating 

data without using the analytical framework proposed in step (5), due to low number of participants. 

Considering this, the pilot study showed that the initial use of the method proved useful and illustrated 

the need for deeper and wider sample to establish its affect. The quantifiable method to approach 

‘value’ have made it possible to compare individual judgments with different perspectives. 

Nevertheless, with larger sample it should be establish wither the method can be used to understand 

values of individuals, both within a sector and between sectors. 

Based on the feedback received, the process proved to be long and confusing for the participants. This 

failing was corrected in later applications by reducing the text and the number of follow-up questions 
embedded.  

Further work should assess, statically and mathematically, the performance of the value formula. 

Driven from other paradigms – economy, business and engineering  (Miles, 1972b, Miles, 1972c, 

Thomson et al., 2003a), this section among other research (Wheeler et al., 2014, Thomson et al., 2013, 

Adkins and Lury, 2012, Lorne and Dilling, 2012) is a step to validate its use in planning and 
designing paradigm within the built environment.  

Each value score presented in table (12) does not represent a simple scoring and prioritizing exercise. 

The aim of the value structure is to signify the relationship between the participant’s views of the 

objective value performance, in terms of its anticipated and current experience in relation to its cost. 

Figure (18) demonstrates that it is not significant to score higher numbers for each objective to be 

ranked as valuable. In fact, a higher value objective is reflected in greater deference between the 

perceived benefit and a lower cost to deliver the objective as judged by the experts.  

 

Figure 78-Compare two similar value results 

Through applying the value structure, two other outcomes are identified; the first, is ‘the negative 

value’. This is represented in P7 scores, the value the environmental assets, where the difference is 

between a negative score between the preferred practice compared to the current practice. The second, 
is ‘the positive value’. Where the score of the preferred practice is higher than the current practice.  
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The structure described the trade-off nature of value. However, due to the small number of 

participants the pilot study did not address the operationale properties of value, such as influences 

both within the stages of the pre-application process and stakeholders’ interests and power distribution 

within a larger group as sector. This shows that the discussion of value as a concept, alongside its 
internal properties is necessary.   

The study used a pre-defined, structured and comprehensive list of values that convers wide range of 

paradigms, which experts expressed their unfamiliar with some of the objectives or not particularly 

have power to deliver in practice.  Future research should aim to evaluate participant’s reactions to the 

value statements proposed, in terms of their level of engagement with the value type and as a result, 

the level of commitment to delivering it. More specifically, what each of the five value types means in 

term of objectives to each stakeholder? Further research may be needed to define the extent to which 

values are held, practiced and understood from different perspectives. This ultimately will be 

determined in structured values versus unstructured approach to elicit at a relevant value chain for 

each stakeholder group.  
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Appendix (7) – Case studies interview questions  
Craigmillar Regeneration PARC (City Centre master-plan) 

The interview questions that will be used for interviewing EDI stakeholders as a client. 

The interviewee Name: Private  

Position: EDI. 

Email:  
• Validate the Process.  

- Briefly outline the history of the Craigmillar centre regeneration project 
• Master-planning aspects of the process. 

- What has been the role of master-planning in the process? 
- How has the process of master-planning in Craigmillar centre proceeded 
- How does the master-planning process connect with other aspects of regeneration? 

• Client-local authority relationship. 
- What has been the role of EDI in the regeneration process? 
- How is the relationship of Edinburgh City Council and EDI structured?  How does the 

relationship operate in day-to-day inter-action?  
• The involvement of local community. 

- Was the local community involvement helpful in the master-planning process?  
- Did the content of the master-plan change in response to the community’s interests? If so, 

how? 
- Was the ‘master-plan’ useful in pre-application consultation?  

• The effect of External factors on the process and outcomes 
- Did the economic crisis of 2008 affect the regeneration process? What was its impact on 

the regeneration activity? Has the regeneration strategy and process changed? 
- Why were changes made between 2008 master- plan and 2014 to the housing types? 
- What do you think has been the value of the Craigmillar Urban Design Formwork in 

driving the master-planning process? 
• Summing up, from the experience of the master-planning process what do you see as the 

implications for the future regeneration of Craigmillar’s centre?  
 

The interview questions that will be used for interviewing the planning officer in Edinburgh City 
Council. 

The interviewee Name: Private . 

Position: Planning Officer ECC. 

Email:   
• Validate the Process.  

- Briefly outline the history of the Craigmillar centre regeneration project. 
• Master-planning aspects of the process. 

- What has been the role of master-planning in the process? 
- How has the process of master-planning in Craigmillar centre proceeded 
- How does the master-planning process connect with other aspects of regeneration? 

• The Design review.  
- What do you think has been the value of the design reviews at pre-application stage and 

in subsequent negotiations? 
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- How do you assess the benefits of the urban design review panel comments, during the 
consideration of the application conditions?     

• Client-local authority relationship. 
- How is the relationship of Edinburgh City Council and EDI structured?  How does the 

relationship operate in day-to-day inter-action?  
• The involvement of local community. 

- Has the master-planning process experienced any problem or tension in the relation with 
local community? If so, why? 

- Was the ‘master-plan’ useful in pre-application consultation?  
• Summing up, from the experience of the master-planning process what do you see as the 

implications for the future regeneration of Craigmillar’s centre?  
 

The interview questions that will be used for interviewing the Craigmillar local community 
representative or the local elected councillor. 

Name: Private  

Position: Councilor. 

Contact:  

- Briefly outline the history of the Craigmillar centre regeneration project. 
- Briefly outline the problems that faces the communities in Craigmillar? 

• Master-planning aspects  
- How do you feel about Craigmillar city centre master plan? 
- What do you think has been the role of master-planning in this regeneration? 

• The involvement of local community.  
- Was the local community involvement helpful in the master-planning process?  
- How have local community been involved in the urban regeneration so far? (Or in 

master-planning process). 
- How have local community been involved in decision making so far? 
- Did the content of the master-plan change in response to the community’s interests and 

preferences? If so, how? 
• Community view  

How do you think about the following specific master-planning aspects of the project? 
- Housing types 
- Community benefits (e.g. providing community facilities, easy access to public facilities, 

and affordability of housing) 
• Summing up, from the experience of the master-planning process what do you see as the 

implications for the future regeneration of Craigmillar’s centre?  
 
 
The interview questions that will be used for interviewing the Craigmillar city centre master-planners  

Name: Private  

Position: Master-planner  

Contact:  

Briefly outline your involvement in Craigmillar city centre master-plan. 

• Master-planning aspects of the project. 
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- What has been the role of master-planning in the process? 
- How has the master-planning aspects controlled?  
- What were the planning aspects which a local community needed or preferred? 
- How have been master-planning and local community responded to each other? 

• The involvement of local community. 
- Was the local community involvement helpful in the master-planning process?  
- Did the content of the master-plan change in response to the community’s interests? If so, 

how? 
- Has this project experienced any problem or tension in the relation with local people? If 

so, was there any process to resolve the tension? 
- Did the content of the master-plan change in response to the community’s interests? If so, 

how? 
- How has master-planning in Craigmillar city centre reflected Craigmillar problems? 

• Design review  
- What do you think has been the value of the Craigmillar Urban Design Formwork in 

driving the master-planning process? 
- How do you assess the benefits of the urban design review panel comments, at the pre-

application stage subsequent negotiations and consideration of the application 
conditions? 

- How do you think the benefits of such tasks can be maximized?  
• Summing up, from the experience of the master-planning process what do you see as the 

implications for the future regeneration of Craigmillar’s centre?  
 
Dunfermline 

 The interview questions that will be used for interviewing stakeholders at the policy level  

Name: Private  

Position: Service Manager (Development Plan), TayPlan 

Contact:  

• Validate the Process.  
- Briefly outline the history of Dulloch Park development? 

• DEX policy level 
- What has been the role of 1997 Planning consent, local development plans and other 

policy aspects on DEX outcomes? 
• Parcelization process  

- How has been land parcilization strategies approached in DEX? 
- How does land subdivisions connect to design codes in DEX? 

• Design standards and policy  
- What do you think has been the role of design standards in affecting the quality of 

development outcomes?  
- Did the procedural processing of the development management affected the urban 

quality? If so how?    
 
- Do you think the short-term economic programing of the housing development (sale-

ability) affected the place quality? If so how? 
• Negotiation  

- How do you assess the negotiation processes between the developers and Fife Council 
about the intended future of sites?   
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• Demand and supply  
- What do you think has been the effect of demand and supply projections (deliver projected 

house numbers) on DEX outcomes? 
• Summing up, from the experience in DEX what do you see the implications for future urban 

expansions in Dunfermline?  
 

The interview questions that will be used for interviewing the planning officer  
Name: Private   

Position: planning officer  

Contact:  

• Validate the Process.  
- Briefly outline the history of Dulloch Park development? 

• Master-planning aspects of the process. 
- What has been the role of master-planning in the process? 
- How has the process of master-planning in Sandpiper Drive proceeded? 
- How does Sandpiper Drive master-planning process connect with other aspects of DEX? 

• The Design review.  
- How is the relationship of Fife Council and the private developer structured?  
- Briefly outline the history design review meetings at the pre-application stage and in 

subsequent negotiations.  
- What do you think has been the value of design reviews? 

• Design standards and policy  
- What do you think has been the value of design standards in affecting the quality of 

master-planning outcomes?  
• Demand and supply  

- What do you think has been the effect of demand and supply (deliver projected house 
numbers) on Fife Council Decisions? 

• Summing up, from the experience in DEX what do you see the implications for future urban 
expansions in Dunfermline?  

 
 

 

 

 

 

 

 

 

 

 

 



 

339 
 

Appendix (8) – The ex-ante survey comments received under the open-ended question.   
 

 ‘From your experience, what do you believe are the changes you face in terms of delivering (each value 
type)?’   

 

The Developer role  

The value influence different perspectives between developers and other stakeholders is the most 
recognized, reflecting an apparent sectorial division in the scope and meaning of ‘profit’ aspirations. 
Developers and landowners asserts on influencing direct and visible verses invisible and intangible 
master-planning objective that has no significant financial impact.  

This show the need to establish the connections between how and where the added-value can be 
established from the private sector lens - both in terms of quality and financial returns. A challenge that 
prove to be difficult in practice. Giving that, the market place does not (yet) give adequate reward to 
those who deliver environmental and social aspirations. Stakeholders will vary in their trade-offs 
between factors that can increase value – e.g. attitudes towards mediating risk and uncertainty, will vary 
between developers and will hardly be recognized from others.  

Through master-planning process developers view the physical form as a commodity to be traded in the 
marketplace, Compared to more soft public value that sees the process as one to enhance places cultural 
and social outreach.  

 

Financial liabilities  

Financial restraints in terms of balancing costs with pressure to lower public subsidy was repeatedly 
emphasized by public sector participants. With no clear cost/benefits rendering for environmental and 
social value, less measurable objectives seems to be more difficult to justify as a propriety during the 
master-planning process. These intangible values are perceived as an optional add-on with additional 
costs. The bottom line is to treat these values in socio-economic terms, as it becomes easier to justify 
its add-costs buys stakeholders how hold power in public and privet sector. The key issue expressed 
here is to achieve the required balance between commercial/development expectations against 
intangible value impacts both practical and financial terms. Manly, this is all pending on the capacity 
to demonstrate ‘best value’ for public investment. 

 

The value of good design 

A number of studies in Scotland are trying to establish the connection between good urban 
design/master-planning and its positive impact on increasing value (Wheeler et al., 2014). The challenge 
lay in getting the message across through evidence. The master-plan is not a technological fix to face 
uncertainties and is not applied though standards and guidance alone. Best practice links design 
aspirations with commercial expenditure and commercial gain (establishing value chain) from the 
outset, early in the process.   

There is an expanding body of literature that emphasises on the role of border design vision, beyond 
the identified site boundaries to establish value(Wheeler et al., 2014, Mills, 2013, ScottichGovernment, 
2013, designcouncil, 2012, Macmillan, 2006, Bell, 2005, Thomson et al., 2003a, Carmona et al., 2002). 
Recognizing that this approach is largely considered in master-planning practice, the challenge is how 
to enable this cross boundary approach to be the rule not the exception. Private sector participants see 
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these external linkages out of their control, and engaging with the public sector on this long-term rises 
the degree of risk and uncertainty of the investment. The complexity of this border design consideration 
goes beyond the pre-application stage, it affect the delivery of development. 

The bottom line to address the mentioned challenged is underpinned by building the common 
knowledge capacity to deliver high quality designs ‘on the ground’, not ‘at any cost’. The need is to 
establish awareness of the issues/apathy from wider audiences. Building knowledge and understanding 
of implications needs detailed view of the cost-benefits chains created along the process and their 
contribution to quality design outcomes.  

 

The role of policy and regulation  

The role of regulation and policy in delivering value is challenged by the changing and complex nature 
of regulation and market as a major constrain to apply incremental change in the way it approaches the 
added value considerations. This have led to continues failure to form a soft-regulatory power roots, 
through supplementary planning guidance, that can clearly mediated stakeholders views (dynamic 
instruments which do not have any legally binding force but have impact). Master-planning links 
‘design’ and ‘planning’ each with its new and changing conditions. Through the planning and design 
processes, there is a need ensure that a pragmatic approach can be established to mitigate negative 
impacts and recognises the wider benefits of development.  

 

The practical definition of ‘value’  

‘Value’ is ill-defined and has many meanings as there are stakeholders discussing it. Multiple 
stakeholders with different priorities and power influences have ownership of different parts of 
developments and have differing agendas of what we mean by value or what is the nature of benefits 
and costs involved. There seems to be an agreement on the need for more public power to define, 
maintain and enhance these complex entities of value. This can be established though more exemplar 
developments, with more state power to inform visions, demonstrate that a partnership with the private 
sector led by the public sector can work. 
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