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Executive Summary  

High streets across London are facing multiple challenges, highlighting the 

necessity for implementing good design projects to ensure adaptability and 

inclusivity. The Greater London Authority’s (GLA) ‘good growth by design’ framework 

is used in this report to evaluate the economic impacts of good design on high 

streets through a qualitative analysis.  

This report provides a framework to assess adding value to high streets through 

four categories highlighted by the GLA:  

• Economic value: Improving productivity, increasing returns on investment, 

increasing consumption, promoting competitiveness, reducing unemployment 

rates and enhancing skills. 

• Social value: Encouraging social cohesion, improving well-being and mental 

health, enhancing civic pride, improving feelings of safety.  

• Environmental value: Reducing pollution, enhancing green space, 

prioritising active transport and pedestrianisation.  

• Commercial value: Ensuring mixed use space, increasing returns on 

investment, increasing rent levels, decreasing vacancy rates and increasing 

occupancy rates.  

Possible beneficiaries and key stakeholders of high street initiatives are then 

identified, including government departments, local authorities, community users and 

investors. The methodology section illustrates a list of outcomes arising from good 

design, which can be categorised as costs and benefits within the good design of 

high streets. An extensive literature review highlights the relationships between 

variables or indicators and the outcomes generated from good design.  

The two main findings of this report provide the means for the GLA to ensure 

successful implementation of good design on high streets through effective and 

sustainable investment into policies.  

• The proposed outcome monetisation tables determine a set of outcomes 

that should be considered when allocating funds and planning good design 

initiatives on high streets in order to conduct a CBA in the future.   

• The Framework Ecosystem Diagram highlights primary and sub-outcomes 

of good design. These outcomes can be implemented on all high streets to 

ensure good design depending on each specific high street’s existing values 

or necessities. 

Policy recommendations for the GLA are also mentioned below, highlighting 

ways to ensure the success of good design on high streets, especially regarding 

economic values.   
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• Making good design implementation a participatory process. 

• Implement ways to collect data in essential variables. 

• Increase multi-disciplinary or collaborative dimensions of GLA departments.  

• Develop a tool for Boroughs to evaluate good design in their local context. 
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Highlights  

• We analyse the benefits of good design on high streets through four values 

• To maximise economic benefits, all four values must be simultaneously 

enhanced  

• Outcomes of good design are evaluated to help with a future CBA 

• Proposed outcome monetisation tables assist with a future economic CBA  

• The Framework Ecosystem Diagram assesses outcomes of good design  
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Abbreviations. 

 

BIS - Department for Business, Innovation and Skills  

CABE - Commission for Architecture and Built Environment  

CBA - Cost Benefit Analysis  

DETR - Department for the Environment, Transport and the Regions  

GLA - Greater London Authority 

GMCA - Greater Manchester Combined Authority  

NHS - National Health Service  

OECD - Organisation for Economic Co-operation and Development  

ROI - Return on investment  

TOMs - National Themes, Outcomes and Measures 

UNCHS - United Nations Conference on Human Settlements 
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1 Introduction 

 

1.1 The value of good design. 

“Good urban design adds value” through delivering social, 

environmental and economic benefits (CABE 2001, p.8). Economic benefits are 

often referred to as direct benefits whilst social and environmental benefits 

result indirectly from good design (CABE, 2001, p.25). 

 

CABE (2001, p.19) identified seven key elements needed to achieve good 

urban design: “character, community and enclosure, quality of the public realm, 

ease of movement, legibility, adaptability and diversity.” These elements are further 

summarised into four different values: economic, environmental, societal and 

commercial as shown below: 

 

Economic value through good 

design can be achieved through “producing 

high returns on investments”, reducing 

management costs, reducing public costs, 

creating urban regeneration and responding 

to demand.  

 

Environmental value can be 

achieved through creating inclusive and 

accessible space, creating mixed-use 

environments, ensuring safety, enhancing 

civic pride, reducing pollution and increasing 

energy efficiency.   

 

Society should also benefit through 

economic advantages such as employment 

opportunities as well as benefiting from an 

improved environment and new facilities 

(CABE, 2001, p.9). Other beneficiaries of 

good design include businesses and land 

occupiers as business performance can 

improve through customer loyalty and 

increased health and satisfaction of 

employees. 

Investors also profit from a higher 

return on investments and developers are 

able to attract investors more easily as their 

company reputation grows and returns on 

investments rise also (CABE, 2001, p.9). 

Overall, investors, developers, designers, 

occupiers, society as a whole and public 

authorities should all benefit from good 

design. 

 

Table 1 - Four values of good design CABE, 2001: p.,8-9. 

 

Carmona’s (2018, p.47) hierarchy of interventions suggests ways to help 

achieve good design on high streets. It highlights that improving pedestrian space is 

essential, followed by enhancing social space to increase comfort and safety. 

Thirdly, pollution (sound and air) must be reduced to eventually create adaptable 

spaces. This “multi-layered approach” interlinking social, environmental and 

economic factors helps to create and ensure good design.  

 

1.2 High Streets 

High streets might be classified into international, regional/sub-regional and 

local high streets depending on their "use, financial performance and accessibility" 

(GLA, 2016, p.380). Sub-regional high streets are driven by catchment geographies 
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and often provide businesses and employment locations while representing valuable 

assets to the local environment. International high streets often specialise in high-

end retail attracting international use, compared to local high streets, which provide 

necessary services for the suburban population. (Department for Business, 

Innovation and Skills, 2011). 

 

As an example, international high streets can include High Street Kensington. 

Regional or subregional high streets can include Clapham High Street and Fulham 

High Street. Local high streets are often located in the suburbs such as Wanstead 

High Street or St John's Wood High Street (GLA, 2016).  

 

This project focuses on what The Greater London Authority (GLA) defines as 

a high street. A "supportive urban ecosystem", not only including the high street, but 

adjacent land and areas within 200m of them, all the floors above and several blocks 

behind, with these areas hosting a combination of diverse activities to fulfil different 

users' needs (GLA, 2020, p.18). The GLA (2020) noted that there are over 600 high 

streets in London, consisting of approximately 20% of the UK's high streets. 

 

Additionally, commercial streets in towns or cities of the United Kingdom are 

characterised as 'high streets' (Carmona, 2015). Not only do these streets have retail 

and commercial significance, but they are also mixed-use spaces and hold great 

importance amongst the local community (Carmona, 2015). High streets are of 

significant economic importance as they host 41% of all businesses and provide jobs 

to 28% of London's working population (ONS, 2018 in GLA, 2020). 

 

Griffiths et al. (2008) recognised that the term 'high street' has cultural 

connotations attached to it, symbolising social stability and a sense of identity. The 

spaces created within high streets are a cultural and social exchange source and 

serve as a commercial hub for different stakeholders (GLA, 2017). High streets are 

essential places for local communities, providing goods and services such as post 

offices, banks, pharmacies and grocery stores (Griffiths et al., 2008).  

 

1.3 The objectives of this project 

High streets are facing several challenges emphasising the necessity for 

redevelopment through good design. For example, increased car ownership and the 

innovation of retail and technology has led to more accessibility of choice (Griffiths et 

al., 2008); coupled with the rise of online shopping and convenience culture, high 

street use is declining (Wrigley and Lambiri, 2015). This decline of the retail sector 

on high streets has had adverse multiplier effects such as increasing unemployment 

rates, vacancy rates and causing deterioration of surrounding areas (Wrigley and 

Lambiri, 2015). 
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This report provides a comprehensive literature review and an analysis of 

variables that enhance good design on high streets. These variables are intended to 

have the potential for implementation on all high street typologies. To do so, this 

project employs the Good Growth by Design framework by the GLA to highlight the 

significance of good design on high streets by assessing economic, environmental, 

social and commercial values of good design. The importance of good design is 

documented in literature before the publication of good growth by design, as seen in 

the Value Handbook produced by the Commission for Architecture and Built 

Environment (CABE) for example. 

 

A careful consideration for the design of buildings and spaces can lead to a 

better return on investment. On the contrary, bad design of buildings can lead to a 

lack of comfort, noise and low air quality translating to more frequent sick days and 

decreased economic productivity.  

 

As such, the challenges high streets face indicates the need for them to be 

adaptable and sustainable (Griffiths et al., 2008). Good design should increase the 

range of activities, goods and services available on high streets and increase 

inclusivity (Jones et al., 2016). 
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2 Stakeholders 

The purpose of accurately identifying groups or individuals that can affect or 

be affected by achieving (Freeman et al., 2011) good growth by design in London, 

attempts to guarantee inclusion and diversity in development planning processes 

(Mayor of London, 2017; Mayor of London 2019). The appropriate identification 

process directly influences the process of achieving the objectives and aims of this 

report to identify why certain actors can obtain benefits from good growth by design. 

 

High streets in London combine several users, from the Londoner that 

commutes daily to work to the retail owner who develops a key role in commerce. 

Therefore, developers, designers, public authorities, and everyday users should all 

benefit in different ways from good design on high streets (Carmona et al., 2002a).  

 

Under this context, the notion of stakeholders in this report conceives public 

and private actors, as well as everyday users as beneficiaries, as follows:  

 

Government Departments  

Increasing social value through good design can benefit government agencies 

on a national level, such as the NHS, among others. For example, through improving 

public health, the NHS is under less pressure, therefore its efficiency in treating 

current patients increases, creating knock-on societal benefits such as reducing 

health inequalities and reducing the amount of government funding needed (Public 

Health England, 2015, p.20). Thus, further reducing the NHS's burden regarding 

health issues such as obesity and pollution-related respiratory diseases (Public 

Health England, 2019).  

 

The increase in employment opportunities can also put less pressure on HM 

Treasury's public spending on benefits. For example, in 2013, £13billion of 

taxpayer's money went towards benefit payments each year. Therefore, this money 

could be reconstituted and used for other public service improvements (Design 

Council, 2013, p.49). 

 

The reduction of crime rates resulting from good design benefits businesses 

and the community, reduces costs and saves time for the police, NHS, and other 

public services. The saved time and money can be reused and reinvested to create 

further positive-multiplier benefits resulting from good design (Design Council, 2015). 

 

Local Authorities 

Local authorities benefit by making clear obligations to deliver a good urban 

design that can generate widespread community benefits. The GLA and other 

authorities also plan and design the strategies for each high street, meaning that 

they must identify possible incomes and outcomes related to this. Therefore, 

coordination is encouraged between authorities and locals as this will generate 

benefits during the planning and implementation stages of good design strategies. 
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Finally, improving connectivity through transport links, green transport options, 

and pedestrianisation makes shops more viable, promoting healthier lifestyles and 

reducing vehicle emissions. Consequently, achieving socio-environmental benefits 

from good design (McIndoe et al., 2005). 

 

Everyday Users  

Everyday high street users benefit from increasing social, economic and 

environmental values such as a rise in employment opportunities, improved well-

being, higher productivity levels and increased social cohesion (Carmona et 

al., 2002a, p.165). These benefits represent a crucial point of good growth by design 

as this guarantee’s inclusion and diversity from the planning process to the 

identification of non-traditional outcomes. 

 

Investors, developers and urban designers  

Investors, developers, and designers’ main concerns are securing successful 

investments, making long-term returns whilst increasing socio-economic value, and 

enhancing company reputation (Carmona et al., 2002a). Therefore, good design 

must encompass this.  

 

Landlords  

According to the House of Commons, “landlords are often the least visible 

stakeholders in high streets but some of the most important”, therefore they need to 

ensure flexible property leases due to rapidly changing retail spaces and engage in 

local partnerships to transform high streets (House of Commons, 2019, p.6). 
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3 Framework - Good Design and High Streets 

This section contains the four elements of good design in the highstreets 

ecosystem divided into a literature review organised as it follows: First, the economic 

value of good design and the main variables and outcomes related to it. Then, the 

social value and its main variables and outcomes. Then the environmental value 

review and its outcomes. Lastly, the value of good design in commercial property 

and its main outcomes.  

 

3.1 Economic 

Economic value is a corresponding value that has relations to other values 

such as commercial, social, and environmental (Gunder and Hillier, 2007: p.64). As 

stated in the GLA’s 2018 report, high streets could help meet the Mayor of London’s 

vision of the Economic Development strategy to be adopted. The Mayor’s objective 

is to create a more inclusive and fairer city “with an economy that works for all 

Londoners” (GLA, 2018: p.5). 

 

High streets are essential in providing employment opportunities as “47% of 

businesses outside Central London are on high streets and 1.45 million employees 

work on or within 200 metres of a high street, and this number is growing” (We Made 

That and LSE, 2017: p.8). Furthermore, high streets provide accessible paths to 

local economic opportunities, such as part-time income, and a place for new 

enterprises paving the way for entrepreneurship (OECD and World Bank, 2013) and 

small businesses (We Made That and LSE Cities, 2017).  Enhancing economic value 

is one of the pillars that contribute to good design for high streets, resulting from 

strategic-planning processes focused on promoting competitiveness (Gunder and 

Hillier, 2007: p.473). 

 

Employment and daily economic activity on high streets matter in terms of 

monetary value. Emphasising the importance of both daytime and night-time 

economies is essential in avoiding high street decline (GLA, 2008: p.46). Enhancing 

the planning of the night economy could increase the vitality of high streets by having 

late opening hours for all business types, focusing on those “in the food, leisure and 

culture sectors” for example (GLA, 2008: p.46). 

 

A study conducted by CABE (2001) claimed that job creation was an outcome 

added when implementing the economic value of good design in developments, 

particularly in the service industry (CABE, 2001: p.69). As the redevelopment of high 

streets requires more construction workers to cater to the amount of construction 

work; this increase in opportunities will attract and need more people to join the 

construction sector, with the knock-on effects of increasing the local employment 

rates for example (GLA, 2018). The types of employment provided by the 

construction industry, for example, range from self-employment to part-time jobs, 

thus there is an increase in overall employment (GLA, 2019).  
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Moreover, indicators to measure employment outcomes in the labour market 

include "minimum wages, unemployment benefits, and employment protection" 

(Aleksynska and Schindler, 2011: p.3). Minimum wages, annual pay or household 

income could also be indicators, and this could be categorised into full-time, part-

time and self-employment. 

 

Higher household spending links to individuals’ perceptions of life satisfaction 

rather than higher household income, and both are less important than personal 

circumstances. Not only does household spending matter, but also how the 

individual or consumer spends their money. Based on the economic analyses of 

individual well-being, "higher levels of consumption are positively associated with 

personal utility" (Jorengsen et al., 2010; p.612). The ONS compared people with the 

same level of spending and found that those who spend a higher proportion of 

income on experiences such as hotels and restaurants have a higher life satisfaction 

than those who spend the majority of their income on necessity goods (ONS 2017; 

p.14).  

 

Therefore, a way to monetise well-being could be through household incomes 

and earnings of individuals and household spending, having household spending as 

the most suitable option. However, household income or earnings and household 

spending have less impact on life satisfaction than other personal and household 

circumstances (Jorengsen et al., 2010).  

 

Another relevant economic value outcome is less spending in formal training. 

In 2001 a survey of businesses on high streets with good design implemented noted 

that the firms' employees were more efficient and spent less time and money to train 

their new staff (CABE, 2001: p.68). Perhaps, saving resources on training can be 

considered one of the impacts of good design. Yet, this evidence needs further 

investigation. 

 

Below there is a summary of the main indicators and outcomes highlighted in this 

section: 

 

3.1.1 Summary of Indicators in this section  

• Annual pay or minimum wage  

• Household spending  

• Growth value added  

• Unemployment allowances  

• Disability allowances 

 

3.1.2 Summary of Outcomes 

• Job creation and increased employment  



 

 15 

• Improved skills 

• Allowances  
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3.2 Social Value 

Social value is the non-economic impact of public goods and externalities 

(GLA, 2017). It represents an essential dimension of high-street value. The GLA 

highlights "three pillars of social integration: relationships, participation and equality", 

which should be incorporated into good design planning. Increased well-being, 

inclusion, community cohesion and social integration should all occur from good 

design, increasing social value overall (GLA, 2020 p.22).  

 

Carmona et al. (2002b, p.67) defines social value as "development that 

responds to broader public objective concerns and which as far as possible benefits 

from the support of the local community in which it sits." High streets can "promote 

social integration and aim to deliver social value through enterprise and use of 

council assets, lease agreements and community asset transfer opportunities" (GLA, 

2020; p.151). 

 

There are tangible benefits that come from increasing social value 

(Carmona et al., 2002b; p.65) such as safety translated into lower crime rates by 

adapting high streets to employ techniques to reduce crime and improve safety and 

security (Carmona, 2015: p.16). Furthermore, the benefits of social value can 

increase social integration and well-being amongst high street users (Carmona, 

2015: p.20). Similarly, the increased employment levels on high streets translate to 

improved quality of life for individuals (House of Commons, 2019).  

 

High streets should aim to provide a place for communities to mix freely. 

Inclusivity and accessibility are vital for enhancing social value (House of Commons, 

2019). When planning good design initiatives, one must consider the "vulnerable or 

isolated groups, such the elderly, disabled, young people and recent immigrants, 

who are all more likely to rely on the 'informal offer' that social infrastructure and 

shops on the high streets provide" (House of Commons, 2019: p.18). These 

vulnerable groups should build relationships within the community and participate 

locally, thus promoting social integration and value (GLA, 2020).  

 

Good design on high streets is known for increasing safety and well-being by 

facilitating social spaces of interaction through pedestrianisation, parking locations 

and increased green space (Griffiths et al., 2008). Good design on high streets 

prioritises walking to increase footfall whilst ensuring safety for vulnerable users 

(Carmona et al., 2020). When social value is enhanced through good design, footfall 

on high streets is likely to rise, leading to more impulsive retail purchases and active 

shopfronts, creating positive economic multiplier effects (Griffiths et al., 2008).  
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3.2.1 The benefit of good design in high streets to social value creation.  

 

3.2.1.1 Safety (lower crime rates, fire facilities) 

Good design on high streets increases safety and reduces crime rates in a 

variety of ways. For example, through the implementation of CCTV systems (GLA, 

2020) and street lighting, especially when utilising the night economy. Good street 

lighting can give older and more vulnerable people confidence to go out after dark, 

making the high street more accessible and attractive due to increased safety 

(Carmona et al., 2020). Increasing street use also has knock-on effects by creating 

informal means of surveillance, improving high street businesses' safety by reducing 

burglaries, theft, and vandalism (Painter and Farrington, 2001). Crime reduction can 

lessen the tangible financial costs of crime such as property loss and damage, police 

and NHS time, loss of productivity, and intangible costs such as mental health and 

fear (Painter and Farrington, 2001).  

 

Crime reduction is a recurrent theme and has been vastly explored in 

literature. Nubani and Wineman (2005) found that local integration and connectivity 

impact the crime rates of a given zone. This argument is in line with Hillier and 

Sahbaz (2008), as the authors suggest that the mixed-use of streets provide a 

relatively safe environment for both street users and residents. Here, good design on 

high streets facilitates the implementation of mix-used space. Yet, planners must 

ensure social value is inclusive, as making some areas more private to increase 

security can exclude others from public space (Carmona et al., 2002a). 

 

Improving high streets by prioritising pedestrians and widening or creating 

cycle lanes will significantly reduce the number of road traffic accidents, as cycling is 

increasing in popularity with a 55% increase in the last decade (GLA, 2020: p.60). 

Good design should promote cycling lessons, improve cycle parking, "especially 

near transport interchange points" to encourage multi-modal transport trips (GLA, 

2020: p.62). Pedestrian safety can also increase by implementing 20mph or lower 

speed limits (Biddulph, 2012a). Lower speed limits and improved traffic lights and 

street markings will also improve road users' safety, reducing the number of 

collisions on high streets (Biddulph, 2012b). 

 

3.2.1.2 Social integration (sense of belonging) 

Good design can also increase inclusion by upgrading the accessibility of high 

streets for vulnerable, elderly, children and disabled users. Components of good 

design such as disabled parking bays, dropped kerbs with tactile warning surfaces, 

ramps, pedestrian crossings near bus stops and street seating can increase 

vulnerable citizens sense of belonging and integrate their needs into high street daily 

use (Lavery et al.,1996, p.188). 
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Good design creates social value by providing civic and cultural institutions 

that facilitate leisure activities, worships and learning, creating a sense of inclusion 

for minority groups (GLA, 2020). Thompson and Kent (2014) stated that good design 

of open or public spaces improves human interaction in the area as people's 

perception of their local area's urban characteristics improves their sense of 

belonging to their neighbourhoods.  

 

Here, high streets should encompass local demographics and the diverse 

community by providing access to ethnic stores and different places of worship to 

ensure inclusivity and a sense of belonging and acceptance, especially for 

vulnerable users (Jones et al., 2016). Ultimately, this increase in individual wellbeing 

would lead to a rise in spending in areas where individuals feel safe and welcome. 

This argument is in line with Worpole and Knox's (2008) stance, where public 

spaces, when well designed, proportionate a mix of cultures and generations.  

 

3.2.1.3 Increased wellbeing/mental health  

Green spaces and open public spaces on high streets improve everyday 

users' physical and mental health by, for example, creating spaces to exercise, 

socialise, and potentially increase the overall quality of life (Lee and Maheswaran, 

2011). Lee and Maheswaran (2011) state that green space can give communities a 

sense of safety, especially on high streets in more disadvantaged areas. 

Greenspace on high streets can improve mental health by providing users places to 

socialise, thus reducing feelings of loneliness/stress and creating a place for 

vulnerable people to receive social support from other community members (Maas et 

al., 2009). Pedestrianisation of highstreets can also improve physical health by 

making walking more attractive to everyday users, reducing the risks of diabetes, 

heart disease and obesity, alongside reducing pollution levels from discouraging car 

use, reducing respiratory issues also (Litman, 2003)  

 

Improving the accessibility of high streets through walking can also increase 

equity within high streets. Those who cannot afford a car now have increased safety 

and mobility within the public space (Litman, 2003). 

 

3.2.1.4 Increased social integration/inclusiveness outcome:  

In London, 27% of people stated that they are socially isolated, four in five 

Londoners (81%) say they belong to London, and 54 % of Londoners think London is 

a fair city (GLA Social Policy Analysis Team, 2019, p.17). Moreover, Londoners out 

of work feel more isolated, as unemployed people have a 40% higher risk of social 

isolation than those in full-time employment (GLA Social Policy Analysis Team, 

2019, p.16). Therefore, employment is essential to illustrate social isolation as an 

indicator of economic and social value. Therefore, based on the London database, 

the Mayor is working on establishing 200,000 jobs to increase employment levels 

(London database, 2020).  Therefore, associated costs would be the cost to devise 
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these new jobs in the market. It is stated that there is a positive correlation between 

households earning £37,000 or more and an increased sense of belonging 

compared to those earning under this amount (London database, 2020). Thus, 

highlighting employment is a fundamental cause of social integration (Ray et 

al., 2014).  

  

3.2.1.5 Increased well- being and employment 

The ONS Measuring National Well-being Programme (2014) stated the 

measures associated with personal well-being, the strongest being self-reported 

health, followed by employment status followed by relationship status. Personal well-

being refers to people’s perceptions of their “health, disability, age, ethnic group, 

employment situation, relationships, religious beliefs and participation” (ONS 2014; 

p.5).  

 

In this report, we are trying to find measurable values to assess the costs and 

benefits of well-being. Here, the focus will be on employment status. The ONS 

conducted a regression analysis finding the relationship between employment status 

and well-being. After holding all variables equal, the results stated: “that those who 

are unemployed rated their levels of ‘life satisfaction’, ‘happiness yesterday’ and the 

sense that what they are doing is ‘worthwhile’ significantly lower on average than 

people who are employed” (ONS 2014; p10). Yet, employees with higher and lower 

earnings are sharing the same happiness level and anxiety levels. 

 

3.2.1.6 Increased well-being and household income, earnings, and spending: 

The ONS states that on average, a lower rating of wellbeing is given by 

people who rent and those with mortgages compared to those who own their homes 

outright, yet this analysis lacks the distinction between private and social renters 

(ONS, 2017; p.7). 

 

Life satisfaction is strongly related to housing tenure. The ONS made a 

comparison between those who are buying a property with a mortgage and those in 

social housing and privately renting, finding that “the odds of reporting lower life 

satisfaction are 1.25 and 1.22 times”, respectively (ONS, 2017, p.8). Also, a higher 

percentage of people living in social housing are the ones who report being 

unemployed or have health conditions, unlike those with a mortgage. 

 

Below there is a summary of the main indicators and outcome highlighted in this 

section: 

 

3.3 Summary of Indicators in this section:  

• Household income  

• Average Housing price  

• House ownership cost  
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• Average rent  

• Crime prevention funds  

• Income from employment  

• Household income  

• Household spending 

 

3.4 Summary of Outcomes: 

• Owning a house  

• Better well being  

• Social inclusion and integration  

• Increase well being  

• Safety  

• Better health for individual 
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3.3 Environmental  

High streets in London often prioritise cars, resulting in high levels of noise 

and air pollution, significantly affecting users' mental and physical health (GLA, 

2020). Improving the environmental value of high streets through good design is 

essential and will have knock-on social benefits whilst reducing pollution (GLA, 

2020). These improvements can be made through increasing green spaces, 

pedestrianisation, implementing or improving cycle lanes and reducing speed limits, 

for example (Carmona et al., 2018). 

 

In an age of growing online retail, high streets remain a primary location 

where most Londoners work and live. The Good Growth by Design initiative 

recognises that high streets not only provide retail functions, but access to services 

and social space (GLA, 2019). Environmental value is seen as a fundamental part of 

the high street ecosystem. In a report published by Public Health England (2018), 

high streets are considered existing community assets to promote physical and 

mental health. The reason is that high streets encourage the most sustainable ways 

of living, which include active travel such as walking and cycling and shorter 

commute times (GLA, 2019). 

 

Academic research also supports the idea that well designed high streets can 

improve the well-being of the local communities surrounding them by reducing their 

exposure to dangerous pollution levels, reducing traffic accidents and 

crime (Cozens, 2015; see also Allen M. and Allen J., 2015). Besides, some recent 

evidence shows that planting trees and having greener spaces can reduce anxiety 

and depression, representing better mental health conditions (South et al., 2018). 

However, in terms of urban design, this notion cannot be generalised to one specific 

benefit as each project may deliver different values (Zöllner, 2004) depending on the 

context, objectives, and size of each case of study (Buraydi, 2001).   

 

Environmental value is described in the Value Handbook (CABE, 2006) as the 

design of space that considers current and future generations' needs by 

acknowledging threat of climate change and the scarcity of resources. It mentions 

that the principles of good design relating to environmental values “include 

adaptability and flexibility, robustness and low maintenance, and the application of a 

whole life cost approach" (CABE, 2006: p.10). While the Handbook (CABE, 2006) is 

mainly concerned with the environmental value concerning individual buildings, it 

opens the discussion about the environmental value derived from good urban 

design. The benefits include reducing emissions and energy use, less diffusion of 

polluted water, and improvement of derelict sites with brownfield 

redevelopment (Carmona, 2014). Furthermore, the relation between the local 

economy, environment, and health allows the improvement of local economies 

providing access to formal employment, which can access better housing and 

environmental conditions (Joseph Rowntree Foundation, 2014). Besides, the 

efficiency of waste management strategies will impact high streets' environmental 
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conditions, including re-use and recycling (Creech, 2020). In cities such as New 

York, there has been a rethink of the famous streets, and there have been innovative 

ways to incorporate the environment, where cycling and walking are 

encouraged (Sadik-Khan and Solomonow, 2016).   

 

In 2018, the Mayor of London outlined that he wished to make London the 

world's first national park city where half of the city will be green. The strategy aims 

to plant more trees and allocate more green space to improve the city's air quality 

and promote Londoners' improved well-being (GLA, 2018). Research produced in 

the United States has stated that "trees and vegetation in parks can help reduce air 

pollution by directly removing pollutants" (Nowak and Heisler, 2010: p.4) 

while making cost-effective energy savings (McPherson et al., 1998). To quantify the 

possible amount of pollution removed by trees and vegetation, we have included 

variables such as measuring CO2 emissions.  

 

On the other hand, the research report 'the value of cycling' mentions that 

having cycle parking increases retail spending by five times per square metre 

compared to car parking (Rajé and Saffery, 2016). The Copenhagen Centre also 

highlights in the Prospective Population Studies report, that those who regularly 

cycled lived longer, with a 39% lower mortality rate mortality rate than those who did 

not partake in active travel (Andersen et al., 2000). With this background, we 

proceed to identify key outcomes related to a better environment and well-being to 

rate how environmentally friendly a high street is. 

 

From an economic perspective, green spaces have a strong relationship with 

creating job opportunities. Over 50,000 people are employed in gardens and public 

parks in the UK, and other employment can occur in industries related to green 

spaces, "such as the manufacture of park-based equipment and products" (Mensah 

2016; p.155). Green spaces also moderately contribute to governments revenue. 

This revenue is used to develop other social infrastructures such as schools and 

hospitals to support the community's physical and material well-being (Mensah 2016, 

p.155). This economic value could be calculated by the increase in property values 

built around green spaces. The higher the value, the higher the rent and taxes 

generated. Therefore, the greater the positive multiplier effects (Mensah 2016, 

p.155).  

 

In conclusion, environmental strategies adopted within good design policies 

should consider not just the allocation of resources itself, but also the possible 

outcomes and beneficiaries as the tables suggest. In doing so, it will be possible to 

identify from a wider perspective what the economic benefits are. 

 

Below there is a summary of the main indicators and outcome highlighted in this 

section: 
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3.3.1 Summary of Main Indicators  

• Landscapes and Parks  

• Cost to reduce CO2 emission  

• Trees planted (cost of planting) 

• Life expectancy through pensions  

 

3.3.2 Summary of Main Outcomes  

• Better environment 

• Better health and well being  
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3.4 Commercial 

The high street's primary function is to be the commercial centre for the 

general public, where accessible facilities like the post office, library, buses, and 

local shops are convenient and accessible for locals (Carmona and Davis, 2010). 

High streets also create synergies through diverse social and functional traits. In 

essence, high streets have mixed uses that produce future vitality and viability 

(Carmona et al., 2003). Good design should uplift commercial value through either a 

higher return on investment or more affordable areas for tenants (CABE and DETR, 

2001). For instance, rewarded buildings that utilised hedonic price estimation would 

generate higher rental premiums solely because of adopting good architecture 

(CABE and DETR, 2001).  

 

Good growth by design identifies that high streets' economies would be more 

vibrant by diversifying commercial uses. Specifically, adjusting the vacant retail units 

allows non-retail commercial uses to join high streets (GLA, 2019). Therefore, 

commercial value can be transferred into economic value through attracting new 

investments, jobs, and prosperity (CABE, 2002). Additionally, a high-quality public 

realm can be achieved by good commercial buildings. However, developers' 

intentions are primarily commercial, but challenges coming from these commercial 

pressures also lead to overseen design standards (CABE, 2002). The key is to 

encompass retail value appropriately in urban design (CABE, 2002). 

 

Commercial value in a CBA is intended to represent whether the proposed 

deal is attractive for retail centres (HM Treasury, 2014). One type of commercial 

value is the exchange value of buildings measured by the market value. For other 

stakeholders, exchange value is perceived differently: the book value for owners and 

the return on capital and profitability for designers. (Macmillan, 2006: p.10). The 

commercial dimension relates to the commercial strategy and arrangements relating 

to the proposal's services, assets, and tender design. Generally, decisions in 

projects and development should be based on financial return and commercial value 

as a starting point (HM Treasury, 2020). 

 

However, in a GLA survey, 45% of primary high street use was for non-retail 

services, indicating the importance of enhancing hospitality, cultural and social space 

through good design (We Made That and LSE Cities, 2017). For example, 121,440 

were employed in pubs and bars on high streets in 2018, with growing employment 

rates in non-retail service industries, compared to the decline of employment in retail 

industries (ONS, 2020). Moreover, one-third of properties on high streets belong to 

retail shops, half of the properties are for residential use, 10% are offices, and 2-3% 

are community or leisure facilities (ONS, 2020: p.4), exemplifying the need to invest 

into high streets cultural value (GLA, 2020). 

 

Moreover, footfall measures how popular a high street is and indicates 

potential spend. Urban planning rather than marketing literature has been more 
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concerned with footfall density (Dension, 2005; Underhill, 2009). The measurement 

of footfall should gauge the frequency of visitors to the area. The downward spiral of 

decline on high streets reflects a decrease in footfall. Therefore, there is a risk that 

high streets and surrounding areas will lose commercial value with further store 

closures, highlighting the need for good design (Portas, 2011).                            

 

Rent level is known as the amount paid out as rent. There are two types of 

rent levels: local authority average weekly rents and rental value multiplied by the 

local unit (representing the aggregate rental value in each borough). Good exterior 

housing design is assumed to raise the utility that tenants would be willing to pay and 

exhibits a higher price premium (Nase et al., 2011). Rent level is a benefit to the 

government as they can collect value-added tax (VAT). Landlords also benefit yet; 

retailers and tenants bear the costs. Renting a high street store needs financial 

commitment for fitting out the store, stocking it with inventory, hiring staff and running 

costs regularly. This relates to business rates collected by the government (BIS, 

2011: p.31).  

 

Another form of quantitative assessment could be information asymmetry 

regarding average rental levels for specific high streets. Rent levels can vary 

depending on the surrounding amenities, current market levels and the actual rent 

charged (GLA, 2020: p.134). There is a shortage of affordable rental housing for low-

income groups. Currently, the private rental sector is still operating without 

considering social inclusion, reflected in both house quality and security. Positive 

housing approaches contribute to broader social inclusion (e.g. providing more social 

and affordable tenures and address market failure more broadly in the rental market) 

(Hulse et al., 2011). Eichholtz et al. (2010) concluded that environmental-certified 

commercial buildings raise rental levels by 2% per square foot, and their property 

value adds a premium of 16%. 

            

Vacancy rates are the proportion of all available units for a rental property. 

They are a 'high profile' measure of how well a high street performs in commercial 

value (BIS, 2011: p.28). Koster et al. (2019) clarified that footfalls causal impact on 

rental income for high street retailers was implemented by footfall proxies for 

shopping externalities and estimated another effect of footfall on the chance of a 

retail property being vacant.  

 

The retail business's productivity role relies on local footfall. Multiple retail 

firms should be in close proximity to each other to reduce costs, which will reduce 

overall rental rates in that area (Koster et al., 2019). Vacancy rates can be 

monetised by rental levels. Moreover, local amenities and accessibility create footfall 

and increase the number of shops in the neighbourhood, such that footfall and 

vacancy move in the same direction (a 10% rise in footfall or number of shops, 

reduces the chance of a shop being vacant by 0.13% and 0.19% respectively, which 

is approximately 5% of the average short-term vacancy rate) Koster et al., 2019, 
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p.29).  Consequently, lower vacancy rates of residential accommodation facilitate 

greater potential spend and activity, increasing footfall and vitality (House of 

Commons, 2019). Lower vacancy rates should occur through good design; thus, this 

variable can be used to assess commercial value of high streets.  

 

The occupancy rate is the opposite of the vacancy rate. Attracting more 

residents through good design would enhance high streets commercial value and 

increase footfall (GLA, 2019). Hence, higher occupancy rates benefit investors 

through guaranteeing higher returns on investment and increased profits (GLA, 

2019).  

  

Return on investment (ROI) = net benefits/total cost. ROI is a performance 

measure used to examine whether an investment is compelling. For the good growth 

fund, measuring ROI can determine if funds are appropriate for good design projects 

and measure possible outlays. Relating to the notion of opportunity cost, ROI 

is beneficial for the government to evaluate if the funds on high street projects can 

be used in better ways. ROI is a benefit for investors as they want the highest ROI 

by collecting the highest rent and letting their units to the tenants with the strongest 

covenants (Dover and Massengale, 2013). 

 

Retail floorspace is the area measured in square metres that are occupied. 

Committed floorspace could increase sales revenue and shops' market volume (Bath 

and North East Somerset Council, 2011). Hence, using store sales/convenience 

expenditure to monetise net sales floor space, a benefit that can examine the 

likelihood for sales volume measured in square meters. 

 

CABE (2002) states that the markets price could measure high streets 

property value. According to an early study in the US, "offices rated in the top 20% 

for the quality of their design could charge rents 22% higher than those rated in the 

bottom 20%" (Vandell and Lane, 1989: p.11). Thus, properties with good design are 

positively correlated with the higher market price. A positive association between the 

mixed-use of pedestrian and land infrastructure and residential property values is 

reported in Song et al. (2012). Additionally, property value rises in line with proximity 

to public parks or commercial activity centres such as the CBD (Song and Knaap, 

2014). 

 

To sum, the costs and property prices on high streets have increased 

exponentially because of the occupation by international brands. As a result, 

independent retailers find it difficult to pay higher rents and are forced to vacate their 

premises (Carmona, 2015). Also, increasing business tax rates and retailers high 

fixed costs can make moving businesses online more attractive (House of 

Commons, 2019). Consequently, good design should aim to create unique customer 

experiences while improving the public realm to increase footfall and positive 

multiplier effects (McIndoe et al., 2005). 
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Below there is a summary of the main indicators and outcome highlighted in this 

section: 

  

3.4.1 Summary of Main Indicators in this section:  

- Return on investment  

- Rent level  

- Tax collection  

- Household spending consumption  

- Store sales expenditure  

- Property value  

 

3.4.2 Summary of Main Outcomes 

- Accessible facilities  

- Synergy  

- Vitality  

- Affordability  

- Job creation  
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4 Methodology. 

This section contains a thorough explanation of the steps used to create our 

final report. It starts with a brief explanation of the tools utilised to develop our main 

monetisation, outcome and benefit tables, followed by a detailed description of the 

tables content. Lastly, this section finishes by highlighting our main theoretical 

limitations upon constructing this model.  

 

4.1 Integrating outcomes within the framework of highstreets. 

 

 
Figure 1 - Tools and the outcome monetisation. 

4.1.1 Resources 
Unit cost database - Greater Manchester Combined Authority (GMCA) 

tool is a database that has costs categorised as follows: "crime; education and skills; 
employment and economy; fire; health; housing; social services and energy". The 
costs are also divided into three categories: fiscal, economic and social values. The 
fiscal value is the costs or savings to the public sector due to the implementation of a 
specific project, and these are outlined as agencies saving costs or bearing the fiscal 
outlay. The economic value is shown as the net increase in the local economy's 
growth. The social value is the overall gains for society, for example, safety, crime 
reduction, better health and educational attainment (GMCA, 2019). 
 

GLA - Handbook and database is designed to help monitor and evaluate the 
Good Growth Fund's effects through outcomes provided by the Handbook (GLA, 
2019). The results and outputs are categorised under three main objectives: growing 
prosperity, making better places and empowering people. This cuts across four 
interrelated themes: equality, perception, strategic capacity and resilience. 
Additionally, the database (GLA, 2017) distinguishes the measures which are used 
to measure the impact of the Good Growth Fund across projects in London.  
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GLA High Streets Adaptive Strategies Report incorporates the Mayor of 

London's vision within the high street. Thus, providing a framework divided into four 

values: economic, social, environmental and commercial values (GLA, 2020).  

 

Figure 1 displays in detail the resources used to create these tables. We 

produced tables with good design of high streets as their primary purpose, starting 

with the four resources we used. Beginning with the GLA High Streets Adaptive 

Strategies report (Figure 1), we extracted the key objectives and aims of good 

design on high streets as good design outcomes. These objectives were 

complemented by the Good Growth Fund dataset and Handbook (Figure 1), which 

provided sub-outcomes by breaking down the outcomes' multidimensional nature. 

Lastly, the GLA Adaptive Strategies document referenced the GMCA CBA tool 

providing an example of a CBA, influencing the structure and format of our tables. 

Therefore, when data is available, it can be easily implemented into the tables. The 

tool also helped us categorise the agents benefiting, saving, and paying to 

implement good design by providing critical stakeholders of good design initiatives. 

 

4.1.2 Additional Resources. 

There are other sources that we looked at while constructing our outcome 

monetisation table. These are Simetrica-Jacobs’ work (Fujiwara, 2014) and the 

National Themes, Outcomes and Measures (TOMs) Social Value Measurement 

Framework (Social value portal, 2020). Stated below are a brief outline of what each 

source entails.  

 

Simetrica Jacobs - Simetrica Jacobs' work was reviewed to gather insight into 

the theoretical background of conducting a CBA and how to measure social values. 

The steps Simetrica outlined are similar to the Green Book (HM Treasury, 2020) as 

they identify what outcomes to measure, how the impact would be measured, 

followed by the valuation of effects after defining a causal relationship between the 

intervention and outcome. However, Simetrica has a very robust and flexible 

approach for valuing social impacts as it not only relies on a CBA but five models: 

Cost-Benefit Analysis, Social Return on Investment, Cost-Utility Analysis, Cost-

effectiveness Analysis and Multi-Criteria Analysis. Where a CBA is a primary model 

used by the central government, Simetrica's approach ensures that data limitations 

have minimal impact on the models' success (Fujiwara, 2014).  

 

The National Themes, Outcomes and Measures (TOMs) Social Value 

Measurement Framework is created for organisations that aim to have social value 

inserted into their measurement or procurement activities. It also aspires to form 

practical means to increase social value for communities. The toolkit helps to 

compare social value across projects and places. These comparisons are used as 

an initial point of measure for social value and are combined with assessing different 
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outcomes and interventions identified through stakeholder engagement, or the 

assessment of project-specific opportunities (Social value portal, 2020).  

 

Both sources included and highlighted the importance of social value. Yet, 

TOMS' work is similar to the GLA and GMCA tools. We highlighted that Simetrica's 

approach is more flexible and adaptive to the data than TOMS. Therefore, it has the 

potential to provide an improved evaluation of social impacts and the outcomes to be 

viewed or used within a highstreets framework later on. However, there is no 

practical implementation and previous work publicly available by Simetrica Jacobs. 

Therefore, Simetrica's work can only be reviewed from a theoretical perspective, but 

cannot be cross analysed and viewed alongside other practical implementations 

such as TOMS or GMCA's CBA tool.  

 

4.2 How the tables are constructed. 

The resources mentioned helped us produce a list of outcomes that could 

then be categorised as costs and benefits within the high streets good design 

framework. The tables also include the agents who save or benefit from 

implementing good design, thus highlighting key stakeholders. These tables allow for 

clear visualisation of the targeted implementation of good design for specific 

stakeholders in the future. 

   

The tables constructed have been divided based on overall outcomes 

generated from implementing good design on high streets. These outcomes have 

been further divided into sub outcomes, variables and indicators. This division allows 

abstract unquantifiable values or concepts (e.g., safety) to be measured by 

quantifiable indicators (e.g. crime rates). These indicators are essential to the local 

government as they represent information that enables "policy formulation, the 

setting of goals and objectives, and the monitoring of policies being implemented" 

(Parnell and Poyser, 2002: p.251). The United Nations Conference on Human 

Settlements stated policies must have indicators to measure relevant impacts 

(UNCHS, 1996).  

 

Three types of indicators are relevant to policy formulation processes: 

baseline indicators (the initial data collected for each variable), target indicators (help 

to set goals and objectives involving targeted groups) and outcomes (if policies have 

met their goals) (Parnell and Poyser, 2002). This report presents all three types of 

indicators, renamed as indicators, variables and sub outcomes, outcomes, and 

overall outcomes. The literature review highlights the importance of these indicators. 

Therefore, the focus will be on sub-outcomes and outcomes to emphasise 

intervention and policy recommendation areas. 
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The CBA tables determine if good design on high streets will be beneficial or not 

who will acquire these benefits. The monetisation table depicts how to quantify the 

economic impacts of the good design related to the outcomes.  

 

The Outcome Monetisation table in appendix A contains the list of outcomes, 

sub-outcomes, and the economic variables that could be used to monetise good 

design impact in these areas. 

 

The benefit table in appendix A shows agents that benefit from the 

implementation of good design. These benefits can be broken down into level 1 and 

level 2, where level 1 is the first agent to experience this outcome's impact, and level 

2 demonstrates the trickle-down effect. Using employment as an example, increased 

employment will be the outcome detail we want to assess. The Department of Work 

and Pensions and HM Treasury will be the first agency that benefits through an 

increase in tax revenue and a decrease in unemployment allowances. Individuals will 

be the second agent to benefit from increased wages due to being employed, 

leading to a higher standard of living.  

 

The Cost table in appendix A shows agents making savings instead of 

benefiting. Ideally there should be an extra column stating the agent who is paying 

for the project, but we have not included it due to the lack of data and case study 

material. Yet, the agents who are typically paying would be the government or 

private companies and organisations. Using crime as an example, the outcome we 

want to assess is all crime and offences. There are only 1 level of agents benefiting 

in this case, meaning multiple government departments horizontally and vertically 

will be saving from an improvement in crime rates. This savings will have positive 

effects socially, economically, commercially and environmentally.  

 

4.3 Using the outcome monetisation table in a case. 

The main Outcome Monetisation table entails all the outcomes and 

measurements as a further breakdown to evaluate good design on high streets. The 

main purpose of this table is to provide economic variables to quantify the impact of 

good design outcomes, through the assessment of the sub-outcomes. For example, 

employment can be broken down into full time, part-time and self-employment. We 

can measure the variables and quantify the outcomes such as annual pay and 

growth value-added. These variables are selected because there are no monetised 

variables for job creation, and their relationships to the outcomes are an integral part 

of the academic literature explored in earlier in the report. This table can be further 

simplified into outcomes which should be prioritised in every high street intending to 

implement good design. Which will be illustrated by the framework ecosystem.  
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4.3.1 How this work could be used for the future. 

 

Figure 2 - Framework Ecosystem 
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Figure 2 depicts four primary outcomes related to economic, social, 

environmental or commercial values. The sub-outcomes are stated in the brackets, 

which can occur if the overall outcomes are achieved through good design. These 

outcomes are seen as the essential outcomes that should be prioritised to evaluate 

the success of good design on high streets. In addition, the dotted arrows represent 

the benefits created from each of the outcomes being achieved. Single direction 

arrows show benefits which are created from one framework value to the other, 

whereas double ended arrows exemplify that both framework values benefit. For 

example, increase footfall can be caused by higher social integration or increased 

number of facilities on high streets, which in turn causes a multiplier effect, 

expanding the number of facilities and enhancing social integration.  

 

This diagram can be used to assess good growth by design in high streets. 

This example represents the successful implementation of each sub-outcome, 

including the four parts of the framework explored in this project (Figure 2).  

 

Additionally, figure 2 depicts that self-worth and mental health outcomes are 

under-funded compared to other good design outcomes. Even though these two 

outcomes are challenging to tackle directly, an imbalanced allocation of funds may 

hinder the benefits of good design in other parts of the framework values.  

 

This is due to the interconnected nature of the four framework values, so it is 

vital to implement Figure 2 to highlight essential sub-outcomes to achieve an 

impactful and successful application of good design. Overall, applying figure 2 to 

other projects will ensure other good design initiatives have the core foundations to 

reap the benefits of good design on high streets.   

 

4.4 Main methodological limitations. 

Based on the framework, economic, social, environmental and commercial 

values need to be implemented to have good urban design on high streets. As there 

are several projects and funds ongoing in this area, the best way to assess the good 

urban design of high streets is through cost and benefits. These are benefits and 

costs to the government, investors, individuals, and overall society. This report's 

methodology would ideally rely on the assessment of good growth implementation 

using a Cost-Benefit Analysis (CBA). Where there is some data available on 

governmental databases, such as Office for National Statistics (ONS), NOMIS and 

the London database, no monetisation variable is available for each outcome of 

good design. For example, one of the good design outcomes is increased 

employment, but there is no data regarding this impact. Thus, monetising this impact 

is the biggest challenge of producing a CBA. Picking economic variables measured 

in monetary value to indicate or indirectly monetise good design outcomes was also 

a significant challenge.  

 



 

 34 

Moreover, data for variables that could be publicly accessed was not recent 

enough to conduct an accurate CBA or was unavailable at the high street or London 

Borough geography level. Due to this limitation, we could not conduct a full CBA 

analysis. Still, after careful consideration of available resources and the GLA's input, 

the next best alternative was to create tables to support a CBA. The tables would 

contain the outcomes the GLA need to consider when later conducting a CBA. They 

provide metrics and indicators to value good design outcomes supported by 

academic literature (see literature review). 
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5 Policy recommendations. 

 

1. Making good design implementation a participatory process. 

It is crucial to consider everyday users’ opinions and perspectives of potential 

good design implementation, to ensure inclusion in achieving successful policy 

implementation. A periodic consensus between all stakeholders should occur to 

ensure objectives are aligned and provide a “formal dialogue with local street-user 

groups” (Carmona, 2015: p.17). The GLA (2019) supports this ideology, encouraging 

simultaneous bottom-up and top-down approaches for good design. 

 

2. Implement ways to collect data in essential variables. 

 We provided an understanding of what needs to be included or measured in 

terms of social, economic, commercial and environmental value. Yet, the necessary 

measurement depends on the collection of right and relevant data in a cost-efficient 

manner to fill this framework. Considering the limitations on creating different models 

as well as analysing data on this research, we suggest that the GLA should deploy a 

taskforce responsible for collecting data regarding variables relevant for the good 

design initiative and the GLA economics department. Perhaps, using sensors for 

footfall counting or another already existent mobile technology could help in this 

process.  

 

3. Increase multi-disciplinary or collaborative dimensions of GLA 

departments.  

 After researching design and high street development, a plethora of economic 

perspectives were found to highlight the enormous economic relevance of good 

design. As such, it seems profitable for the GLA to mix and match its department 

staff to have projects that are co-dependent and cooperative. On doing so, we 

believe that the GLA would profit greatly from the different professional perspectives 

and experiences that only a multi-disciplinary and collaborative project could create.  

 

4. Develop a tool for Boroughs to evaluate good design in their local 

context.   

 The good growth by design initiative uses a set of tools to evaluate and fund a 

diverse range of projects within London boroughs. Yet, it seems that local boroughs 

could evaluate whether good design is needed if given access to a tool to facilitate 

the evaluation of existent projects. As such, we envision that the GLA could 

disseminate its good growth by design view by providing boroughs with a way to 

assess good design before any intervention happens. This would ensure inclusivity 

in the planning process of good design, to ensure the voice of vulnerable and 

marginalised high street users are heard.  
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6 Conclusion. 

  

This report presents a framework to assess adding value of good design to 

high streets through four values highlighted by the GLA (economic, social, 

environmental, commercial). The findings in the literature review support the notion 

that it is viable to identify outcomes from a diverse range of strategies related to 

good design. 

  

There are two main findings of this report, one is to provide a tool for the GLA 

in terms of what they need to consider when implementing good design. In other 

words, the indicators, variables and outcomes table in the appendix table can be 

used as a reference to know what needs to be taken into consideration when 

addressing good design. Moreover, tables including the agencies benefiting from 

good design can help when allocating budgets and making sure that some agencies 

will be making savings in the process of adopting good design. As a result, the 

proposed outcome monetisation tables in conjunction with the framework ecosystem 

diagram can allow the GLA to conduct a proper CBA in the future, and identify 

possible incomes and outcomes depending on each specific high street case. 

  

Finally, the suggested policies tend to promote the adoption of strategies that 

guarantee inclusion of the possible beneficiaries, the improvement of the collection 

of data, and the multi-disciplinary coordination between the GLA departments. All of 

them routed to accomplish a better understanding between authorities and other 

actors of what good design represents.  
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Appendix A 

Table A.1 Agencies Making Savings. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

OUTCOME CATEGORY  OUTCOME DETAIL  AGENCY MAKING SAVINGS  DEFINITION  

    level 1  level 2    

CRIME Crime cost   Multiple    Crime - average cost per incident of crime, across all types of crime (fiscal, economic and social values)  

Labour cost (Police)  Police    Police officer, Sergeant and below - cost per hour  

EMPLOYMENT Improved skills Local authority    

Labour Costs  DWP  JCP  Troubled Families Programme - Troubled Families Employment Adviser (TFEA), Executive Officer (EO) grade - average 
staffing cost (national average)  

ALLOWANCES TO UNEMPLOYED 
PEOPLE  

Job seeker's allowances  DWP  Multiple  Fiscal and economic benefit from a workless claimant entering work  

Employment and support allowances  DWP  Multiple  Fiscal and economic benefit from a workless claimant entering work  

income support  DWP  Multiple  Fiscal and economic benefit from a workless claimant entering work  

OTHER SUPPORT ALLOWANCES  Disability Living Allowance for 
Children  

DWP  JCP  Disability Living Allowance is money for people who have extra care needs or mobility needs (difficulty getting around) as a 
result of a disability for children.  

Disability Living Allowance  DWP  JCP  Disability Living Allowance (DLA) is money for people who have extra care needs or mobility needs (difficulty getting around) 
as a result of a disability.  

SOCIAL INCLUSIVENESS/ INTEGRATION  Labour cost  DWP  JCP  Troubled Families Programme - Troubled Families Employment Adviser (TFEA), Executive Officer (EO) grade - average 
staffing cost (national average)  

HEALTH  mental health  Local authority  NHS  Average cost of service provision for people suffering from mental health disorders, per person per year, including dementia 
(all ages, including children, adolescents and adults) - fiscal and economic costs  

physical health  NHS      

HOUSING  Eviction  Local authority  RSL  Average fiscal cost of a complex eviction  

Homelessness  
  

Multiple    Adults living with severe and multiple disadvantages (SMD) - involvement in homelessness, substance misuse and criminal 
justice - average annual fiscal cost  

Housing Benefit  DWP  Local authority  average weekly award, across all tenure types  

Private rental property   
  

Multiple    average monthly rent (mean)  

Social housing  Social housing  Housing Services  maintenance and management costs per unit per annum  

        

BETTER ENVIRONMENT  Air quality  Private Sector    Particulate matter, sulphur dioxide, ammonia and oxides of nitrogen Air Quality Damage Cost, National Average  

ACCESSIBLE FACILITIES  cost of facility construction  Society/Economic    Construction cost of local units  

PROSPERITY  
  

investment fund  Private sector    Amount of investment funding  

JOB CREATION  Labour cost/ wage  HMRC  Society/ 
Economic  

Job created  
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Table A.2 Agencies Benefiting. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
  
 
 
 

OUTCOME CATEGORY OUTCOME DETAIL AGENCIES BENEFITING WHAT BENEFITS IS THERE 
 

  
Level 1 Level 2 

  

EMPLOYMENT increased employment (reduced benefits payments and health impact) -DWP/HMT -DH individuals 1) Fiscal benefit of moving people off benefits and 
into work 
2) Improved health outcomes 
3) Increased income 4) high/ better standards of 
living 

improved skill levels 
 

individuals 1) increase earnings among 
residents 

 

HEALTH Mental health NHS individuals reduced health cost of intervention in providing 
services for mentally ill people 

Physical health / A&E attendance NHS 
 

reduce cost of unnecessary attendance to hospital 

Reduced hospital admissions NHS 
 

reduced cost to hospital 
admission 

 

SAFETY Crime rate decrease NHS/ Police / CJS/ LA individuals Reduced health and criminal 
justice costs 

 

HOUSING Housing evictions 
 

Housing 
provider 

Reduced costs of legal proceedings and repair of 
property 

reduced statuary homelessness LA 
 

Reduced costs of temporary 
housing etc. 

 

Housing Benefit - average weekly award, across all tenure types DWP Local authority increase well being 
 

Private rental property - average monthly rent (mean) Multiple 
 

if it is low then less 
homelessness 

 

IMPROVED WELL BEING improved well-being of family, children, individuals and community family, children, individuals 
and community 

 
improved well-being of family, children, individuals 
and community 

SOCIAL INCLUSIVENESS AND 
INTEGRATION 

better sense of belonging, not socially isolated family, children, individuals 
and community 

 
improved sense of belonging, not feeling socially 
isolated and better sense of community 

ENVIRONMENT better environment society 
 

improved environment for society 
 

INCREASED WELFARE life expectancy/ happiness’s people 
 

better life expectancy, high standard of living, 
happiness 

ACCESSIBLE FACILITIES increased number of facilities in area (facilities like post office, library, bus, and many small local shops are 
present to provide convenience for pedestrians to access necessities) 

Society/ Economic 
 

Increased interconnectedness and connectivity 

SYNERGY Clustering of facilities Society/ Economic 
 

Increased retail experience and higher standard of 
living 

VITALITY AND VIABILITY increased footfall HMRC 
 

Improved survival of high street. Better sense of 
worth and belonging in the area. 

PROSPERITY better investment rate Private Sector Individual Higher gains from investment causing multiplier 
effect in economic activity such as job creation 

AFFORDABILITY More affordable living prices Society/ Economic Multiple Improved standard of living and better sense of 
pride, worth and happiness 

JOB CREATION increase sense of belonging and worthiness NHS Society/ 
Economic 

Less mental health admissions 
to NHS or GP 

 

JOB CREATION Job creation Society/ Economic Multiple Higher standard of living, higher sense of worth 
and feel socially included 
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Table A.3 Overall Outcomes. 
Overall outcome Ref* outcome Sub outcome Definition Ref* variable / indicator 

used to measure 
either sub outcome 
or overall outcome 

Ddefinition of variable Unit 
measure
ment 

Relationship to outcome/ how to monetise the outcome  

 
Econ Economic value outcome 

Employment ECON1 Increased Employment Full-time 
employment 

This is a record of individuals 
moving from unemployment 
into FT, PT or self-employment 

ECON1.1 Annual pay Average annual pays for all 
employees before tax 

Pound / 
person 

Average annual pay can indicate the proportion of the local population employed, if 
there is good design then there is a positive impact on employment rate.    

Part-time 
employment 

ECON1.2 Growth value added The value generated by 
one unit engaged in the 
production of goods and 
services 

Pound / 
head 

Increased productivity can measure the impact of good design implementation as 
good design should increase efficiency and skills of the area. 

   
Self - employed 

     

Training ECON2 Improved skill levels government training Training programmes  ECON2.1 Growth value added The value generated by 
one unit engaged in the 
production of goods and 
services 

£ / head Growth value added monetised by productivity increase that could be resulted 
from government training 

   
vocational training ECON2.2 cost of training average training program 

cost 
£ / 
person 

better investment in skills to employ local people into new highly skilled jobs within 
Highstreet which can be indicated by funding towards training programs    

general training for 
job 

     

   
employment training 

     

Allowances ECON3 Allowances to 
unemployed people 

Job seeker's 
allowances 

ECON3.1 unemployment 
allowances 

the allowances given to 
benefit the unemployed 

£ Good design should cause increase employment and so allowances for unemployed 
or job seekers should decrease    

Employment and 
support allowances 

Fiscal and economic benefit 
from a workless claimant 
entering work 

ECON3.2 Support allowance the allowances given to 
benefit the support 
families 

£ Same as above 

   
income support Fiscal and economic benefit 

from a workless claimant 
entering work 

ECON3.3 Benefits/ welfare 
payment 

the allowances given for 
benefits  

£ Same as above 

 
ECON4 Other support 

allowances 
Disability Living 
Allowance for 
Children 

The amount of money which 
people receive for extra care 
and mobility 

ECON4.1 Disability allowance Allowance given to 
children with disability 

£ More fund will be available if other allowances decrease  

   
Disability Living 
Allowance 

Same as above  ECON4.2 Disability allowance Allowance given to adults 
with disability 

£ Same as above  

 
ENV Environment value outcome 

Environment ENV1 better environment more green 
landscapes ie: parks 

the need to have more green 
areas, parks 

ENV1.1 Canopy cover Cost of construction of a 
tree 

£/ tree Canopy cover will indicate how much green space there is in the area, the more the 
better environment     

more trees planted The need for more tree planted ENV1.2 cost of planting one 
tree 

Cost of construction of a 
tree 

£/ tree the more the trees planted in an area, the more greenery and thus better 
environment in terms of less pollution and better health     

less CO2 emission the benefit from having less 
polluted air, ie: better air quality 

ENV1.3 cost of removing 
CO2 

Cost of having a better air 
quality 

£/tonne Cost of removing CO2 can indicate the amount of CO2 emissions, the lower the 
cost the more sustainable and environmentally friendly area      

ENV1.4 Property value price of property £ Property value should increase due to better environment as there are more green 
spaces, parks and better air quality in the area. 

Better Well-
being 

ENV2 Increased well-being Happiness / life 
satisfaction 

how people value happiness in 
terms of well- being and better 
life satisfaction 

ENV2.1 Annual pay Average annual pays for all 
employees before tax 

£ Annual pay will indicate wealth, the higher the better well-being and standard of 
living and this is reflected in happiness  

   
Employment increase how being employed is 

associated with having better 
well-being in terms of being 
more belonged in the city 

ENV2.2 Pension Retirement income £ High pension means a higher standard of living for retired people 

   
Feel worthiness the perception of people’s 

worthiness 
ENV2.3 Household income the aggregate gross 

income of all household 
members who are 15 years 
or older. 

£ Income will indicate wealth, and this reflects wellbeing of the area through better 
feeling of worth  

   
Life expectancy Average life span of a person's 

life  
ENV2.4 Pension Retirement income £ High pension also means a higher standard of living for retired people 

   
Physical well-being Someone's ability in taking part 

of physical activity.  
ENV2.5 Job seekers 

allowance 
Unemployment allowance £ Job seekers allowance will mean the unemployed are being supported so their 

standard of living does not have to drop significantly 
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SOC Social value outcome 

Social 
integration 

SOC1 Increased social 
integration/ 
inclusiveness outcome 

Sense of belonging better sense belonging in the 
community (perspective of 
individual) 

SOC1.1 Labour Cost wages for the employees 
that produce a product, 
including workers on an 

assembly line 

£ If labour cost/ annual pay exceeds £37,000, it means individuals feel socially 
included and socially integrated 

   
Less social isolation feeling socially included 

(perspective of individual) 
SOC1.2 Labour cost/ annual 

pay 
Average annual pay or cost 
per hour of labour 

£/ person If labour cost/ annual pay exceeds £37,000, it means individuals feel socially 
included and socially integrated 

Well-being SOC2 Increased well-being increased 
employment 

people more jobs/ more job 
creation 

SOC2.1 Annual pay / 
earnings 

Average annual pays for all 
employees before tax 

 
Being employed and earning over £37,000 leads to individuals having better mental 
health, therefore, improved well-being    

owning a house the % of people owning a house SOC2.2 household income the aggregate gross 
income of all household 
members who are 15 years 
or older. 

£ Being employed and earning over £37,000 leads to individuals having better mental 
health, therefore, improved well-being 

   
better living better living condition 

(perspective of individual) 
SOC2.3 household spending the amount of final 

consumption expenditure 
made by resident 
households to meet their 
everyday needs 

£ Being employed and earning over £37,000 leads to individuals having better mental 
health, therefore, improved well-being 

Safety feeling SOC3 Safety Decrease crime rate The % decrease in crime rate in 
an area or city through adoption 
of CCTV and security  

SOC3.1 crime prevention 
expenditure 

crime prevention 
expenditure 

£ Crime prevention expenditure can measure the level of crime in the area, so higher 
crime expenditure may cause a higher sense of safety 

Better Health for 
individual 

SOC4 Health Mental and physical 
health 

People suffering from mental or 
physical illness 

SOC4.1 wide facilities in the 
hospital 

reduced health cost of 
intervention in providing 
services for ill people 

£/ person Reduced health interventions can indicate the level of health in the area, meaning a 
healthier population 

Better housing/ 
owning a house 

SOC5 Housing Eviction Reduced costs of legal 
proceedings and repair of 
property 

SOC5.1 Eviction cost Average fiscal cost of a 
complex eviction 

£ - mean Cost of eviction shows the level of conflict in housing. Lower level of eviction means 
a better standard of housing and lower rental levels  

   
Housing Benefit average weekly award, across 

all tenure types 

SOC5.2 Housing benefit 

allowance 

allowance for housing 

benefits 

£/ person Higher housing benefit can show the support individuals receive for housing, 

therefore making housing more affordable and less homeless people    
Private rental 
property 

average monthly rent (mean) SOC5.3 average monthly 
rent 

Average monthly rent 
value 

£ Average monthly rent can indicate the quality of housing in the area, as higher 
quality or better location will correlate with higher rental value.    

Housing prices  Price of the houses  SOC5.4 Average Housing 
price 

Average Housing price £ housing prices may vary because of changes in housing demand quality, a higher 
price means living in a better area   

COM Commercial value outcome 

Accessible 

facilities 

COM1 increased number of 

facilities in area (post 
office, library, bus, 
small local shops for 
pedestrians to access 
necessities) 

Lower vacancy rate The ratio of occupied space to 

the total available space 

COM1.1 Rental value is the proportion of all 

available units for a rental 
property, and is a ‘high 
profile’ measure of how 
well a high street is 
performing in terms of 
commercial value. 

£ Rent level provides value added tax (VAT) to the government, which can result in 

better investments thus provide new accessibility to places and opportunities 

   
Higher occupancy 
rate 

The ratio of occupied space to 
the total available space 

COM1.2 Rental value Same as above £ Rent level provides value added tax (VAT) to the government, which can result in 
better investments thus provide new accessibility to places and opportunities    

increased footfall the number of people entering 
a shop or shopping area in a 
given time. 

COM1.3 consumer retail 
expenditure 

retail sales from 
consumers 

£ More accessible facilities should lead to increased footfall, therefore higher 
expenditure from the increased number of consumers 

Synergy COM2 Clustering of facilities increase local units in 
the same industry 

The number of local units based 
on each industry this is clusters 
and then a percentage increase 
is done for each year 

COM2.1 Construction cost of 
local unit 

construction of 
public/private local unit 

£ per 
local unit 

Construction of local units in same industry can improve the overall synergy of the 
high street by aligning incentives between market and final consumers.  

   
Increased retail 

floorspace 

Retail floorspace is the area 

measured as square metres that 
are occupied. Committed 
floorspace could increase sales 
revenue and market volume of 
shops 

COM2.2 consumer retail 

expenditure 

retail sales from 

consumers 

£ Committed floorspace could increase sales revenue and market volume of shops 

vitality and 
viability 

COM3 increased footfall better Return on 
investment 

net benefits/total cost, and is a 
performance measure used to 
examine whether an investment 
is effective 

COM3.1 income from 
parking 

income from car parking 
on and off street 

£ Car parking is a cost to drivers, which can discourage the use of car and will 
promote the access by walking. 

PROSPERITY COM4 better investment rate better Return on 
investment 

Same as above COM4.1 investment in area the amount or cost of 
investment in an area 

£ More accessible facilities should lead to increased footfall, therefore higher 
expenditure from the increased number of consumers 
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increased footfall the number of people entering 

a shop or shopping area in a 
given time. 

COM4.2 consumer retail 
expenditure 

retail sales from 
consumers 

£ Consumer retail expenditure can indicate the level of footfall of the area which also 
indicates the level of economic activity/ level of prosperity of the area. 

   
Retail floorspace Total floor area of the property 

that is associated with all retail 
uses.  

COM4.3 income from 
parking 

income from car parking 
on and off street 

£ The price of retail floor space increases when footfall increased, this can be 
monetised by income from on and off-street parking due to increased cars in area. 

   
Number of cars number of cars going through 

an area 
COM4.4 Income from car 

parking 
income of car parking on 
and off street 

£ The price of retail floor space increases when footfall increased, this can be 
monetised by income from on and off-street parking due to increased cars in area. 

Affordability COM5 Affordable area for 
tenants 

Better return on 
investment 

net benefits/total cost, and is a 
performance measure used to 
examine whether an investment 
is effective 

COM5.1 rents Average monthly rent £ Competitive prices of rents attract possible tenants and also promote a diversity of 
businesses. 

   
increased footfall the number of people entering 

a shop or shopping area in a 
given time. 

COM5.2 consumer retail 
expenditure 

retail sales from 
consumers 

£ More diversity in the retail shops based on rent value should lead to increased 
footfall, and therefore higher expenditure from the increased number of 
consumers     

Lower rent low rental price for properties COM5.3 Rent prices Average monthly rent £ Multiple spaces for rent can promote an increasing in the offer, promoting 
competitive prices of rent.  

Job creation COM6 increase sense of 
belonging and 
worthiness 

increased 
employment 

This is a record of individuals 
moving from unemployment 
into FT, PT or self-employment 

COM6.1 annual pay Average annual pays for all 
employees before tax 

£ More jobs being generated should be indicated by a increase in the average annual 
pay of the area, this increases an individual's sense of belonging and worth 

   
Retail floorspace Total floor area of the property 

that is associated with all retail 
uses 

COM6.2 Number of cars/ 
incomes from 
parking 

income from car parking 
on and off street 

£ An optimal number of incomes from car parking on street could indicate the 
number of people of working  

   
increased footfall the number of people entering 

a shop or shopping area in a 
given time. 

COM6.3 Retail value Total instore sales divided 
by the metre square of 
store selling space 

RV per 
metre2, 
£/m2 

Retail floorspace estimates the sales volume measured by square meters. 
Committed floorspace could increase sales revenue and market volume of shops.  

   
Occupancy rate The ratio of occupied space to 

the total available space 
COM6.4 Rental value - to 

measure vacancy 
rate 

Average monthly rent £ Diversity in local amenities due to rent in area, measures popularity of high street 
and indicates potential spend/ through examining past footfall  

   
Vacancy rate The ratio of occupied space to 

the total available space 
COM6.5 Rent level Average monthly rent £ Attracting more residents would enhance high street’s commercial value and 

increase footfall.      
COM6.6 consumer retail 

expenditure 
retail sales from 
consumers 

£ A low number of available places for renting should promote competitiveness 
within the market to maintain their position, which will represent benefit for final 
consumers.  

Job creation COM7 Job creation increasing 
employment 

This is a record of individuals 
moving from unemployment 
into FT, PT or self-employment 

COM7.1 annual pay Average annual pay for all 
employees before tax 

£/ person More jobs being generated should be indicated by an increase in the average 
annual pay of the area 

     
COM7.2 Rent levels Average monthly rent £ higher Rent levels because of the rise in demand due to migration of people for 

new jobs or more people wanting better housing which increases rent prices.      
COM7.3 property value price of property £ - More jobs in the area can lead to the area being more prosperous due to the 

increased consumption and expenditure.           
- This will be indicated by a rise in property value as the workforce and companies 
expand in the area. 

 
 
* Ref – Is a cross reference to the table called Good Growth Fund Evaluation part of the Good Growth Fund Evaluation and impact handbook material 
published by the GLA
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