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Overview

Introduction
The UK election on 12 December 2019 will have significant implications on the built
environment and by extension, the wider economy and society. Chartered surveyors play a
central role in tackling the most pressing domestic issues, including the housing crisis, high
street rejuvenation, infrastructure deficit, as well as adapting to and mitigating against climate
change, and we are keen to see real, substantive change in the way government approaches
these issues.
For more than three years now, the UK’s highest level decision makers have deliberated over
our relationship with the EU and our place in the global marketplace, to the detriment of the
land, property and construction sectors.
Christian Cubitt –
RICS director of communications
and engagement

These sectors, and our professionals who operate within them, are vital to supporting stable,
sustainable economic development and investment across the UK. RICS professionals have
an intrinsic interest in the fiscal and policy measures that impact on the built environment as
well as the social impact of government activity.
We believe the next government, regardless of configuration, needs to provide a holistic
approach to monetary policy and support for the built environment. This will range from
internationally significant issues, such as driving low carbon innovation and future infrastructure
investment, to local and domestic issues such as resources for council planning departments,
workforce diversity, and domestic taxation.
Failure to address these issues in a planned, cohesive way will have a serious impact on the
wider economy, exacerbating the existing housing and infrastructure deficit.
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Regardless of our future relationship with the EU, developed and developing economies,
the next UK government must take the opportunity to refocus on domestic issues.
They should:
•	consider how existing structures and regimes that govern and impact our built
environment are evaluated
•	acknowledge that we need new approaches to the built environment
•

review how we diversify our workforce

•	recognise the construction sector’s unique contribution to the economy, and
•	create confidence through the adoption of industry-led standards, codes of practice,
and regulation.
Ultimately, a new approach is needed after the turmoil of the past few years, once a decision on
Brexit is implemented and fulfilled. The next government should look to embrace new
approaches to how we plan, develop, deliver, and maintain our built and natural environment
assets. It is very much the case that decisions made by the forthcoming government will
continue to have an impact, either positive or negative, on the built and natural environments
long after their term ends.
When implementing new measures, the government should take stock of the social impact of all
decisions they make and consider how the policies and legislation they introduce will impact the
livelihoods of residents in all constituent parts of the UK.
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Social impact
Through our internationally trusted data and insights, leading qualifications and training, we
promote and enforce the highest professional standards in the development and management
of land, real estate, construction and infrastructure. Our work with partners provides a
foundation for confident markets, pioneers better places to live and is a force for positive
social impact.
Too often, the property profession’s contribution to society is taken for granted and goes
unnoticed. RICS Social Impact drive will change that by celebrating the positive impact of the
surveying profession and associated professionals on people’s lives.
We would urge the future government to take a similar approach to their policy making.

Value the Planet
Preserving the planet is at the fore of people’s minds across the world, and society
requires governments and corporations to take substantial actions to protect and
improve our natural environment.
Globally, the next generation of young people have shown their passion and commitment
to preserving the environment for the future. RICS believes that this is a profession which
embraces sustainability and a responsible approach to business.
Our Value the Planet campaign promotes the preservation of the world through the
implementation of the UN’s sustainable development goals (SDGs), and we are encouraging
our professionals to implement them.
Our campaign exemplifies our public interest responsibility arising from our Royal Charter and
demonstrates the benefits that the surveying profession provides in offering solutions to the
most challenging issues.
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UN sustainable development goals
The UN SDGs provide a model for addressing the most important economic, social and
environmental challenges of our time.
Governments cannot achieve these goals on their own, which is why the UN is calling on
organisations around the world to align their operations with the UN’s guidelines. The built
environment is a major force for achieving the SDGs and RICS has joined forces with the UN
Global Compact, the world’s largest corporate sustainability initiative, to drive awareness and
achieve the SDGs by 2030.
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Executive summary

The next government needs to introduce a package of measures to protect and improve
the built and natural environments, and enable them to contribute to a sound, dynamic and
inclusive economy during and after Brexit.
Our recommendations cover the most significant issues for the built and natural environment
that the next prime minister and cabinet can tackle in the next parliamentary term.
These recommendations can be categorised under three headline areas:

Climate change

Housing supply

High street renewal

There are naturally intersections between these three areas which are best illustrated by the
diagram below. By adopting RICS recommendations, the next government can positively
impact two or potentially three of these areas simultaneously, demonstrating efficient and
effective policy making with multiple, cross-sector benefits.

The next UK government should:
Prioritise master planning, and through proper funding, enable local
communities to develop placemaking for their growth plans.
Give more planning control to local areas that have significant and
thorough local placemaking plans.
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Incentivise local authorities to develop local plans that reflect
placemaking instead of planning towards targets.
Endorse the upcoming RICS paper on placemaking,
value and wellbeing.
Support the development of all tenures, aligned to the actual need of
areas, recognising that affordability is a supply issue.
Update consumer guides on how to buy and sell to reflect the new
RICS Home Survey Standard and encourage consumers to engage
with surveyors to get a condition-based survey to protect buyers
and sellers.
Adopt and support Regulation of Property Agents (RoPA)
recommendations, with minimum standards, accreditation of
practitioners, and compulsory continuous professional development.
Recognise the role of RICS as an appropriately resourced independent
professional body in a future regulatory regime.
Ensure the removal of section 21 in private tenancies doesn’t result
in unintended consequences which disadvantage tenants, especially
those most vulnerable within the sector.
Prioritise streamlining and simplifying the court processes for
landlords in the private rented sector who want to repossess their
properties under schedule two.
Work with the financial sector to ensure removal of section 21 doesn’t
unfairly affect buy to let mortgages and property values.
Commit to not imposing rent caps in the
private rented sector.
Advocate accreditation for modern methods of construction (MMC),
through schemes such as Buildoffsite Property Assurance Scheme
(BOPAS).
Promote MMC products, through the development of guarantees
which have a similar level of lender and consumer confidence as those
available for standard construction.
Explore incentivised construction of MMC factories in areas
of high unemployment.
Strengthen its presumption in favour of MMC in public
infrastructure schemes.
Support local authorities and housing associations to meet housing
need through MMC through a mixture of financial incentives and policy,
such as introducing a presumption in favour of MMC for social housing.
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Undertake a robust audit of knowledge and experience gaps in local
authority planning departments to identify the scope of the problem.
In conjunction with local administrations, commit to improved levels of
service in planning.
Work with the public sector to provide new core funding to boost local
planning teams, broadening the scope for greater contributions from
developers and landowners, with any increased funding being linked to
improved service levels.
Review the end-to-end planning application system to identify
and drive out delays and onerous conditions that hold back
development work.
Endorse the use of new RICS guidance to ensure that decision makers
are informed by guidance-led assessments, and thus fully aware of
the relationship between local authority, developer contributions,
benefits for the community, construction and development costs, and
the need for an acceptable profit.
Request local planning departments reinstate chief planners as part of
the senior management team given their pivotal role as place makers.
Evaluate the use of permitted development rights (PDR) to ensure
oversight by expert planners, particularly the conversion of
commercial premises into residential and the design of our future city
and town centre high streets.
Undertake a full-scale review of the stamp duty land tax
(SDLT) regime.
Promote and support a thorough review of the current business rates
system and ensure that legislation matching the Non-Domestic Rating
(Lists) Bill is reintroduced.
Level the playing field between land-based businesses and those
operating primarily on the internet, and evaluate the introduction
of an internet sales tax which could then be used to fund high
street renewal.
Explore the economic, social and sustainable benefits of
cutting VAT for repair, maintenance and improvement works
in existing buildings.
Establish a UK Infrastructure Investment Bank with a remit to fund and
support domestic infrastructure projects.
Embed International Construction Measurement Standards 2 (ICMS2)
in an Infrastructure Investment Banks protocols and procurement
processes to ensure accurate capital expenditure calculations,
analysis of the cost benefit, and whole-life costing.
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Adopt the RICS Inclusive Employer Quality Mark (IEQM) and, by
becoming a signatory, encourage built environment employers
to follow suit.
In conjunction with industry leaders, take action to tackle the gender
pay gap, enable career progression, and support access to senior
leadership roles to increase the retention of woman mid-career in the
built environment.
Ensure the previous administration’s commitment to devolution
is implemented.
Publish detailed plans for devolution of more powers and funding
to combined authority-style administrations and metro mayors
across England.
Fully support the delivery of HS2 and confirm full backing of Transport
for the North and Midlands Connect.
Commit to establishing innovative transport plans for all parts
of the UK.
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Economic outlook

Recent political events have done little to clear the fog obscuring the UK’s economic outlook.
While the probabilities associated with the various Brexit outcomes have shifted, all options
remain on the table. Economic growth edged up by 0.3 per cent in Q3 2019, following a
modest decline in Q2. There is little reason to anticipate that a material pick-up in momentum
is likely in Q4, with the drag from heightened economic and political uncertainty as well as a
weakening global picture continuing to depress UK growth.

Jeff Matsu –
RICS senior economist

Prospectively, the economy could follow fundamentally different paths depending on how
Brexit evolves. According to market forecasts that assume further delays to Brexit next year,
GDP growth is projected to remain below one per cent in 2020 and less than 1.5 per cent in
2021 and 2022. Securing a Brexit deal could see growth pick up modestly to 1.3 per cent
next year. Conversely, a no-deal Brexit would likely push the UK into a recession in 2020
and 2021.
The lack of clarity at the present time around which scenario will unfold warrants a cautious
approach from the Bank of England. At least for the foreseeable future, we expect the
Monetary Policy Committee (MPC) to adopt a neutral monetary policy stance, leaving interest
rates at 0.75 per cent through to the middle of 2020. Thereafter, monetary tightening could
be deemed necessary, particularly if Brexit uncertainty is significantly curtailed or the global
growth outlook improves.
It is likely that consumer demand will remain reasonably solid, at least in the coming months.
The unemployment rate is near historic lows at 3.9 per cent, which is continuing to put
upward pressure on pay growth. With so little slack left in the economy, this stronger trend in
wages is expected to be sustained in the near term. Meanwhile, prolonged Brexit uncertainties
imply that businesses may prefer to hire more workers in order to meet demand instead
of investing in capital. This is likely to support employment in the near term, which should
keep wage growth near 3.5 per cent. Inflationary pressures look set to remain soft for the
foreseeable future which should help to support household purchasing power. Taken together,
firmer pay growth and the prospect of price pressures easing in the coming months will aid
household spending power.
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1. Housing supply

1.1. Right homes, tenure and place
Placemaking is at the centre of housing supply, however, there has been an inappropriate and
dogmatic focus on quantitative targets. As such, the importance of what homes are being
delivered and where has been lost.
Housing supply can no longer be treated as a box-ticking exercise that meets arbitrary targets,
and both local and national government must start looking at building communities that meet
tenure, size and location needs with the supporting social and physical infrastructure required
by local areas and decided by the local population.
The housing we build now should not just meet housing targets, but must also add social
value for years to come and remain attractive places where people want to live.
Master planning adds value to a local area, and people are willing to pay more for houses
that are developed this way. Most importantly, master planning can positively impact the
health and wellbeing of the area. Building healthier communities eases pressure on local GP
and NHS services, provides greater quality of life, and improves the wellbeing of the people
who live there.
Local authorities and the communities they legislate for must start looking at planning in terms
of building a community and adding value to the existing community. The rhetoric of ‘where
will your children live’ must become ‘where will our children, the local teacher, and the local
nurse’ live. Government must regard housing development as vital to the continued quality of
the community and not just meeting top down, numerical targets.
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We can no longer sustain a one track idea of building to meet housing targets by building
houses for people to live in, but start building communities and homes for people to live.
Local authorities and developers must look at the market signals of placemaking in terms of
both the short- and long-term economy of the development. Fundamentally, placemaking
makes good commercial sense.
RICS will be releasing a paper in 2020 on placemaking and wellbeing, which follows two
previous papers on the topic. The forthcoming iteration will explore how placemaking and
wellbeing add to value not just financially, but in terms of health and quality of life.

The next UK government should:
- prioritise master planning and through proper funding enable local communities to
develop placemaking for their growth plans
- give more planning control to local authorities that have significant and thorough local
plans that reflect placemaking
- incentivise local authorities to develop local plans that reflect placemaking and not
plans to meet targets
- endorse the upcoming RICS paper on placemaking, value and wellbeing once
released, and
- support the development of all tenures, aligned to the actual need of areas,
recognising that affordability is a supply issue.
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1.2 Fire safety
Recent devastating events across the UK has placed fire safety high on the political agenda.
This is a multifaceted and complex issue which must be addressed as a priority. Figures
obtained by RICS show a significant number of deaths and injuries continue to occur each
year from fires in residential properties. It is therefore imperative that parliamentarians work
across the chamber to take forward advice from sectoral experts and introduce clear, coherent
policy and legislation in order to reduce the risk to the public and embed universally agreed fire
safety standards and practice. Furthermore, it would be advantageous for property developers
– both residential and non-residential – and the public to establish consistency in fire advice
and best practice across the UK.
RICS has been a sectoral leader on fire safety through various activities, such as forming the
International Fire Safety Standards (IFSS) Coalition and publishing the impartial Fire safety
guide launched in September 2019. This clear and impartial fire safety consumer guide
highlights the responsibilities of landlords and tenants in keeping properties safe regardless of
the tenure or type of home they live in.

International Fire Safety Standards
In July 2018, a group of professional and not-for-profit organisations
led by RICS launched the Coalition at the UN, which is responsible for
researching, developing, publicising, and implementing IFSS globally for
the construction and real-estate sectors.
The Coalition’s primary purpose and remit is to bring greater
consistency by setting minimum levels of fire safety and
professionalism across the world.
By providing universal rules that classify and define fire safety
standards at project, regional, state, national, and international levels,
the IFSS should reduce confusion, uncertainty and danger to the public
– particularly in higher risk premises.
The Coalition aim to publish the first high level fire safety standard
principles in spring 2020. Supporting this will also be a Decade of
Action for Fire Safety 2020-2030, sponsored by the UN.
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RICS’ expertise and contribution to fire safety in the UK was recognised by
parliamentarians in the previous session but the next government must ensure fire safety
remains on the agenda, as well as ensuring standards and practical advice are approved
and adopted at a national level.

The next UK government should:
- support the IFSS Coalition and adopt the international standard when it is
published in 2020
- endorse and promote RICS’ consumer guide A clear, impartial guide to Fire safety
- amend England’s building regulations to place a requirement for mandatory sprinkler
systems in residential buildings above 11m in height
- in addition to life safety, consider amending the building regulations to reflect
the significance of socially important buildings such as hospitals, schools,
museums and others
- consider how to bring existing high-risk buildings retrospectively up to modern
standards for fire safety, and
- adopt all of the Hackitt Review recommendations.
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1.3. Home buying and selling
Buying a home is one of the most important decisions consumers make. As such, it is
imperative that clients receive independent, professional advice during the process, and
that any communication barriers between the property professional and the consumer
are eradicated.
As part of our commitment to promote and enforce the highest standards in the residential
sector, we collaborated with consumers, industry and cross-industry stakeholders to develop
the new Home Survey Standard which will best practice benchmark in achieving consistency
and high quality to meet evolving client and market demands.
RICS launched the standard in November 2019, and from June 2020 it will become
mandatory. This ensures that consumers using or getting advice from a RICS-regulated
professional or firm can be confident that any required survey is completed to the highest
professional standards and provides all the information the consumer needs for their
new home.

The next UK government should:
- update consumer guides on how to buy and sell to reflect the new standard and
encourage consumers to engage with surveyors to get a condition-based survey to
protect buyers and sellers.
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1.4 Private rented sector (PRS)
The number of PRS households have doubled in the last 20 years, and the sector now plays a
vital role in our housing market.
Fragmented interference from governments in the PRS has caused disruption, undermining
the stable market conditions required for investment. Due to these changes, landlords are
leaving the market which has reduced supply and increased rents, and government has not
implemented the standards needed to ensure a better tenant experience.
Regulation of Property Agents
RICS worked closely with Lord Best as part of RoPA working group and supports the
recommendations and direction of travel outlined in the report.
Public trust in property agents is low. The Ipsos MORI 2018 Veracity Index found that
respondents were more than twice as likely to trust the average person on the street than
estate agents. We believe that, if applied correctly, regulation of the sector would have a
positive impact on consumers, raising standards across the sector and increasing public
confidence in property agents.
A regulated PRS would enhance the landlord-tenant relationship, as well as creating muchneeded confidence for institutional investors in a sector that offers housing solutions to an
increasing number of households.

As a leading independent professional body, RICS regulates
over 130,000 individuals and over 10,000 firms against high
professional standards, which ensures clarity for our members
and consumer confidence.
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RICS would like to see standards within the industry extended to private landlords,
ensuring tenants can expect minimum standards within their tenancy, whether it is
handled by a professional or private landlord. Minimum standards within the social
sector apply universally - we believe those within PRS should as well.

The next UK government should:
- adopt and support RoPA recommendations for the regulation of property agents,
with minimum standards, accreditation of practitioners, and compulsory continuous
professional development, and
- recognise the role of RICS as an appropriately resourced independent professional body
in a future regulatory regime.

PRS tenancies
A future government needs to ensure that any changes they make to the eviction processes
are done in close collaboration with the sector to reduce the potential of negatively impacting
the most vulnerable within society.
RICS supports the removal of section 21 ‘no fault’ eviction process, but only when a viable
alternative is established and embedded, including significant reform to the court processes.
RICS supports the creation of a new housing court, as proposed by the outgoing
administration. This would simplify and streamline the dispute resolution process, and
enhance the transparency it would bring for tenants, landlords and leaseholders. There is merit
to incorporating Alternative Dispute Resolution (ADR) into a preliminary stage of adjudication,
with the right to proceed to legal process, and this should be recognised and considered by
the next government.

The next UK government should:
- ensure the removal of section 21 doesn’t result in unintended consequences which
disadvantage tenants, especially those most vulnerable within the sector
- prioritise streamlining and simplifying the court processes for landlord’s who want to
repossess their properties under schedule two, and
- work with the financial sector to ensure removal of section 21 doesn’t unfairly affect buy to
let mortgages and property values.
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Rent control
The last parliamentary session witnessed many discussions around rental affordability,
and with that, a growing number of conversations around capping rents.
Any attempts to cap or control rent increases will increase disruption within the PRS, which
could cause possible leakage of rental stock into sale as landlords react to recent fiscal and
legal changes.
Given the long-term nature of the housing market, attempts to link increases to a measure
may result in larger increases than if the sector had been allowed to retain flexibility.
The current rental market affordability issue reflects a lack of supply across all housing tenures,
not of landlords and agents desire to maximise profit.

The next UK government should:
- commit to not imposing rent caps on the market.

RICS has produced a research-based Private Rented Sector Policy Paper for England
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1.5 Modern methods of construction
The UK’s construction sector has shown resilience in continuing its contribution to the
economy over a difficult decade. It has responded to government-set housing targets and
delivery of national infrastructure projects. However, at a national level, we can see increasingly
significant issues such as skills shortages, stagnant productivity growth, variable quality,
output lagging behind targets, and slim margins for builders.
While not a panacea to resolve all the problems in the sector, offsite manufacture and modern
methods of construction (MMC) represent an opportunity to address many of these issues in
addition to increasing capacity and investment in the industry.
MMC can supplement existing capacities, support alternative models for delivery (AMD)
and allow for more options to be considered when tackling the complicated process of
housebuilding. As such, we firmly believe that once fully embraced and embedded,
MMC will go some way to improving our capacity to assist housing demand.
Government must support MMC both directly through investment, and indirectly through
planning, education, construction and design quality standards and programmes. New
policies should be introduced to encourage and incentivise construction of MMC factories
in areas of high unemployment as part of the Industrial Strategy.
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The Buildoffsite Property Assurance Scheme (BOPAS) constitutes a significant provider
of confidence and assurance in this sector by warranting specific construction systems.
Accreditation could provide the confidence in MMC products that interested parties
need. Indeed, accreditation models like BOPAS can help to mainstream MMC, and
need to be championed and strengthened.

The next UK government should:
- advocate accreditation for MMC, through schemes such as BOPAS
- promote the development of guarantees for MMC products that have a similar level of
lender and consumer confidence as those available for standard construction
- encourage and incentivise construction of MMC factories in areas of high unemployment
- strengthen its presumption in favour of MMC in public infrastructure schemes, and
- support local authorities and housing associations through financial incentives and policy
to meet housing need through MMC, such as introducing a presumption in favour of MMC
for social housing.

RICS has produced a research-based policy position on Modern methods of construction
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1.6 Planning
The planning system in the UK has been under pressure for some years, and while the
introduction of the National Planning Policy Framework was a major step forward, the
complexity and time-consuming system continues to be cited as a major cause of delays,
sometimes spanning years.
The current plan-led, flexible planning system drives development, but its very flexibility
encourages time-consuming negotiations and costly appeals. Recent changes have been
introduced to reduce negotiation on developer contributions and this, together with moves to
reduce land prices and further tax profits earned by landowners, has led to concerns for the
pipeline of development projects. This uncertainty will lead to less developable land coming to
market and fewer projects in the next two years.
RICS would like to see greater support for planning in general and the planning profession in
particular. Through cuts to local government funding, local authority planning departments
have witnessed a depletion of skilled planners, especially at senior level. The impact has been
noted in the RICS Construction & Infrastructure Market Surveys over the past five years.

The next UK government should:
- undertake a robust audit of knowledge and experience gaps in local authority planning
departments to identify the scope of the problem
- commit to improved levels of service, in conjunction with local administrations
- work with the public sector to provide new core funding to boost local planning teams and
increase the scope for greater contributions from developers and land owners, with any
increased funding being linked to improved service levels
- review the end-to-end planning application system to identify and drive out delays and
onerous conditions that hold back development work
- endorse the use of new RICS guidance to ensure that decision makers are informed
by guidance-led assessments, which teaches awareness of the relationship between
local authority, developer contributions, benefits for the community, construction and
development costs, and the need for an acceptable profit, and
- place a requirement on local planning departments to reinstate chief planners as part of
the senior management team given their pivotal role as place makers.
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1.7 High street renewal and permitted development rights
High streets and the ways that we use them are changing, and government needs to tackle
the underlying issues to ensure communities have access to vibrant village, town and city
centres where people want to live, shop, use local services, and enjoy their leisure time.
In recent years there have been laudable reports from leaders such as Mary Portas,
Bill Grimsey and Sir John Timpson, which identify the myriad of problems facing our
high streets. These include the challenge of online retail, competition from out of town
developments, poor transport connectivity, and the loss of key institutions such as council
offices and emergency services.
RICS agrees with the general findings of these reports as well as the pro-active introduction
of a high street task force by the last government, but we would stress the greatest need is
to tackle fundamental issues.
We need strong local leadership and planning-led ideas to ensure high streets are viable,
healthy, sustainable and attractive places. There should be less reliance on retail and more
input from local communities to deliver first-class offerings, including well-designed new
housing, essential local services, in-demand leisure facilities, and healthy green spaces.
The business rates system must be replaced with one that strengthens high streets, which
landlords and tenants can easily understand, that reacts quickly to changing economic
circumstances and backs those willing to invest in their high street.
High street renewal affords us an opportunity to tackle the fundamental needs of
local communities with good placemaking, more housing, better transport links and
healthier streets.
It is essential that we reduce carbon emissions in and resulting from our high streets. This
could be achieved through the introduction of a coherent, government-led low carbon
initiative, which will present a suite of new measures including changes to traffic practices
and low or zero carbon retrofitting as well as new builds.
We need to review the use of permitted development rights (PDR). RICS believes that
PDR, as currently exists, need to be thoroughly re-examined by government. Evidence
shows that removing planning oversight and control in this way can lead to inappropriate
development and poor outcomes.

The next UK government should:
- strengthen local authority planning teams to enable better planning of high streets
- review the cost of business rates to encourage greater occupancy levels
- use high street renewal as an opportunity to increase housing, improve connectivity and
reduce carbon footprints, and
- review the use of PDR to avoid unintended consequences.
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2. Fiscal

2.1 Stamp duty land tax
SDLT is in constant transition. Like all other forms of taxation, any changes to the SDLT regime
needs time to embed and have an impact on the market. However, successive budgets
since 2014 have introduced changes of varying degrees. This means it is difficult to assess
and evaluate what impacts these changes and iterations have had on the buying and selling
activity of the UK’s residential stock.
Despite numerous changes, we believe that the SDLT regime remains out of kilter with the
UK housing market. At present, it places an additional financial liability on buyers when
affordability for most prospective buyers is already stretched or out of reach. Indeed, the
current framework is overly geared towards first-time buyers which in many cases is deterring
existing homeowners from considering a move. This leads to gridlock in the market which is a
key contributor to the decline in housing market fluidity.
The current piecemeal approach to SDLT has made negligible positive change to activity in the
UK’s residential market. While further tweaks to the tax may relieve market congestion in the
short term, regularly changing the regime disrupts confidence and negatively impacts activity
and performance.

The next UK government should:
- undertake a full-scale review of the SDLT regime.
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The review should decide if the government wants to achieve revenue generation, market
fluidity or another objective from SDLT; investigate whether the tax is fit for purpose; consider
potential alternative taxation measures, such as a stamp duty exemption for downsizers or
replacing stamp duty altogether with a reformed council tax; and consider a transitionary
phase from the current system to a new regime.

2.2 Non-domestic rates
RICS welcomed the October 2019 Treasury Committee’s Impact of business rates on
business report, which backed our historic calls for a root and branch reform of the business
rates system in England and Wales.
The next government must guarantee that the momentum behind updating our creaking
business rates system will not be lost due to the general election, and we call on any future
government to fully commit to fixing a system which has penalised a significant number of
small and large firms for an extended period of time.
Action should include urgently introducing the Non-Domestic Rating (Lists) Bill, which fell
during prorogation of parliament. Implementation of the Bill would have brought forward the
date of the next revaluation by a year to 2021 from 2022 in England and Wales, replacing the
existing five-year revaluation cycle with a three-year cycle.
Across the UK, businesses of all sizes cite business rates as one of the costs that force them
to reduce competitiveness, holds back expansion and ultimately can lead to closure, with the
loss of much-needed jobs and local services.
The current system is complex, unfair and hampered by long delays to appeals, and the next
government must ring the changes urgently.
The ability to understand and possibly challenge the basis on which tax is calculated and
levied is an essential component of any fair tax system. The ‘check, challenge, appeal’ (CCA)
system introduced following the 2017 rating revaluation has been poorly implemented. It has
proven very problematic for ratepayers and their advisers to navigate, and is an impediment
against understanding the evidence on which assessments are based.
The future government must look to ease the burden on businesses by committing to a more
transparent and workable business rates system, and consider the impact of more regular
revaluations; reliefs and the appeals system; and the way in which data is collected and
utilised by the Valuation Office Agency to ensure that revaluations can be delivered on time.

The next UK government should:
- promote and support a thorough review of the current business rates system and ensure
that legislation matching the Non-Domestic Rating (Lists) Bill is reintroduced, and
- level the playing field between land-based businesses and those operating primarily on
the internet and evaluate the introduction of an internet sales tax which could then be
used to fund high street renewal.
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2.3 VAT
Carbon emissions are attributable not only to the operational use of built assets, but also
through their construction and embodied carbon. By further reducing or providing a break on
VAT for home repairs, maintenance and improvement work, in order to encourage retrofitting
of existing buildings, government could effectively support carbon reduction within the sector
on the roadmap to net zero carbon.
While the current UK VAT regime for home renovation and repair does include a number of
measures that attract a lower rate of VAT and aim to enhance energy efficiency, they are
limited by specificity and viewed as complex.
By considering further reductions from 20 per cent within the VAT regime, including on labour
and materials, the government could provide a needed boost in the adoption of a range of
retrofitting measures across the whole life cycle of the built asset.
This has been a policy of RICS and many other sector stakeholders for a number of years,
with other benefits including; support for the SME sector; reduced tax avoidance through
a reduction in cash in hand transactions; less risk of homeowners using ‘cowboy builders’;
increasing the supply of homes; and supporting higher-quality homes.

The next UK government should:
- explore the economic, social and sustainable benefits of cutting VAT for repair,
maintenance and improvement works in existing buildings.
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3. Construction and
infrastructure

3.1 Infrastructure funding
Reduced public spending has led to many areas of the UK becoming dependent on funding
from the European Investment Bank (EIB) to deliver critical infrastructure.
The total investment of the EIB Group into the UK in 2017 was €2.1bn, half of which was
directed towards infrastructure, though this is a significant drop from the €6.9bn invested in
2016. These funding streams support vital infrastructure projects across the UK and provide
investors with confidence. Any potential loss of EIB funds for UK infrastructure could result in
‘shovel ready’ energy and transport projects being stalled.
It would be prudent of the government to provide investors with certainty and confidence by
introducing a dedicated infrastructure investment bank. This bank would replace the EIB in the
event of a Brexit-induced loss of access to EIB funding.

The next UK government should:
- establish a UK infrastructure investment bank with a remit to fund and support domestic
infrastructure projects, and
- embed ICMS2 in the infrastructure investment banks protocols and procurement
processes to ensure accurate capital expenditure calculations, analysis of the cost
benefit and whole-life costing.
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ICMS2
Compiled by a coalition over 40 international organisations, the
first edition of International Construction Measurement Standards
(ICMS) provided a single methodology for reporting, grouping and
classifying construction project costs.
In response to industry feedback following the publication of the
first edition of ICMS, the ICMS coalition updated the standard to
incorporate life cycle costs. ICMS2 enables practitioners to classify
costs across the whole project life cycle, eliminating inconsistencies
and discrepancies when accounting, comparing and predicting
project finances.
Published in autumn 2019, ICMS2 extends the current global
standard into life cycle costs and enables decision-makers to
assess the cost impacts of design trade offs, which is critical
to achieving sustainable design. A product which has a higher
capital cost but a lower life cycle cost for example, may also have
a higher embodied carbon value, giving rise to a carbon lock-in
effect. To facilitate that design decision, ICMS2 provides a tool to
approximately assess the optimum cost and drive more whole life
cycle sustainable infrastructure.

3.2 Construction sector workforce
For some time now the UK construction sector has struggled to deal with a construction skills
shortage, and is on the cusp of a retirement ‘cliff edge’. The sector’s needs and issues in the
UK are well documented - we have an ageing workforce with about 30 per cent of the sector
over 50 and set to retire over the next 10 to 20 years.
However, the growing housing and infrastructure workload requires the UK to attract 400,000
more recruits a year to meet current housing and infrastructure needs, which equates to one
recruit every 77 seconds. Quantity surveyors alone account for 7,325 of this total need.
Despite continued growth in the numbers of surveying apprenticeships, both at level three
and, most importantly, at degree level, the sectoral need for chartered surveyors is still not
being met. The skills shortage poses a challenge to growth and delivery for construction
businesses, which is continually highlighted in RICS quarterly UK Construction and
Infrastructure Market Surveys.
RICS believes that attracting greater diversity of new entrants into the construction sector
was often restricted by the high number of technical qualifications required for career
starts and progression. We therefore welcomed the government’s simplification of the system
by removing over 70 qualifications from funding as part of the post-16 qualifications review in
March 2019.
The chartered surveyor degree apprenticeship is popular with employers in the built
environment and is helping to diversify the workforce. Unlike other degree apprenticeships, it is
a growing route for new employees and does not just validate existing skills within employers
current workforce.
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We want government to continue to endorse and support T Levels as they provide a
clear progression path to the degree apprenticeship and full time degrees.
Given the construction sector makes up a significant part of the UK economy,
representing eight per cent of GDP, nine per cent of employment, and attracting
£150bn in annual investment, government must acknowledge the sector’s vital role in
enabling growth and development in the UK. It is only by government action to develop
and support a skilled and diverse workforce that the homes and infrastructure we need
each year will be delivered.

The next UK government should:
- incentivise and support the upskilling of the existing workforce, with training including
proptech, disruptive technologies and MMC that will shape how built
environment professionals will operate in the future, and
- support professional bodies involvement in apprenticeships and T Levels, especially where
they lead to professional body recognition.

UK Shortage Occupation List (SOL)
RICS welcomed the inclusion of quantity surveyors on the UK
Shortage Occupation List (SOL) in October 2019.
This was a glaring omission that RICS had raised on numerous
occasions. Inclusion on the SOL takes away a number of the strict
requirements placed on employers who hope to sponsor non-EEA
skilled workers. Ultimately, these exemptions make it cheaper and
quicker for employers to hire shortage occupation workers.
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3.3 Diversification of the built environment workforce
Diversifying the workforce is a key ingredient to tackling the skills shortage in the built
environment, both within and beyond the Brexit immigration debate.
Government investment in training can help to bridge the skills divide, if it is targeted
more on attainment outcomes rather than numbers, as well as future proofing the
sector’s talent pipeline. The apprenticeship levy is a step on this journey, but cannot be
a complete remedy.
Indeed, nurturing the pipeline of future talent and introducing more diversity in the way
that the industry recruits and operates, could iron out some of the cyclical challenges
the construction industry faces, reducing future bottlenecks and widening participation.
We recognise that diversification within the land and built environment by increasing the
number of women working in the sector is not a one size fits all remedy to tackling the
skills shortage. However, it is a key contributor and very much a necessity.
RICS is leading the sector in terms of promoting diversification and encouraging future
talent to consider a career in the built environment. Despite this, delivering on home
grown talent will take time. Therefore, in the short- to medium-term, access to external
labour sources is critical.
We are playing our part in developing domestic skills by supporting the design
and delivery of the Design, Surveying and Planning T Level, as well as promoting
apprenticeships alongside other routes into the sector. All of these activities contribute
to improvements in the diversity of the sector so that we have access to a larger pool
of labour and talent. Other recent activities and initiatives to promote diversification in
the built environment include Property Needs You, the RICS Inspire workshops, and a
diversity drive which looks specifically at attracting more women and greater ethnic and
socio-economic diversity to the sector.
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The next UK government should:
- adopt the IEQM and by becoming a signatory, encourage built environment employers to
follow suit, and
- in conjunction with industry leaders, take action to tackle the gender pay gap, enable
career progression, and support access to senior leadership roles to increase the
retention of woman mid-career in the built environment.

Inclusive Employer Quality Mark
Since the launch of our Inclusive Employer Quality Mark (IEQM) in
2015, over 181 firms across all sectors, representing a combined
workforce of over 300,000, have become signatories. Participation
includes reassessing their employment practices to ensure they have
inclusivity at the heart of what they do.

The IEQM is based on four clear, key principles.
1. L eadership: demonstrable commitment at the highest level to
increasing the diversity of the workforce.
2. Recruitment: engaging and attracting new people to the industry
from under-represented groups and following best practice
recruitment methods.
3. Culture: an inclusive culture where all staff engage with developing,
delivering, monitoring and assessing diversity and inclusivity.
4. D
 evelopment: training and promotion policies that offers all
members of the workforce equal access to career progression.
Following feedback from professionals and firms across our sectors,
RICS has revised the IEQM to ensure that this is a worthwhile quality
mark that carries both esteem and value for signatories.

31

Return to contents

General Election 2019: A new approach for the built and natural environment

rics.org

4. Devolution in
England

RICS has supported the devolution of powers from central government to the English regions
based on the very simple but powerful reality that investment decisions are best taken by highly
motivated elected leaders backed by local communities.
Devolution, driven by strong mayoral figures, backed by local authority leaders and supported by an
enabling private sector, is the country’s best bet for a rebalanced economy that will take pressure
off London and the South East, and provide better life chances for people across the country.
Cities and city regions have great potential to be the engine room for property-led regional growth
which, in turn, will feed into the national economy. While the last government’s commitment to
further devolution had seemed to run out of steam, RICS welcomed the outgoing prime minister’s
intention to increase the powers of metro mayors across England.
The benefits that greater devolution in England could bring are evidenced by the success of the
current metro and combined authority mayors of all political persuasions. Without their interventions
in the South East, West Midlands, Cambridge and Peterborough, Greater Manchester, Liverpool
City Region, Yorkshire and the Tees Valley, many improvements to economic growth, transport and
housing would not have taken place.
Better transport connectivity is an essential element that will underpin the future of devolution
and rebalancing the economy, not just in England but throughout the UK. There has been much
discussion about the future of HS2, the plans for better east-west connectivity, and communitylinking transport infrastructure in the North of England and the Midlands.

The next UK government should:
- continue the current momentum and publish detailed plans for increased devolution
of powers and funding to combined authority-style administrations and metro mayors
across England
- fully support the delivery of HS2 and to confirm their full backing for the Transport for the
North and Midlands Connect plans, and
- commit to establishing innovative transport plans for all parts of the UK.
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Measuring the positive human impact of
our built environment
The RICS social impact awards are the only nationally
recognised awards programme that show the impact our built
environment has on people’s lives. It highlights excellence at a
regional and national level, identifying the projects and
individuals making a positive difference.
We hope that through these awards, we will inspire those
already in our industry to do more than they thought possible
and make property a go-to profession for the next generation.
So put your projects forward and let’s showcase our work and
the positive force for good it represents.
Submit your nomination
We are now receiving entries, so ensure you submit your
nomination by 31 January 2020 in one of the nine project
categories or the people category within your region.
How will they be judged?
Projects in all sectors are judged based on their contribution to
making a positive impact and adding value to society. Criteria
covers human, social and environmental impact as well as
collaboration and innovation.

Submit your nomination rics.org/callforentries
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Delivering confidence
We are RICS. Everything we do is designed to effect positive
change in the built and natural environments. Through our
respected global standards, leading professional progression
and our trusted data and insight, we promote and enforce
the highest professional standards in the development
and management of land, real estate, construction and
infrastructure. Our work with others provides a foundation
for confident markets, pioneers better places to live and
work and is a force for positive social impact.
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