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Editorial

If you studied cultural studies, like | did, you
will have come across the publications from
within the OMA cosmos. And thus this issue,
guest curated by OMA partner Reinier de
Graaf, completes a kind of intellectual circle
for me. This circle also includes the concept
of the rhizome, which can be seen as a struc-
turing principle through the issue. This com-
plex understanding of society (and archi-
tecture) served Gilles Deleuze as a funda-
mental way of thinking. It also helps De Graaf
to explain the manifold factors influencing
architecture today. Assisted by Alexander
Russ (Baumeister) and Alexandru Retegan
(OMA), he questions key but often unchal-
lenged assumptions and formulates unpleas-
ant truths. He takes us to places supposedly
farremoved from the architectural world, such
as Albania and Angola, and shows us the con-
tradictions that often exist within architecture.
To this end: We present you with an exciting
new experiment from our “curated” series -
which you can now also find at curated.
baumeister.de/en online.

Alexander Gutzmer
Editor-in-chief
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With the public sector having
gradually stepped back,

the real estate developer has
become the architect’s main
client. Patrice Derrington,

the director of the Center for
Urban Real Estate (CURE) at
Columbia GSAPP (Graduate
School of Architecture, Plan-
ning and Preservation), looks
at the history of real estate
development and makes the
point that, at the beginning,
its practice had little in com-
mon with the villainous image
it has today.




In January 2019, in the demo-
cratic USA, a hedge fund
manager - a dealer in finan-
cial assets - paid a record-
breaking $238 million for a
2,400-square-metre pent-
housein New York. Meanwhile
800,000 unpaid federal gov-
ernment workers were strug-
gling to meet their January
payments on mortgages or
rent, totalling $438 million. In
total, a little under twice the
price for one single home for
one single family. How can a
just and fair society perpetu-
ate the representation of this
glaring inequality in its urban
built form? What is the role of
the architect and the real es-
tate developer in this process
~the former by design and the
latter by delivery?

Entrepreneurial
beginnings

Although architects mightde-
cry the compelling commer-
cialinfluence of the develop-
er in urban form, in terms of
the legacy model of archi-
tects designing homes for not
just the nobility, theirengage-
ment in a broader social issue
and their formation as a pro-
fessional group, rather than a
patronised artist, was co-inci-
dent with the emergence of
thereal estate developer. Per-
haps it was even made possi-
ble by the real estate devel-
oper.

Formulated as a structured
business modelin 17th centu-
ry greater London - leaving
behind feudal land ownership
and the small-scale, “cottage
industry” mode of producing
space - the practice of prop-
erty development arose to
meet a critical unmet de-
mand for housing, by all levels
of society, as that metropolis
trebled in population within
the century and then suffered

the devastation of the Great
Fire in 1666. Although many
socially progressive societies
have established a public
method for providing this hu-
man necessity, at the time,
and as also continues today in
many other societies, the pre-
dominance of shelter was
provided by private enter-
prise.

A new
middleman

Interest by the early real es-
tate developerin undertaking
such speculative housing was
driven by the coalescence of
a number of factors. A com-
pelling one was the growth of
commerce andtrade by com-
mon folk as Europe emerged
from the feudal system of the
Middle Ages. With the growth
in markets to trade excess
goods - agricultural produce,
cloth and other artisanal
wares - and an expanded use
of currency rather than barter,
enterprising individuals set
out to provide for the satisfac-
tion of rising needs, particu-
larly those in urban centres.
Building houses was under-
taken by tradesmen like the
carpenterand bricklayer, but,
with the excessive demand,
the need forindividuals to find
sites and also arrange the
stream of funding for materi-
als and workers gave rise to a
new “middleman” - a combi-
nation of project manager
and commercial manager,
known as an undertaker - as
in “undertaking the develop-
ment project” -, or an early,
basic form of real estate de-

veloper.

One
Among
Many -
Amsterdam
in the

21st
Century

p 76

However, the activity of urban
development also had amore
inspired beginning at the
time. In 1553 John Russell, a
favoured courtier, from a fam-
ily of successful traders in
cloth and wine, was granted
the title of Earl of Bedford. This
included seven acres of land
and the adjoining market gar-
denofaformerabbey, Covent
Garden. He located his Lon-
don residence there, just to
the west of the City of London.
His grandson, Francis, the 4th
Earl of Bedford, noticed the
lack of housing for the newly
wealthy merchants and also
fellow nobles and gentry who
sought to spend time in Lon-
don participating in their new
commercial activities. Though
capable of paying for a grand
house, with the ownership of
land surrounding London be-
ing restricted to the Crown or
nobility, these potential resi-
dents did not have access to
suitable sites. They had been
stayingininns and tenements,
but sought housing to accom-
modate their large house-
holds and to express their
newfound wealth and status.

The case
of Covent Garden

Given the delightful vegeta-
tion that had been cultivated
on the family estate at Covent
Garden, the 4th Earl rejected
the current activities of creat-
ing cheap, tightly-packed
houses on narrow streets.
Having travelled as a young
man, as was the fashion of his
class at that time, Francis had
noticed the pleasant effect of
public places and piazzas on
the surrounding businesses
and residents. Those Europe-
an formations were typically
public spaces, but given the
ownership structures in Eng-
land, toreplicate such assitva-
tion would require either a
conveyance to the Crown,
who probably would not want
the expense of maintaining
such a non-productive plot, or
for the private landowner to
provide it to the public himself;
and this he decided to do.

Furthermore, as an astute man
of court, the 4th Earl of Bedford
knew of the rising interest in

the aesthetics of the built en-
vironment by the aristocracy
and men of means and there-
fore sought the assistance of
the most respected architect
of the day, Inigo Jones, to
draw up his plans. In this ar-
rangement we find an agree-
able basis for the symbiotic
relationship betweenthe new,
entrepreneurial developer
and the architect, who was
keen to move away from un-
der-paid duties to the Crown:
Adeveloper who appreciated
the quality of design in the
built environment and an ar-
chitect who could have his
designs implemented with a
high degree of visibility.
Centralto his 1629 -1630plans
for the Covent Garden devel-
opment was an exquisite pi-
azzasurrounded by columned
arcades, a simplified resem-
blance to the Place des
Vosges in Paris, and detailed
according to the highest prin-
ciples of Italian neoclassi-
cism. Despite the rejection of
applications to build by an
array of officials of the elect-
ed government, armed with
this well-regarded design and
undoubtedly utilising his court
connections, Russell was suc-
cessfulin eventually receiving
the Letters Patent approving
his scheme in 1631. So, here-
with we have an outcome with
inherent conflicts: Aestheti-
cally of high standard, it was
rejected by the common rule,
but promoted by elite inter-
ests - already the role of the
architect and this new devel-
operare foundto beinacom-
plex role with the broader so-
ciety in which they are plac-
ing their buildings.

The public good
in the urban environment

Another early principle of ur-
ban development arose with
this project. In laying out the
residences for his prospective
up-market tenants, the earl
paid for substantial public
amenities: The public realm of
the piazza, cross-streets link-
ing major roads on all sides,
and the parish church of St
Paul's. Of course, there was
the commercial impetus to
create an environment with a
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pleasant ambiance and the
prestige of a new parish, but
unlike later urban squares
that became gated and re-
stricted, he did weave the de-
velopment into the urban
context and provide ease of
access to the activities of the
central square. Additionally,
he not only built the church
but directed the revenue
stream from a number of his
rental houses to provide oper-
ating funds.

Although such a model of ur-
ban development was emu-
lated by others such as the
Earl of Southampton in his de-
velopment of Bloomsbury
Square and the Earl of St Al-
bans at St James’s Square,
there were numerous other
instances where such provi-
sion of the public realm within
high-end developments was
not offered. In some situva-

velopers have been con-
cerned with contributing to
the public realm, such as the
Rockefeller Center and Sea-
gram’'s Plaza in New York,
among others. In other situa-
tions, strong and well-re-
sourced public governance
has provided the public realm
tovarying degrees of success.
And, yet, in so many other ur-
ban developments, then and
now, there is no regard for the
externality of the buildings
withrespectto the public -the
objectives and calculation of
benefits is confined to the
cash flow internal to the spec-
ulative property itself.

These solipsistic economics of
development projects might
be tolerated if the construc-
tion did not impose on the
public, that is, as a private-
ly-enjoyed product. However,
urban development has a

ing the location of more af-
fordable housing, homeless
shelters and so forth amongst
them.

The assetization
of real estate

At the birth of the business of
real estate development an-
other important societal dy-
namic had a substantial influ-
ence on its practice and also
on the contribution of the ar-
chitect. Given that the devel-
opment of property involves
suchlarge amounts of capital,
the perception of it in terms of
the new environment of com-
merce and trading in early
modern London of the 17th
century was changing. With
the growth of wealth from ex-
panded agrarian production
and trading, around London
the challenge of placing ex-

income from land - either
through ground rent or taxes -
and a valuation of the land
that directly referenced that
yield. Establishing a value of
the ownership or property, if it
were to be sold for instance,
involved a calculation of the
annual income multiplied by
the anticipated number of
yearsforwhichitwould be un-
der such a lease: the value of
property that would receive
£10/annum for say 20 years
would be £10 multiplied by 20,
that is £200. Therefore the
ownership would be trans-
ferred upon the payment of
the valuation of that property,
£200. This calculation repre-
sented an “assetization” of
the property.

Although seemingly simplis-
tic, this financial formulation
of real estate made it very
convenient for trading be-
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tions, such as at Lord Salis-
bury's development in Swan
Close off St Martin's Lane, the
management of drainage
wasinadequate and his build -
ing took over land that had
enjoyed common access
since “time out of mind", that
is, as long as tradition had al-
lowed. With some pressure
from the Westminster Com-
missioners, he compromised,
though the outcome was an
early example of how tenuous
this dependency on the de-
veloper's voluntary contribu-
tion was for the satisfactory
provision of public amenities,
and the architect’s ability to
design for this urban quality.

A privately-enjoyed
product

In the centuries following, in
some instances, private de-

substantial impact on the
community in whichitislocat-
ed in many ways. This is most
obvious regarding the visual
impact on the public realm of
the street, but also in terms of
the types of uses and occu-
pants it brings to the area, and
then by what opportunities of
place, use and social dynam-
ics are displaced. This is how
the public outcry about real
estate developments is cata-

lysed, though it's usually too

late in the process to have any

positive effect. On the other

hand, nor does that public

readily make sacrifices for the

public realm it so demands.

Around the world, the politi-
co-economic trend is towards
reducing revenues for the
government's delivery of
public benefits, and all too of-
ten communities vociferously
engage in NIMBYism, reject-

cess earnings where it would
earn returns at least equiva-
lent to that of the original eco-
nomic activity became more
common in London. Coinage
and gold were stable preserv-
ers of value, but did not pro-
duce any regular income.

However, the English experi-
ence for centurieshad been a
very precise management of

The Land
Belongs
to the

S People -

The Battle
for Munich
p 94

tween owners, and was also a
major advancement in pre-
senting real estate as an in-
vestment opportunity, alter-
native to that of stocks, bond,
gold or goods.

Real estate became interest-
ing to investors not only be-
cause they received the rent-
al payments during the lease
term, but also because there
was the speculation that at
the end of that term, the rental
rate might be higher and this
would result in a higher valua-
tionin the future. Thisisregard-
ed as the appreciation in the
value of property. Not only was
the developer of areal estate
project speculating with re-
specttothe take-up by tenants
and the rental rates they would
pay at the time the building
would be completed, but also
future purchasers of that oper-
ating property would now be
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buying it at a price based on
speculation of its future rental
increases.

The impact
of speculation

It might seem that this expan-
sion of the economic dynam-
ics of real estate, from being
based on annual income to
that of combining annual
yields with potential apprecia-
tion in value, would matter lit-
tle to the architects who de-
signed such projects, however,
it fundamentally changed the
way in which the developer
approached expenditure on
the building.!

This potential bifurcation in
the uses of a building means
that the design would be ap-
proached in one of two ways:

1.
If a developer were interested
in creating a building to bere-
tained indefinitely with the in-
vestment return on the capital
used being that received an-
nually from its operation,

there would be considerable
interest in the efficiency of the
occupant program, the struc-
tural integrity and durability,
and the aesthetic quality and
“fit" within the neighbour-
hood.

2.
If a building were being con-
structed to immediately sellto
athird party, singularly, orto a
number of unit buyers, the de-
veloper would be more fo-
cused on the “market impres-
sion” or attractiveness to cur-
rent buyers than those other
aspects. The developer would
not completely ignore those
durability issues of course, but
would be muchless interested
in allocating funds to those
considerations.

This bifurcation of the invest-
ment nature of real estate, al-
though having commenced
in the 17th century, has re-
mained a compelling force
for urban development many
times in the following centu-
ries. It is often mistakenly re-

garded as “speculation”, but
all real estate development
and acquisition that is not for
one'sown use is speculative in
that its future cash flow from a
third party is not definitively
known. The important varia-
tion arises in the proportion of
investment return to be re-
ceived from annual cash flow
during its ownership versus
the increased price when it is
sold. In the global real estate
boom of the early 21st centu-
ry, this latter return - value ap-
preciation - sought by the
large and fluid amounts of in-
vestment capital circling the
globe, all but dominates the
formation of cities.

Nor is real estate alone as an
investment asset in tilting the
balance of its worth from pro-
viding current cash flow to the
“hope and prayer” of rising
valuations. Even a cursory
look at global stock markets
reveals the overwhelming de-
mand for “growth” stock, such
as Apple, Google, or even bit-
coins, where the profit is to be
made by selling to someone

who will pay a higher price,
than for “income” stocks that
pay a quarterly dividend.
Such misplaced enthusiasm
was behind the tulip bulb ma-
nia of the Netherlands in the
17th century, the South Sea
Company speculative bubble
of the 18th century, the tech
bust of 2002 and the housing
bust of 2008. Real estate - the
buildings so finely crafted by
dedicated architects - can-
not avoid taking its place in
the universe of investment as-
sets, suffering the vagaries of
financial booms and busts.

Cognisant of this dual finan-
cial dimensionality of real es-
tate - its use as paid for by an-
nual rent and its speculative
value as realised when the
property is sold for a higher
price - those involved in its
production are very interest-
ed in the proportionality of
each. As mentioned previous-
ly, along-term investor would
be more interested in the
functional design and dura-
bility, while the quick-seller
seeks compelling market ap-
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peal. As such, other than
meeting the respective cli-
ent's wishes, the architect
would probably not consider
this economic dynamic of im-
portance for their design ac-
fivity. Just as for the rest of the
financial world, it is under-
stood that one makes money
either through on-going la-
bour, or through speculative
investment, with architects
mostly working for fees. Be-
yond that, it would not seemto
matter much.

Make
Architecture
Great
Again -

The Archi-
tect as
Developer

p 66

Labour
and capital

Drawing on the socio-eco-
nomic framework derived
from modifications to socialist
analysis as proposed by
Thomas Piketty in his some-
what controversial, though
broadly respected, 2014
book, Capital in the Twen-
ty-first Century, today's socie-
tyin practically any country is
confronted with the insidious
perpetuation of inequality
through this bifurcated struc-
ture of income versus wealth The Rockefeller Center, built between 1930 and 1939, includes a network of
inherent in speculative invest- public spaces, the largest being the Rockefeller Plaza.

ments. Of particular perti-

nence in his theory is the

Marxian bifurcation of “la-

bour" and “capital”, by which

he analyses the inequality of

economic returns within a so-

ciety. He elucidates the long

history of the divergence in

wealth between those whose

income from labour increases

at the rate of broad economic

growth versus the accelerat-

ed increase in the return from

investments, commonly

known as “capital returns”.
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The workers hopefully keep
up with the economy while
the wealthy, with their excess
capital to invest, grow richer
at a rate beyond that of the

whose notoriety is applied by
the speculative developer to
the glamorisation or aspira-
tional quality of the project.
That the objectives of that de-

economy.

No Choice
Over Our
Heads -
Self-building
in Almere

p 126

The emergence of the
“starchitect”

If we would like to uncover the
manner in which real estate
physically manifests and per-
petuates such a structure of
inequality, we can map that
economic imbalance of
Piketty's labourer versus the
capital investor onto the bifur-
cated functions of buildings.
Firstly, in its everyday opera-
tion of providing shelter, the
“labour” of the building is
compensated by the moder-
ate annual cash flow derived
from rent. As this operation is
usually part of macroeco-
nomic activity, it is correlated
with broad economic growth:
Its financial return increases
at the rate of broad economic
growth just as Piketty's labour-
er's wages do over the years.
However, regarding the sec-
ond dimension of a building's
function, as an investment as-
set, it can achieve much high-
er rates of growth in these fi-
nancial returns than that of
the broad economy given the
potential appreciation in its
price within the capital mar-
kets, this being the property’s
equivalent of Piketty's “capi-
talreturns”. Architects can be
enjoined in this imbalance of
financial returns to the specu-
lative properties by the appli-
cation of their skills to the
“marketing” or sales objec-
tive of a development project.
This has been the foundation
for the emergence of the
“starchitect” - certainly a
top-quality designer, but one

veloper lean towards the

maximisation of sale price

rather than long-term opera-

tional efficiency or occupant

satisfaction are evidenced by

the predominant use of imag-

es ofform, finishes and facade

rather than functional or envi-

ronmental efficiency in the

marketing materials.

Life at the
Top - The
Develop-
ment of

111 West 57
p 44

Real estate
development as
adiscipline

Despite the initial public con-
tributions in 17th century Lon-
don, and its perpetuation and
global spread as the predom-
inant mode of delivering the
built environment since, the
adverse consequences to be
found in so many urban com-
munities indicates that this
current production process of
real estate developmentis se-
verely flawed. In addition to
public condemnation, vari-
ous academic and profes-
sional disciplines like urban
planning, architecture, urban
policy and land economics
have been addressing the
problem within the analytical
framework of their respective
fields. Also, some forms of pro-
active community engage-
ment in the planning process
have evolved, although gen-
erally these have provento be
relatively ineffective, partial
remedies and the urban ineq-
vities continue.

At Columbia’s Center for Ur-
ban Real Estate (CURE), the
current mode of production of
the built environment is chal-
lenged in both its aspects of
financial performance and

the spatio-socio-economic
impact it has on the commu-
nity. Rather than seek to es-
tablish better defences for the
public against the “ignomini-
ous real estate developer”,
the research starts with the
presumption thatthe commu-
nity can lead the process of
envisioning its future built en-
vironment, but in this it needs
to be supported by analytical
tools, data management, and
a comprehensive under-
standing of the idealistic and
pragmatic trade-offs in hav-
ing their objectives realised.
By utilising data science, a
much more complex andrigor-
ous process of decision-mak-
ing is to be formulated for the
real estate development pro-
cess, and with the assistance
of Artificial Intelligence (Al),
urban communities can be
empowered to determine their
own futures and have those
futures represented in their
built environment.
Furthermore, though dis-
cussed within the different fo-
rums of investment returns
and business processes - and
though generally eliciting lit-
tle sympathy from society at
large - the real estate devel-
oper is quite vulnerable to be-
ing adversely impacted by
the current practice in which
the built environment is con-
ceived, regulated, funded,
and physically produced,
with the fundamental analysis
of risk and return being poorly
pursued and lagging other
forms of asset investment. For
the appropriate formulation
of Columbia University's pro-
fessional real estate develop-
ment program, the research
at CURE seeks to reformulate
the role and add rigour to the
analytical analysis of the
property developer, as she
takes her place within the ex-
panding urban community.
Therefore, it is timely, if not ur-
gent, that the real estate de-
velopment industry under-
takes a self-evaluation and
critique of the fundamental
methodology by which it has
come to exist, and persist, as
the primary mode of deliver-
ing the built environment for
much of the world today. Such
an interrogation constitutes

understanding its formulation
as a business, its infricate em-
bedding in the power struc-
ture of government, the spec-
vlative financial interests by
which it is compellingly driv-
en, and examining the inher-
ent dynamics between the
multitude of stakeholders as
benefits are captured and
distributed through the com-
munity. Achieving an eluci-
dation of the nature and rea-
sons for its most egregious
and repetitive flaws, both ar-
chitects and developers can
propose changes to the pro-
cess to ensure more socially
equitable outcomes in the
built environment, and more
efficient economics of pro-
duction for all participants.

1 Patrice Derrington, Property
and Thomas Piketty: Casting the
Lens of Thomas Piketty's Capital
in the Twenty-first Century
on Inequality in the Urban Built
Environment, Contemporary
Urban Affairs, 2018, Vol.2, No.2,
pp. 90-105.
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