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ABSTRACT

Landscape is a product of economic activities and an asset associated with
a society’s productivity levels and the relations of production. Despite the
range of projects —self-owned, for-sale,or public infrastructure

— that designers undertake, life-cycle benefits such as rental returns and
public satisfaction should always be considered. By interpreting landscape
design as an asset management, this article highlights the third-party
role of asset managers who coordinate the benefits of all stakeholders

at different stages through negotiation of design options. Designers are
also expected to have a product and user thinking, acquire general and
interdisciplinary knowledge of certain businesses through role rotations,
cross-department meetings, and diverse project teams to improve design
proposals, and strengthen mechanisms of pre-occupancy engagement and
post-occupancy evaluation.
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Mainland China and
Hong Kong, China have
adopted public land
ownership and lease
holding, which endow
domestic residential
building with "“city
equity shares” to
reflect another value of
residential buildings.
The utility function
varies for different
parties. If Ais more
valuable to one while

B is more valuable

to another, based on
the rule of equivalent
exchange, the former
one pays more for A
and the latter pays
more for B, thus
maximizing the overall
utility in a balanced
state. The maximization
of general utility cannot
be realized if only one
party is favored.

1 A Capital Logic

Landscape is a product of economic
activities. Like land or buildings, it is

a capital investment and the means of
production that shapes our daily lives.
The creation of landscape is associated
with a society’s productivity levels and
the relations of production. The tools,
materials, engineering technologies,

and aesthetic perspectives that create
landscapes are largely depended on local
economics. Most landscape planning
and design work — whether it is public
or private — is commissioned through
open tender or invitation. As a service
trade, the creation of landscape follows
the capital logic. The value of a design
is not realized unless it is acknowledged
by the client and proved to be efficient
in its life-cycle. The final landscape is the
result of both sides working together.
Also, in a free market economy, the
capital logic such as exchange at equal
value necessitates the intervention of

asset managers.

2 Coordinating Diverse Needs and
Long-Term Benefits through Asset
Management

Asset refers to previous buying or

production activities on a balance. The
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fundamental feature of an asset is that
it can generate future benefits. The
long-term asset benefits of designed
landscapes can be found in many types
of properties, including commercial
properties owned by developers, who
receive rental returns and property
management fees from commercial
tenants and consumers. Project
operation is therefore of particular
importance. Other properties, including
residential properties, are required to
meet the livability and aesthetic needs
of consumers while maximizing the
returns. In other words, the asset values
achieved through marketing represent
the price that the residents are willing to
pay for living spaces™"". Finally, public
projects owned by the government

can realize their economic value in the
form of rental returns or royalties and,
more importantly, these projects’ asset
values, including public value, can be
accessed by the public and assessed by
the general welfare when the utility
functions® of all stakeholders, including
investors, designers, operators, and
users, reach an equilibrium.

Landscape designers cannot chase
only economic benefits or simply
develop innovative ideas for an artistic
value. Developers tend to choose the
design strategies based on capital
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potential rather than liveability or
artistic standards, even if they know
that is not the best choice. Capital
returns can be hard to achieve if the
land is not high-density enough, which
would undermine developers’ follow-
up investments and operation. In fact,
despite developers, customers also
consider the quality of living space
after price. With a limited budget,
developers focus on chasing a higher
cost-efficiency and a greater return of
investment.

Asset management can enhance
asset capabilities and future benefits,
including increasing direct cash flow
and indirect user satisfaction, through
both passive (like supervision) and
active (like management) methods.
Unlike project supervision, property
management, or site operation, asset
management acts as a third party to
help calculate incomes and expenses
and set goals for future investments and
returns, executed by an outsourcing
team sometimes.

An asset manager running a mature
Real Estate Investment Trusts (REITs) is
expected to know the market and can
propose design and operational goals
based on customer insights and the
changing market demands. Financially,

an asset manager can assist with project



fund-raising, clearance, and closure.
Finally, an asset manager can evaluate
design feasibility and cost. China does
not have a mature REITs market and
most proprietors work as project
managers, hiring external professionals
or establishing an independent own
asset management agency.

The asset management team
is an independent party who can
work with the entire project life-
cycle from land market investments,
planning and design, to construction,
sale, operation, and possession
transfer or money withdrawals.
The asset manager can also take
responsibility for coordinating
interests from investors, designers,
developers, contractors, and users.
In commercial projects, for example,
an asset management team can
coordinate with the landscape design
by providing a scenario according
to users’ demands and market
projections, which estimates the
impacts of design proposals on rent
and sale potential, neighborhood
vitality, traffic movement, visual
effects, and commercial hierarchy®,
and setting a reasonable budget.
Growing relationships between asset
managers and landscape designers

create new challenges and requires
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for the latter, who have to train
themselves with a product and user
thinking and to learn general and
interdisciplinary knowledge, in addition
to improving their engineering and
artistic capabilities. The post-occupancy
evaluation of both good and bad
design examples is an effective path for
designers to acquire these skills.

3 Asset Management in Landscape
Design: Post-Occupancy Evaluation
and Pre-Occupancy Engagement

Asset management in landscape
design process requires post-occupancy
evaluation on completed projects, as
well as pre-occupancy engagement
which could inform design decisions to
achieve a sounder social and economic

performance.

3.1 Design Cycle Created by Post-
Occupancy Evaluation

The concept of post-occupancy
evaluation (POE) was proposed years
ago, referring to “an examination
of the effectiveness for human users
of occupied built environments.”"”
According to Wolfgang E. E. Preiser,
“POE is a diagnostic tool and system
which allows facility managers

to identify and evaluate critical

aspects of building performance
systematically. These evaluations have

been used to identify problem areas

in existing buildings, to test building @

prototypes, or to develop future
design guidelines.”””’ Current POE
studies of architecture focus on users’
behavioral habits and comforts drawn
from sociology and psychology',

and neglect overall assessment of
investment returns and gaps between
real and benchmarking ideal return®.
Current post-occupancy evaluations
on landscape projects consist mostly
of case studies on city parks and green

spaces’”®

I which take into account
conflicts between design and use but
fail to consider economic factors.
Information is gained from observation,
questionnaires, and interviews, instead
of operation data®,

Asset management focuses on the
distribution of commercial uses to
meet design expectations by examining
redundant technical conditions,
parking planning, mobility, rest space,
and signage or interpretation system.
Ideally, POE should be carried out by
third-party asset managers who collect
feedback from stakeholders, monitor
operations, contribute feedback data,
and propose targeted improvement

ideas. POE helps designers update
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A commercial hierarchy
consists of luxury, mild
luxury, boutique, high-
street, and inferior
brands.

In most cases, the
benchmarking ideal
return rate is reflected
by economic indicators
including investment
return period, internal
rate of return, and

net operating income.
Especially in public
projects such as
traffic facilities and
sports stadiums, event
carrying capacity,
service radius, and
other external effects
can also partly reflect
the rate.
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knowledge and inform design

decisions in future.

3.2 Pre-Occupancy Engagement

Design is a complicated decision-
making process that involves multiple
goals and limits. In addition to
local economic, transportation,
and cultural investigations during
the investment and research stages,
reflections focusing on marketing
and commercial operation phases
such as how to enhance population
flow, occupancy rate, and regional
vigor and balance business format
is required. It is also necessary to
understand the needs of citizens /
consumers such as spatial comfort,
understandable guidance, and high-
quality leisure space. For governments,
these considerations include enhancing
city image, land appreciation, and job
creation. Finally, for investors, short-
term investments with a good internal
rate of return and a steady-state rental
yield is important.

To gain a holistic view, designers
need to follow a guarantee
mechanism. This includes: 1) short-
term job rotations to become involved
in post-occupancy daily operations
and gain direct perception from

real practices; 2) regular cross-
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department meetings, such as having

a post-occupancy department engage
in the design process and involve their
suggestions; and 3) project-based teams
that are composed of members from
different departments and backgrounds
to deepen mutual understanding and
promote the update of a deviation-

rectification system.

4 Conclusion

This article proposes interpreting
landscape design from an asset
management perspective and highlights
the role of asset managers who better
coordinate the benefits of different
stakeholders at different stages through
examination and adjustment of design
options. An asset management team
can work with landscape teams or
be integrated into them. Landscape
designers should view landscapes
from the perspective of asset
management and value the economic
benefits, while developing their cross-
disciplinary abilities. Pre-occupation
engagement and POE are feasible for
landscape designers. With cooperation
among multiple stakeholders and
interdisciplinary professionals,
landscape design will achieve win-win
results. LAF
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