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CHAIRMEN
RUR A L

Gerard

Smith
FRICS

RICS has been part of the ash dieback
health and safety taskforce led by the
Department for the Environment, Food
and Rural Affairs, which is ensuring that
the framework for dealing with the issues
is fit for purpose. Meanwhile, our second
rural update has gone out. This is the
main mode of communication with rural
members and includes industry news as
well as information on events and RICS
standards and guidance. I encourage you
to subscribe by emailing Fiona Mannix
(fmannix@rics.org).
Coming up, all members are invited to
the RICS Breakfast at the Royal Welsh
Show on 23 July where we will be joined
by a range of senior industry figures;
email Elinor Weekley (eweekley@rics.org)
to reserve a place. Note that you will still
need to book your own place at the show.
Keep an eye out, too, for updates of
our guidance on valuation of commercial
renewable energy installations and
on negotiating options and leases for
renewable energy schemes, due shortly.
Both are key for those practising in the
renewables sector.

Env i r on me n t &
res our c e s

Stephen

McKenna
MRICS

Our first full-day annual environment and
resources conference is being held on
19 April at the Belfry, Nottingham. This
will provide a great opportunity for a day’s
CPD and a catch-up with colleagues.
We have a packed programme lined
up, with a range of highly relevant topics.
We kick off with a look at the impact
of major infrastructure projects on the
4 A P R I L / M AY 2 0 1 8

environment and natural resources,
followed by a mineral law update that
will include a look at changes to the
environmental impact assessment regime.
Waste management and land
contamination will be covered, as will
land restoration. In the afternoon, a panel
of experts will discuss the valuation of
mineral property, including approaches
to valuation, severed mineral rights and
compulsory purchase.
Further sessions will feature the highly
topical issue of shale gas exploration,
reflecting on its environmental impacts
and landownership issues, and we will
end with a talk on renewable energy
generation and storage. Finally, the board
will give an update and answer questions.
I do urge you all to make the effort to
get to this year’s event and I look forward
to seeing you there. To sign up, please
visit www.rics.org/envandresources.
In the meantime, please look out for
the forthcoming consultation on our
environmental risk guidance note and add
your comments (www.rics.org/iconsult).

by multidisciplinary organisations and
agencies both in the UK and beyond.
This is another major strategic output
from the Land & Resources Global Board,
and connects directly with UN initiatives
such as the UN Habitat Global Land
Tool Network’s core Land administration
curriculum, and with the forthcoming
International Land Measurement
Standards (ILMS), which are also covered
in this issue.
The ILMS are due to be launched at the
FIG Congress in Istanbul in May, which
promises to be a wonderful event with a
global audience and strong delegations
from the Middle East and central and
northern Asia. ILMS will take pride of
place, and I look forward to updating
you on developments with this important
global suite of standards.

Geomat i cs

Gordon

Johnston
FRICS

Land & Resources
Global board

Barney

Pilgrim
FRICS

Among some strong articles in this
edition of Land Journal is one that gives
an insight into artificial intelligence (AI).
It is vital that RICS remains up to date
on such critical, disruptive technologies
and provides market insight and
understanding to our members. AI and
machine learning will have an enormous
impact on several of the sectors in which
we work, and the technology is evolving
at breakneck speed.
On futureproofing the profession,
the new Land APC outlined elsewhere
in this issue (p.15) promises to be a
milestone. There is already a popular
AssocRICS Land route, but the new Land
pathway has a broad appeal and is being
discussed for future implementation

GeoBusiness takes place from 22–23 May
at the Business Design Centre in London,
and qualifies as CPD. An inspiring element
of the event, which RICS is supporting, is
the encouragement given to youngsters to
attend and join our profession.
A further initiative that we’ve worked
hard to develop is the UK Trailblazer
apprenticeship scheme with the Geospatial
pathway. Apprenticeships will be a fantastic
way to bring new talent into our profession
while they gain practical experience, and
companies that sponsor apprentices now
can expect to benefit the most.
The Geospatial Surveying Trailblazer
Level 3 Diploma is now established, and with
some 150 students signed up it’s a great
example of the profession working together.
The AssocRICS route has been renamed
Geospatial Surveying as well, to reflect the
profession’s nomenclature at this level.
Meanwhile, two RICS geomatics guidance
notes from 2010 are up for review, the
second edition of Guidelines for the use
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UPDATE
of GNSS in land surveying and mapping
and the fifth edition of Vertical aerial
photography and digital imagery. If you
want to help develop new editions of
either, email internationalsupport@rics.org.

Pla n n i n g &
Dev e lo p me n t

Paul

Collins
MRICS

May I thank everyone who voted for me to
join Governing Council. I feel honoured to
have been elected to one of the strategic
seats for academia and education, and
would be happy to hear your ideas and
views on this topic.
The revised APC will include a new
set of competencies for planning and
development. Candidates will still have to
undertake development appraisal at Level
3, but will now be able to choose between
two planning competencies as part of the
core requirements: one based on planning
policy and infrastructure, and the other on
development management (control).
There will also be a new open Land and
Resources pathway, requiring candidates
to cover Level 3 Ethics, rules of conduct
and professional practice in the normal
way, along with Level 2 Client care,
Communication and negotiation, and
Health and safety (see p.15 of this issue).
However, it will also provide an
opportunity for candidates to reach
Level 3 in five optional competencies and
Level 2 in another. For future candidates
who undertake planning rather than
development work, the five chosen
competencies might for example be Spatial
planning policy and infrastructure, Planning
and development management, Smart
cities and intelligent buildings, Economic
development, and Sustainability.
I would like to congratulate Chris
Lindsay, RICS Global Education and
Qualification Standards Manager, for his
perseverance, patience and diplomacy in
pulling all this together.

Businesses grow in English
national parks
Businesses in the English National Parks
contribute between £5.5 and £8.7bn to
the economy − as much as the UK textiles
industry, or a city the size of Coventry. A
new analysis from National Parks England
also found that between 2012 and 2016:
bb the gross value added of the parks’
economies grew in real terms by between
£1.4bn and £2.4bn
bb the number of businesses in the parks
grew by 10% to more than 25,000
bb more than 21,000 jobs were created
bb business turnover was £13bn, up from
£10.4bn in 2012.

RICS revises
designated
body scheme

RICS has made changes to its designated
professional body scheme, which enables
the regulation of firms for general
insurance distribution activities on behalf
of the UK Financial Conduct Authority.
The changes, which came into effect on
23 February, include:
bb a new 15-hour annual CPD requirement
bb an increase in professional indemnity
insurance cover to €1.25m for single cases
and €1.85m for the annual aggregate
bb new requirements for insurance
product information documents
bb the need to provide details on
remuneration received.
For more information:
n regulatorycompliance@rics.org
n www.rics.org/dpbscheme

Image © Alamy

Other figures show that 16,000 people in
national parks have a primary occupation
in agriculture, while there are 94m visitors
to the parks and surrounding areas every
year, who spend a total of £5bn. In 2016
park businesses employed 145,000
people, and in that year nearly 100,000
education experiences were provided for
children and young people.
Margaret Paren, Chair of National Parks
England, said: “Our national parks are
the most treasured places in the country.
This data shows that they also make a
significant contribution to the economy.”

Conference dates
RICS and Institute of Chartered
Foresters half-day conference:
Creating value from woodlands
17 April, Holiday Inn, Oxford
n www.rics.org/valuewoodlands
RICS Environment & Resources
Conference
19 April, The Nottingham Belfry
Presentations will address the impact
of major infrastructure projects on
environment and resources, offer a
waste management case study, and
provide a minerals legal update.
n www.rics.org/envandresources
RICS Planning and Development
Conference
19 June, Victoria, London
This year’s event will celebrate best
practice in planning, with local and
global case studies of residential and
commercial developments.
n www.rics.org/plandev
RICS Rural Conference
20 June, Royal Agricultural University,
Cirencester
On the agenda will be agriculture and
Brexit, renewable energy opportunities,
the grid and capacity market, rural
arbitration, and compulsory purchase.
n www.rics.org/ruralconference
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As the International Land Measurement Standards are prepared for launch,
James Kavanagh discusses how they can make the process of land and
property transactions consistent around the world

W

A perfect fit

We have almost reached
the end of a long road:
the International Land
Measurement Standards
(ILMS) have undergone an
open, global consultation
and draft versions have been
downloaded hundreds of times.
The consultation has not
only helped the coalition of
more than 30 national and
international organisations
and institutions gather
global market insight and
commentary but also to inform
the wider finance, legal, land
acquisition and investment
professions about the ILMS
and the impact they will have
on their work. Furthermore,
the consultation has opened
the debate on some new
major global guides from UN
agencies and helped embed
ILMS in them.
With the formation of the
coalition at the UN Food and
Agriculture Organization
(FAO) in June 2016, it was
agreed that ILMS would be
international, principle-based
standards for recording and
reporting information relevant
to land and property transfers
(see Figure 1). The standards
aim to reduce the risks in
such transactions by ensuring
consistency and supporting
land governance, robust
conveyancing, secure lending
and land registration.
Global consistency is
provided by standards
6 A P R I L / M AY 2 0 1 8

for classifying, defining,
measuring, analysing,
presenting and reporting
land information, which
can be applied at project,
regional, state, national or
international levels. ILMS are
therefore both the standards
themselves and a framework
for reporting.
In a previous article (Land
Journal February/March,
pp.10–11), I outlined what
ILMS are and are not. During
the consultation, it has also
become apparent that their
flexible and non-prescriptive
quality is a powerful incentive
for their adoption, linking them
directly to the concept of
being fit for purpose.
Their non-prescriptive
nature means the ILMS are
aspirational rather than rigid,
which is especially important
where there are high levels of
informal landownership and
land use.

Figure 1
Land professionals work in a continuum of land-related
processes from the establishment of tenure security to valuation,
transfer and acquisition, compensation and taxation. Each
process relies on the others, but not necessarily sequentially. A
land valuation, a taxation receipt or both can be used to establish
tenure security without the need for formalisation and titling.
Land-based financing is now seen as a crucial element of the
New Urban Agenda (http://bit.ly/2C8VF4K)

Fair compensation

Land acquisition
Taxation
Land transfer

Land value

Tenure security/
property rights

What ILMS allow
ILMS will apply across the
globe, although many
high-income nations will
comply with the standards
already. This suggests that the
essential land data elements
of ILMS are now available,
but during land acquisition,
assembly and referencing,
processes can differ between
agencies and create a
confusing mix of authoritative
data. Devising a primary,
basic data standard for each
land parcel, or an assembly
of them, better enables land
acquisition, valuation and
compensation processes – an
essential and costly element
of all infrastructure projects.
High-income countries
are better positioned to
carry out land referencing,

the formal investigation of
rights held in land through
the collection of data relating
to ownership, environmental
reports and land plans and
deeds, among other factors.
Referencing also enables land
assembly, and ILMS support
this process by helping
practitioners and clients
understand the potential risks
in the data elements.
Low- and middle-income
nations cannot afford the
fees demanded by many
professionals in the west,
however, so a new combined
way of thinking and practising
is needed to support
large-scale acquisition and
development across the

globe: ILMS match this need
perfectly, as does the new RICS
Land pathway.
The final standards should
be reliable, expose the risk
inherent in data elements, and
ensure the integrity of the due
diligence process in whatever
context. The land transfer and
reporting standard consists of
seven key elements required
during due diligence to enable
the process and minimise risks:
land tenure; parcel boundary
identification; site or land area;
land use; services; building;
land value or transfer price.
This creates a data feedback
loop, where elements such as
valuation can be improved as
land data becomes available

RI CS Land
JO UR NAL

Table 1
The ILMS land transfer and reporting standard consists of seven key elements, included in this high-level summary sheet of
the land information reporting network. These elements are required during due diligence to enable and de-risk the process
Property address/identifier:
Component

Basis

1

Land tenure

2

Parcel identification
(boundaries)

3

Site/land area

4

Land use

5

Services

6

Building

7

Land valuation (transfer price)

(see Table 1). ILMS also
contain an agreed geospatial
survey accuracy table, which
for the first time outlines
what is globally agreed in
terms of geospatial output,
its relationship to scale and
achievable accuracy – an
enormous milestone.
Each land data element
contained in the ILMS can
be used to facilitate land
administration standards,
enable governance, enhance
policy, support tenure security,
and help to benchmark
nations against each other
in line with the World Bank
Doing Better Business Index
(www.doingbusiness.org).

Developing ILMS
The independent Standard
Setting Committee (SSC)
was formed by the coalition
in January 2017 to develop
the ILMS, and included
technical specialists from 18
countries and a combined
expertise covering more than
100 different markets. The
SSC largely worked together
online, although some met
in person at the World Bank
Land and Poverty Conference
in Washington DC in March
last year, at the FIG working
week in Helsinki in June, and in
Berlin in September.

Date
(dd/mm/yy)

The final consultation
document went to 25 drafts,
some with small, nuanced
changes and others with
major edits. However,
this was a cathartic and
necessary process for
what can be a national and
localised profession. The
final standards are, we
believe, exactly what the
coalition requested and the
SSC has done an amazing
job, requiring diplomacy
and doggedness to achieve
global consensus.
This initial consultation
process ended in February,
and the ILMS were
presented to the World
Bank Land conference
in Washington in March,
which brought together
more than 1,000 land
professionals, academics
and international agency
staff. Further comments will
be incorporated ready for
the ILMS to feature at the
FIG Congress in Istanbul in
May. Another exposure draft
consultation will take place in
the summer, with final launch
pencilled in for November.

Other initiatives
Land formalisation and tenure
security initiatives have been
in operation for many years,

Conveyancer
verification
(formal/informal)

Documentary
support

with the World Bank providing
billions of dollars in funding,
and two major international
agreements have made them
even more significant. UN
member states endorsed
the 2030 UN agenda and
committed to implementing
both the Sustainable
Development Goals (SDGs)
and the New Urban Agenda
(NUA; http://bit.ly/2gFTMDU)
at the World Urban Forum
in February. RICS, like many
international bodies, is keen to
engrain the SDGs in national
and international initiatives,
and ILMS are directly linked
to SDGs 1, 2, 5, 9, 11, 15 and
16. The Land Portal has also
developed an online resource
bringing land-based indicators
and targets together
(http://bit.ly/2C7nMBf).
ILMS are directly linked to
the new UN FAO publication
Valuing land tenure rights:
Technical guide 11 as well
(https://shar.es/1N9OQZ).
This covers the issues
associated with identifying
and valuing tenure rights
for different purposes, and
offers guidance on how to
ensure that valuations are
undertaken in a fair, reliable
and transparent manner –
one which complies with
international norms.

ILMS status
(Red/amber/
green)

Risk status

Other important
developments include the
UN Habitat Global Land Tool
Network’s soon to be
published guide on the
valuation of unregistered land
(http://bit.ly/2nPvtYq), and
the UN Global Geospatial
Information Management’s
work with the UN Economic
Commission for Europe on
basic land parcel definitions
(http://bit.ly/2H1FkCx), both of
which have referenced ILMS,
and the forthcoming RICS
research paper on the valuation
of unregistered land. As both
initiatives feature ILMS, it
underlines the standards’ future
role in land-based financing and
establishing land markets. b

James Kavanagh is Director,
RICS Land Group
jkavanagh@rics.org

Related competencies include
Cadastre and land management,
Economic development,
Legal/regulatory compliance
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The its4land project is examining
the social challenges of developing
fit-for-purpose technologies for land
tenure security in East Africa, as
Serene Ho, Joep Crompvoets and
Ine Buntinx explain

M

Tooled up

More responsible and
affordable tools for land tenure
recording are being developed
through the use of emerging
geospatial technologies by
its4land, an EU-funded Horizon
2020 project. These include
smart sketchmaps, drones,
automated feature extraction
and geocloud services.
Smart sketchmaps enable
hand-drawn, non-metric
spatial representations to be
converted into topologically
and spatially corrected maps,
while fixed-wing drones
record high-resolution
imagery. An automated
feature extraction algorithm
then supports imagery-based
identification and vectorisation
of phenomena that are
of interest, with geocloud
services providing information
infrastructures that enable
remote storage, analysis and
presentation of geoinformation.
These technologies aim to
provide land recording services
that are market-driven,
user-responsive and fit
for purpose. The project’s
ambition is to co-design,
adapt, integrate, demonstrate
and validate these tools in
8 A P R I L / M AY 2 0 1 8

Ethiopia, Rwanda and Kenya.
A transdisciplinary approach
draws on the combined
expertise of three European
universities – the
University of Twente in the
Netherlands, Westfaelische
Wilhelms-Universitaet
Muenster in Germany and KU
Leuven in Belgium – as well
as three African universities
– Institut d’enseignement
supérieur de Ruhengeri in
Rwanda, Bahir Dar University
in Ethiopia and the Technical
University of Kenya – with two
smaller enterprises, Hansa
Luftbild AG and ESRI, Rwanda.

Sustainable growth
The its4land project tackles
the land tenure challenges
that are experienced in
urbanisation across Africa, but
notably in East Africa: rapid
spatial change, growing urban
populations and the transition
of traditionally agrarian
societies into new economies.
Yet the pace of physical
development and the timeline
for progress is unsupported
by much-needed structural
transformation, leaving
countries unable to capitalise
on urbanisation for essential
socio-economic gains.
Central in all countries is
the past and current use
of land as an instrument of
political control. Land also sits
at the intersection of social
and human rights issues –
relating to dispossession,
gender, ethnicity and youth
among others – economic
progress, and sustainable

Example of typical Maasai houses, which are usually
built by women using wood, water, mud and cow dung

development. However,
differences in history, culture,
geographies and government
models have resulted in
varied land issues and land
information needs.
In Kenya, major challenges
include the colonial legacies
that have embedded
inequitable access to
land, the conflict between
modernisation and cultural
preservation of indigenous
peoples, the demand for land
to meet the physical demands
of urbanisation, and poor
land governance systems
resulting in poor-quality land
information that perpetuates a
lack of transparency. All these
have led to chronic conflict
over land. Many of these
issues are most pronounced in
border towns adjacent to the
capital city, Nairobi, and the
its4land investigation focuses
on Kajiado County.
For Rwanda, sustainable
urbanisation is being
facilitated by balancing urban
and regional development;
for instance, creation of six
secondary cities has been
earmarked in national policies
to promote urban development
outside of the capital. This
is supported by a spatial
development framework
that leverages the national
cadastral map – an outcome
of the recent land tenure
Image © Ine Buntinx

regularisation programme –
to support national, regional
and local government
decision-making. However,
challenges are significant;
for instance, in one of these
secondary cities, Musanze,
urbanisation competes with a
predominantly agricultural and
tourist economy for precious
arable land resources to
provide affordable housing and
relevant infrastructure.
In Ethiopia, sustainable
urbanisation is closely
linked to strengthening the
administration of peri-urban
land. Land use and ownership
rights in this area represent
a conflict between Ethiopia’s
two distinct land policies
over urban and rural land;
between the need for finding
land for urban development
and preserving land for food
security; and between the
need to support individual
tenure security of smallholder
farmers and preventing further
land fragmentation. These
issues are being examined by
its4land in Bahir Dar, in Yibab
kebele, or neighbourhood, now
practically a peri-urban area,
as well as in the rural kebele of
Robit Bata.

Needs and readiness
Nearly 60 groups and
organisations across
Ethiopia, Kenya and
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Rwanda participated in
a series of national and
regional workshops for data
collection purposes. These
indicate that stakeholders
still prioritise conventional
cadastral data, especially in
Ethiopia and Kenya, such as
accurate spatial data, tenure
systems and inherent rights,
restrictions and responsibilities
(RRRs), including those of the
government, and a range of
socio-economic attributes of
the rights-holder.
The history of land-based
conflict in these countries
was also manifest in
stakeholders’ identification
of the need to acquire other
forms of ownership evidence
to support unambiguous
determination of land tenure
RRRs. Poor expropriation and
compensation practices also
stimulated the desire among
communities for collecting
other types of property data.
In Rwanda, a successful
national land tenure
regularisation programme
has provided the government
with a good source of data for
decision-making; nonetheless,
national government
stakeholders, in particular, are
still keen to improve the quality
of cadastral data. In particular,
the focus on balancing urban
and regional growth translated
into the need to improve the
quality of non-cadastral data
and integrating this with the
cadastral fabric for more
insightful decision-making.
Following this, it was no
surprise that stakeholders also
agreed on the importance of
improving data management,
especially data accessibility.
Drones are considered to
have the greatest potential
for meeting land information
needs. However, sufficiently
trained staff to administer,
manage, adapt and operate
these is required. Meanwhile,
difficulty in understanding
the concepts behind smart
sketchmaps, automated
feature extraction and
geocloud services has meant
that stakeholders have

Community interviews in Ethiopia with colleagues
from Bahir Dar University and Westfaelische
Wilhelms-Universitaet Muenster

been less able to identify
opportunities for innovation.

Governance issue
Fit-for-purpose technologies
need to be scaleable and
sustainable, but this has
not been examined in detail
by either academics or
practitioners in the field. From
past studies on innovations
and innovation systems, we
know creating the necessary
change in organisations and
societies to support the use
of new technologies requires
governance. Many actors are
typically involved, including
the state, and the direction of
change is often uncertain –
for instance, should it be top
down or bottom up?
The power to enforce or
encourage change may also
come from different sources.
This suggests that such
transitions are uncertain
and complex; governance,
by its definition, directs and
coordinates stakeholders and
their actions, and does so
in a way that recognises the
multi-level nature of the
land tenure information
production system.
This aspect of the
its4land project is timely
given the recent emphasis
on a tool-based approach
to fit-for-purpose land
administration. Large-scale
land recording programmes
in developing countries are
usually government-driven,
Image © Serene Ho

donor-backed projects.
Investments’ effect is often
restricted to project-driven
contributions, and gives too
little consideration to the
sustainability of the project
and post-project maintenance
contributions. Technology
governance, and the link
with land, is an emerging
area of inquiry and certainly
understood as integral to
the success of land tenure
interventions; however, it
is not usually so intimately
linked to the implementation
process. For this research,
governance is broadly
defined as the process
through which the innovative,
geospatial fit-for-purpose
tools can be used, managed
and coordinated sustainably.
This includes policies and
frameworks, processes,
organisational structures,
culture, ethics, behaviour,
information, services,
infrastructures, people, skills
and competencies.

Conclusion
Although technological
innovation is a key strategy
for closing the well-known
land tenure information gap,
adoption and sustainable
use of these tools presents
social challenges. Specifically,
it requires interrogation
and insight into how new
technologies align or disrupt
current systems of practices,
processes, norms and values.

How might these technologies
present new challenges
for existing institutional
frameworks at the national
level, and confront prevailing
social structures at the
individual and organisational
levels? How might they
interrupt existing information
production systems? The
diversity of stakeholders in
land tenure, and corollary
interests, also introduces
complexities in understanding
how to manage innovation to
offer the maximum benefits.
The its4land project is novel
in that it emphasises these
challenges: it is grounded
in an extensive stakeholder
needs assessment, and will
conclude with an examination
of the governance and
capacity implications of these
technologies. The immediate
aim is to have a direct and
positive impact on those local
communities and governments
with which we work. However,
beyond the project, improving
understanding of the social
challenges of innovation
– and hence, the types
of governance strategies
required – will augment the
potential of the its4land tools,
and perhaps other
fit-for-purpose tools, to have
a wider societal impact by
supporting technology transfer
at a much larger scale. b
Serene Ho is a postdoctoral
research fellow at the KU Leuven
Public Governance Institute for
its4land
serene.ho@kuleuven.be
Joep Crompvoets is an associate
professor at KU Leuven Public
Governance Institute and local
coordinator for its4land
joep.crompvoets@kuleuven.be
Ine Buntinx is a doctoral candidate
at the KU Leuven Public Governance
Institute for its4land
ine.buntinx@kuleuven.be

Related competencies include
Access and rights over land,
Cadastre and land management,
Legal/regulatory compliance
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A rti f icial intelligence

Many contradictory predictions are being made about the impact
of artificial intelligence in the workplace. Chris Hoar investigates
some of the threats and opportunities for professionals

Mixed messages

A

rtificial
intelligence
(AI) is a branch
of computer
science
dedicated to
the study of
software that
can reason, make intelligent decisions and
solve problems. We can find it in common
devices such as smartphones, and in
machines that undertake a defined set of
routines in controlled environments such
as car assembly plants.
AI enables us to locate the most
obscure information in a few moments,
or scan emails and other files to extract
appointment or contact details to add
to calendars and address books. It can
be found, too, in a cluster of mainstream
technologies having an increasing impact
on our lives: self-driving cars, healthcare
diagnostics and targeted treatment, and
physical assistance for the elderly. AI has
also allowed the virtual world of video
games to grow from basic graphics into an
industry larger than the movies.
1 0 A P R I L / M AY 2 0 1 8

Another strand is machine learning,
which has made speech recognition
a reality on our phones and other
devices in the form of Apple’s Siri,
Microsoft’s Cortana and Amazon’s Alexa.
Moreover, its algorithms can be used in
other applications that rely on pattern
recognition. Natural language processing
together with knowledge bases and a
reasoning capability have dramatically
improved web searches.

AI and society
AI is expected to disrupt employment
significantly, in particular law enforcement
and healthcare. This prospect has already
prompted concern among politicians
and regulators, as well as the public,
about how technology companies should
respond: action is needed now, given the
evasiveness of certain companies on
matters of regulation and compliance.
Another major question for
governments is how AI could affect
communities and lifestyles. In the past,
displaced workers could retrain for new
jobs, but this time there might be too few

jobs to go around, or none. This would
create a burden for welfare systems that
must either pay people not to work or find
something else for them to do. Denmark,
Sweden, Finland and Germany are
discussing how to deal with the situation
when rather than if it happens, but the
UK’s position remains unclear.

The business world
It is said that new technology creates
more jobs than it displaces. For example,
although banking staff have been replaced
with ATMs, we still find staff in our branch
to help us. Those of us old enough to
remember the typing pool and wages
office will appreciate what technology has
done to the office landscape – yet we still
have offices, and more of them than ever.
But what cannot be ignored is the
erosion of work that was once the
preserve of professionals and trained
managers. For instance, legal and
accountancy firms are using increasing
levels of technology to deal with routine
tasks and work previously undertaken
by juniors. Credit checking, document
Image © Shutterstock
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“
What cannot be

ignored is the
erosion of work
that was once
the provision of
trained managers
and professionals

analysis and searches could sometimes
have taken hours to complete, even
with the support of IT; AI can in contrast
analyse more documents in a fraction of
the time, and does not suffer from fatigue,
stress or boredom.

AI and the built environment
Advances in automation, particularly those
resulting from developments in AI, machine
learning and the Internet of Things – the
so-called Fourth Industrial Revolution – will
be seen throughout the property sector.
Technology is already affecting how cities
are managed, how they develop and the
kinds of talent and organisations they
attract. Smart solutions to infrastructure
challenges will help to differentiate cities,
while intelligent machines will match or
outperform humans across a range of
facilities management and estate-related
activities, including those that require
cognitive capabilities.
AI is spurring the development of
smart, efficient buildings, from design
through construction and commissioning
to operation and use. These buildings

offer real-time control over the internal
environment, according to various climatic
and occupant factors. Smart buildings can
add value by improving comfort through
adjustments to personal preferences,
and thus have a direct, positive impact on
individual productivity and wellbeing.
Another emerging theme is how
driverless vehicles will affect real-estate
development. Providing sufficient parking
for tenants in residential or commercial
projects is paramount – a high parking ratio
remains a major selling point for tenants
leasing office space. Accommodating
driverless vehicles will be the next step.
Then there is the effect that many younger
workers in the gig economy are having
on property. As this demographic prefers
urban areas, cities will have to be smart,
connected and offer the most up-to-date
technology, making property pivotal in
attracting the best people.
On the corporate front, demand for
digital talent will influence location
strategies. Highly serviced hubs will
replace office space to support mobile
knowledge workers when they need to
interact physically with their colleagues
and managers. The fundamental nature of
work as a location-dependent activity has
already begun to change, and technology
will simply accelerate the pace of this.
Many factors will alter how we think
about commercial property, perhaps most
notably the move from asset provision to
service provision.

Threats
But the widespread adoption of AI
also brings many concerns, not least
the potential to compromise sensitive
infrastructure. Since it has proven possible
to hack military systems, how difficult is
it going to be to reprogram a one-tonne
security robot or a surveillance drone?
AI depends heavily on big data, so how
secure are the systems that support it?
The ability to reset software in
driverless vehicles or factory automation
may also force industry and governments
to think again about the desirability of
embedding AI on an uncontrolled basis.
As technocrats and big business push
harder to make AI ubiquitous, the threats
from malicious acts and, even terrorism,
could be taken to a new level.

The extent of the impact will, however,
depend on the service and the timescale
over which it is likely to occur.
Our ability to learn from previous
engagements and projects means that
the performance of the delivery and
operations teams is going to be improved
by a combination of AI and big data.
Performance measurement of the delivery
process, including benchmarking, and
of the delivery team is generally not well
developed. The degree of objectivity
claimed is often open to question. AI
removes this subjectivity and can present
whatever can be deduced from the facts.
It is then for the human decision-maker to
determine what action is necessary.
There are also many implied threats and
opportunities to existing professional and
managerial grades. It is hard to see what
those displaced by intelligent machines
might do. Yet there might be opportunities
for others – premature retirees might
return to more traditional ways of life,
leading to a modest upturn in cottage
industries and crafts. While this might not
be everyone’s preferred vision, it could be
an option.

Conclusions
There are mixed messages coming from
the deployment of ever-more intelligent
devices. Scientists and the media are likely
to continue to offer contradictory advice
on what AI will mean for us all and when.
This technology is bigger than anything
that has come before, apart from the First
Industrial Revolution. All organisations
should therefore look at what they do now
and what they want to do in the future,
and then assess their position against
developments in AI and other advanced
technology. This must be done with the
engagement of key stakeholders – that is,
all of us. b

Chris Hoar is Co-founder of Artificial Intelligence
in Facilities Management and lead author of the
RICS insight paper Artificial intelligence: What it
means for the built environment
chris@aiinfm.com

www.rics.org/aiinsightpaper

Professional services
All services, including those that are the
preserve of established professions, will
be affected by AI to some extent. This will
bring fundamental changes in the way that
specialist expertise is available to society.

Related competencies include
Legal/regulatory compliance,
Property records/information systems
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Beyond Location
A new study analyses big data from six English cities to show how the value of a
place is influenced by a wider range of factors than economists and planners tend
to realise. Nicholas Boys Smith, Alessandro Venerandi and Kieran Toms
summarise their work

B

eyond Location is
a study into what
we mean by the
economics or
value of a place.
In contrast to
most conventional
economic
models or urbanists’ assumptions, it is
beauty, a sense of locational memory
and the urban quality of a place that
sometimes matter as much or more than
connectivity, space and proximity to work.
Our analysis of 160,000 property sales
for six English cities shows that some
elements of the urban environment,
above all the presence of greenery, are
not as consistently positive as they are
normally assumed to be. Improving our
empirical understanding of place value
will help designers and developers,
policymakers and the public to support
the creation of better places, in which
more people are able to lead healthier
and happier lives.
But extra value, if understood purely
economically, is not always a good thing.
Spiralling house prices can force out
existing communities. The aims of this
study are therefore to help build better
places, and to encourage developers
and planners to understand and measure
how cities need a range of uses, forms
and scales to function and maintain their
value for those who live and work in them.

Beyond Location
The economics of place has been
sidelined by many economists who have
instead devoted attention to accessibility,
while urbanist studies have focused on
greenery and walkability.
In the past 30 years, though, there
has been a revolution in the way
academics analyse the factors affecting
property values, technically known as
hedonic modelling. This has permitted
a more sophisticated understanding,
and has been further improved by the
1 2 A P R I L / M AY 2 0 1 8

emergence of big data and access to
neighbourhood-level statistics.
However, not enough research is
properly influencing design, policy or
planning decision-making, which remain
too often non-empirical in approach. Until
recently, many planning systems evolved
with no account being taken of price
information or other economic indicators.
Too many designers and planners still
deny the importance of value as a way
of understanding the town or city. Of
course, extra value is not always a good
thing, and value is not the only prism for
understanding preferences. But it is a
very important one.
Some economists have used
recent research to develop ever more
complicated models for understanding
city economics. Such labyrinthine
models have been little better than their
predecessors, however. We don’t think
that place value across multiple cities
and years can be modelled in advance.
Instead, we set out a new framework for
understanding the value of place and the
factors that create it. This framework
shows how to fit thinking about place
value into the wider context of education
levels, economic growth, regulation,
supply and the demand for space that
necessarily affect regional value.
We have called this framework Beyond
Location because it shows how place
value is a function not just of supply and
demand and access to income-creating
jobs but also the inherent qualities
of a place. Our framework has two
components (see Figure 1).
The first of these, the place value
circle, sets out the different ways in which
place value can be understood:
1. the market price today
2. investor value or free cash flow
3. the gross value that a location adds
either to the economy or a local or
national government
4. social value, that is a location’s
propensity to encourage high wellbeing,

strong community and high levels of
interconnectedness, on which all towns
and cities ultimately flourish.
The second component, the place value
pyramid, sets out the factors you need to
understand if you are to appreciate the
value of a building. These are:
1. the rule of law, stability, property rights
and economic and other freedoms at the
national level
2. education levels as the best predictor
of long-term income at a city level
3. accessible income levels as the easiest
way to understand demand
4. the supply of new homes, the
regulatory suppression of which
accentuates all prices but particularly
those of the more desirable properties
5. local accessibility
6. the quality, beauty, sense of place and
scale of a home’s immediate surroundings
and the popularity of its design
7. the physical attributes of the home and
its fit with local demand
8. running costs.
The main focus of Beyond Location is on
points 5 and 6.

Place value
Our wide-ranging literature review made
10 key findings as to which elements of
place normally create value.
bb Most people will pay more for
a well-connected property away from
too much noise, pollution and one
way-streets, within walking distance of
greenery and other local amenities.
bb Shops with ready pedestrian access
add value, as do good schools.
bb In the right market, luxury towers can
add value – sometimes considerably –
within this framework. However, they
can also be unpopular and reduce
liveability. Their economics are not
normally sustainable outside expensive
developments with very high land values
and rents or cross-subsidy.
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Figure 1
Framework for Beyond Location
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bb Popular, locally referenced vernacular
architecture can add very significant
value – more, for example, than views
over water. Living in an environment they
aesthetically like contributes to many
people’s enjoyment of life.
bb Flats or terraced houses on
conventional blocks with clear fronts and
backs in a legible street network with
improved organised movement tend to
be more popular and spatially efficient
with better functioning private and public
spaces. They are also less vulnerable
to property crime, as entrances and
windows facing the street provide natural
surveillance and help to keep the area
safe. Less crime, especially violent crime,
increases prices.
bb A conventional grid framework of
streets, as opposed to a more
20th-century land pattern of distributor
roads and cul-de-sacs, appears to
add value. However, there remains a
substantial market still for suburban
living patterns.
bb Older neighbourhoods are nearly
always worth more in richer societies,
particularly when their future preservation
is guaranteed. They also go up in value
at an above-average rate. The value
premium of an historic neighbourhood is
greater than that of a new-build and more
sustained. Old buildings often attract
more profitable businesses.
bb When you compare new urbanist
developments with traditional street
patterns to lower-density suburban ones,
they are nearly always worth more on
per-unit and per-hectare bases.

bb Wealthy purchasers are normally far
better able than others to monetise their
preference for the best neighbourhood
features and urban form. This creates
many policy and equity challenges.
bb The same basic human needs,
preferences and desires emerge
reasonably consistently across different
cities, cultures and dates.

A tale of six cities
We have conducted a unique analysis
of market value, social value and urban
form in six English cities – London,
Birmingham, Manchester, Leeds,
Liverpool and Newcastle – using the
widest accessible data sets of basic
urban characteristics. These relate
to everything from street network
connectivity to the presence of historic
buildings, and from the amount of green
space to overall accessibility. The models
we used for urban form or morphology
could predict up to 74% of the Index of
Multiple Deprivation and up to 54% of
sales values.
Our key findings, set out in Table 1,
include the following.
bb More greenery is not always a
good thing. The immediate presence of
attractive greenery, such as high-quality
parks, can add huge value. However, at
the city-wide level, more greenery can
also be associated with lower value: what
it is and how it is managed matters. For
example, in London, a home closer than
average to a high-quality park costs, on
average, 10.6% or £51,000 more than one
that is not, everything else being equal –

an average premium of £29.83 per metre.
However, in Liverpool, a home located
closer than average to a high-quality park
is worth, on average, 7.2 % or £7,760 less
than one that is not, a decrease of £3.31
per metre.
bb Land use and form does matter.
Areas of high population with high levels
of undeveloped land are less valuable,
and are often associated with more
deprived communities.
bb The heritage premium is more
important than the new-build premium.
In every city, proximity to a listed building
is associated with more additional value
than the premium related to a newly built
home. A home closer than average to a
listed building in London is worth 10.3%
or £49,770 more than one that is not, with
everything else equal, which is equivalent
to £141.83 of additional value per metre.
The equivalent new-build premium is only
£8,795. Beauty, a sense of place and the
confidence that it will not be destroyed
offer predictable value.
bb Economists are right to focus on
jobs: the economic context is crucial
and London is different. The clear
difference between London and our
other cities shows how accessible
income is driving an urban renaissance
in the capital, out of all proportion to that
visible elsewhere in the UK. Walkable,
well-connected street-based networks
or older properties have a value premium
over other neighbourhoods that far
exceeds those in other cities.
bb The suburbs are not dead yet. The
millennial generation may have different
A P R I L / M AY 2 0 1 8
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Table 1
Increases or decreases in value (£) of average property by variable in six studied cities

n

habits to their parents, but the merits of
suburban life are still visible and valuable
to many millions. These include amenities
and services at walking distance, easy
access to the wider transport network,
medium densities, but also insulation from
traffic and personal green space in a form
that clearly benefits personal wellbeing.
bb You can value diversity. Successful
cities are defined by their diversity in
form, use and transport, and this has
value. Areas with greater diversity of
house types suffer from less deprivation,
while areas with greater transport and
amenity value are normally worth more,
all other things being equal. Diversity
of transport options is associated with
additional value in all cities studied, from
£4,000 in Birmingham to £17,550 in
London. Above-average amenity diversity
is associated with greater value in five
of the six cities, from £675 in London to
£5,890 in Leeds.
bb Gentrification is about place as
well as location. In London, areas that
are gentrifying are typified by the high
proportion of homes built before 1900, a
dense urban fabric, and their transport
connections and centrality.

Recommendations
Developers need to understand value
more widely and more generously. Their
simple cash-flow models are probably
predicting unit value rather than place
1 4 A P R I L / M AY 2 0 1 8

value, and the intangible factors that don’t
fit into it, such as diversity, sense of place,
beauty, local heritage or a bicycle repair
shop, may not actually diminish value in
the way their models predict.
Investors should be wary, too, of paying
a new-build premium. The value doesn’t
always last. The premium associated with
more old-fashioned patterns of urban
settlement and more beautiful buildings
is greater and longer-lasting, particularly
in higher-income regions. Communities
and residents in turn should trust their
instincts. What makes a place feel like
a home or a neighbourhood may add
greater value for the clients for whom a
developer is building homes or offices
than they realise.
Planning authorities should be
encouraged to enforce local rules
with as much certainty and simplicity
as possible. They should embrace an
economic understanding of place and
use it to appreciate what people want.
Similarly, when making judgements
on important issues that are hard to
monetise, decisions should be based on
as empirical an understanding as possible
of the links between development
wellbeing and popularity. Data rather than
authorities’ own value judgements should
be used.
In political terms, free market
advocates should not dismiss
perspectives on value beyond simple

market price. Nor should they be afraid
to talk about beauty or happiness in
a place. These do link to value. More
interventionist politicians, on the other
hand, need to understand that the less
well off also care about beauty and a
sense of place. The more prosperous
can simply pay more for it and don’t need
to worry about basic affordability with
anything like the same urgency. They
should ask how to meet the need of the
former group for more affordable homes
without sacrificing the quality of where
they live. Planning systems should be
simple, predictable and rational. b

Nicholas Boys Smith is Founding Director
and Alessandro Venerandi and Kieran Toms are
researchers and urban designers at
Create Streets
contact@createstreets.com

Beyond Location is published by Create Streets
and was funded by U+I plc and Gascoyne
Holdings
www.createstreets.com

Related competencies include
Planning, Sustainability

Pat hways and
co mpetencies

The path
ahead
After extensive consultation, RICS
has revised its land pathways and
competencies. Chris Lindsay outlines
the changes in the new framework

I

n collaboration with RICS-qualified
professionals, we have reviewed all our
pathways and competencies, and the new
framework will come into effect on
1 August.
The comments we received during
two consultations in 2016 and 2017 have
shaped each of the pathways, and the
changes we have made are detailed online
in the following documents:
bb a new requirements and competencies guide
bb a guide for each individual pathway
bb a document summarising changes, including mandatory
competencies and a pathway-by-pathway overview
bb a Q&A document that sets out the background to the review,
the process undertaken and guidance on the transitional
arrangements for candidates who are already enrolled.

New land pathway
We are introducing a new pathway into the Land cluster,
and this is entitled Land and Resources. It is designed to be
applicable across a wide range of land and resource sectors,
and it combines the best qualities of environment, geomatics,
minerals and waste management, planning and development
and rural professionals, with the aim of producing a well-rounded
chartered land surveyor.
Candidates taking this pathway will be professionals working
in land management, the environment, infrastructure, planning
and development – including rights of light and neighbourly
matters – land administration, geography, real estate and
extractive industries. They will need a broad understanding of
their role in the entire property lifecycle from land registration
and mapping through management and development to
remediation and re-use.
The pathway is unique in that it has no core competency
requirements. Candidates can instead choose from a wider list
of optional competencies, although specific areas will need to
be demonstrated to achieve an alternative, pathway-specific
chartered designation as set out in Table 1.
The five current pathways in the Land cluster – Environmental
Surveying, Geomatics, Minerals and Waste Management,
Planning and Development, and Rural – have also been reviewed
and updated by experts. In some cases, there will be significant
changes and new competencies will be introduced, such as
Energy and renewable resources.
There is also greater flexibility for candidates, as they will be
able to choose at least one competency from the entire list on
90% of pathways in the new framework, including all those in
the Land cluster. This represents an increase from 55% in the
current model.
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Table 1
Competencies required for alternative chartered
designations
Competency

Designation

Engineering survey

Chartered engineering surveyor

Environmental management

Chartered environmental surveyor

Hydrographic surveying

Chartered hydrographic surveyor

Minerals management or
Waste management

Chartered minerals surveyor

Planning and development
management

Chartered planning and development
surveyor

Surveying and mapping

Chartered land surveyor

New property technology competencies have also been
developed – Big data, Open data, and Smart cities and intelligent
building – while existing technology competencies such as Data
management and Construction technology and environmental
services have been modernised.

Mandatory competencies
These are the professional practice, interpersonal, business
and management skills that are considered common to, and
necessary for, all RICS professionals.
Proposed changes to the competencies were overwhelmingly
supported in the consultation, and will be introduced as part of
the new framework. They include a new competency, Inclusive
environments, mandatory to Level 1 for all candidates. This
deals with the principles to ensure accessible and inclusive
environments, recognising users’ diverse demands and the need
for people of all ages and abilities to be central to the process.
There will also be greater emphasis on diversity and inclusion
topics, and new detailed descriptors for each mandatory
competency in the requirements and competencies guide.

Assessment Resource Centre
Any changes to the framework need to be reflected in the
Assessment Resource Centre (ARC), a tool that allows
candidates to manage all their training, CPD and selected
competency records online. User guides and instructional videos
for the ARC are available on the RICS website.
The ARC is also where counsellors can support candidates
through each stage of the final assessment and, when required,
sign off competencies and candidates’ summaries of experience.
All new enrolments in English from 31 January 2017 and all
final assessments taken in English have had to use the ARC
since 31 July last year. C

Chris Lindsay is RICS Global Education and
Qualification Standards Manager
globaleqs@rics.org

Pathway changes can be viewed at
www.rics.org/uk/apc/pathway-guides
If you have questions or comments, please contact us at
pathways2018@rics.org
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The greenest city
in the world
The draft London Plan and Environment Strategy
both contain big ambitions for the capital.
Morgan Taylor scrutinises the proposals

T

he draft London
Plan was published
by the capital’s
mayor Sadiq Khan
last November. It
aims to build on
the progressive
policies set out in
the Greater London Authority (GLA)’s
draft London Environment Strategy
from August, putting into practice the
environmental commitments made by
the mayor in his election manifesto.
Combining policy on London’s biggest
environmental challenges, these
documents seek to make London “the
greenest city in the world”, while meeting
formidable housebuilding targets.
Air quality is high on the agenda,
alongside green infrastructure, waste,
climate change adaptation and mitigation,
energy, and noise pollution. Integrated,
1 6 A P R I L / M AY 2 0 1 8

multifunctional solutions are encouraged
– a progression from previous policy
documents, which largely addressed
different disciplines on individual merit.
Under the plans, the capital would
be a zero-carbon city by 2050, and will
have increased green space cover to
more than 50% in area. The Environment
Strategy contains the first solar action
plan for London while the ambitious
National Park City concept would finally
be realised, albeit with a risk of gimmickry.

A strategic approach
The final London Environment Strategy,
due for publication later this year
following public consultation last autumn,
represents the first policy document to
offer an integrated response to every
aspect of London’s environment. This
holistic approach was largely welcomed
by environment groups such as London
Image © iStock

Wildlife Trust as well as industry bodies.
The document focuses on the following
four strategic approaches.
bb Low-carbon circular economy: this
rethinks the dogma of growth at any
cost, too often adopted by industry,
and instead encourages the growth of
London’s low-carbon and environmental
goods sector.
bb Smart digital city: this encourages
the application of novel technologies in
achieving our environmental goals.
bb Green infrastructure and natural
capital accounting: the way we value our
nature and green space is rethought from
a financial and social perspective.
bb The healthy streets approach: a
framework for measuring human health
and experience is to be embedded in
planning decisions.
These approaches inform policy in
two of the significant chapters in
the draft London Plan, chapter 8 on
green infrastructure and the natural
environment (http://bit.ly/2s4KytA) and
chapter 9 on sustainable infrastructure
(http://bit.ly/2DWLHcz). This new
draft plan, released for a public
consultation in November that ran
until 2 March, represents a substantial
political statement from the mayor,
and could prompt significant shifts in
London construction trends; suburban
development would be prioritised, with
an onus on affordable housing, as would
strategic green space planning.
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The key sustainability issues and likely
implications on future planning scenarios
are discussed below.

Air quality
Poor air quality costs the London
economy £3.7bn annually. The capital
also sees 9,000 premature deaths
each year from the impacts of air
pollution, with 20% of primary schools
located in areas that breach legal
nitrogen dioxide limits; these impacts
also disproportionately affect the most
vulnerable communities, underlining
social inequality in the capital.
The strategy therefore focuses first
on empowering the public through a
campaign of education and outward
communication on air-quality impacts,
and improved monitoring and reporting
standards will be implemented to help our
understanding of the issues. Vulnerable
members of society will enjoy new
protections, such as being able to use the
planning system to ensure that schools
and other public buildings are not located
in areas of poor air quality. Funding will
also be available to clean up the air
around schools in polluted areas.
Key measures in the strategy include
the phasing-out of fossil-fuelled
vehicles, prioritising action on diesel,
and promoting more sustainable
travel options; the city aims for zero
emissions from road transport by 2050.
In areas where legal air-quality limits are
exceeded, all development proposals

must provide evidence to show that any
emissions related to combined heat and
power (CHP) generation will be equivalent
to or lower than those of an ultra-low
nitrogen oxide gas boiler, while there
will also be new protocols and tools
that seek to improve indoor air quality
in new developments. Both the strategy
and draft London Plan consider a new
“air quality positive” standard, which will
require new buildings to clean the air they
circulate and emit.
The draft plan emphasises the need
for new buildings to contain integral
measures to improve air quality, and
design out exposure to poor-quality
air and noise. Reductions in emissions
should be achieved on site; however,
where appropriate, off-site measures
to improve local air quality may be
considered. The draft plan also identifies
187 air-quality focus areas, where mean
annual limits for nitrogen dioxide are
exceeded and there is high human
exposure to the gas.
The key issue here is that currently
planned measures to reduce air pollution
may not resolve all the issues, and even
greater efforts are required. Further
guidance will be published on both “air
quality neutral” and “air quality positive”
standards, as well as on reducing
construction and demolition impacts.
The mayor places a significant
emphasis on the need to engage with
the national government to make
improvements in air quality happen. While
some national action is as a result of
EU legislation, it is enacted at national
level by the government. National policy
approaches will need to be aligned
and attitudes to air-quality obligations
improved so as not to undermine the
prospect of a zero-emission London.

Green policy and biodiversity
London already has a relatively
progressive biodiversity policy, with
many boroughs requiring net gains in
biodiversity, as well as enforcing rigorous
green infrastructure design obligations
through the supplementary policy base.
The key tenets of these new
documents relating to green
infrastructure and biodiversity include:
bb a green infrastructure approach –
boroughs are to produce multifunctional
strategies that address specific
environmental and social challenges
bb enhanced and extended green belt
bb continued protection for designated
sites and protected or notable habitats
and species, with enhancements
considered from the start of the

development process
bb making London into the first National
Park City
bb increasing London’s green cover to
more than 50% in area by 2050
bb continuing to conserve and enhance
the capital’s biodiversity
bb valuing London’s natural capital
resource, investing in green infrastructure
and embedding these concepts in the
planning approach to ensure net gains.
New development must avoid
fragmenting existing green space, reduce
storm water run-off rates by using
sustainable drainage, and include new
tree planting or features such as green
roofs to mitigate any unavoidable loss.
Development must provide new green
space and establish how impacts to it are
offset through the application of an urban
greening factor.
Elsewhere in the plan, housebuilding
policy encourages use of vacant plots
and gardens for new development –
meaning that increased compensatory
green infrastructure is required, when
read in the context of chapter 8.
These are not new concepts, but
the plan firmly embeds biodiversity in
strategic decision-making and contains
policies that would see positive outcomes
for people and wildlife alike. This pushes
urban biodiversity conservation to the
landscape scale – as opposed to the
current, relatively haphazard, site-by-site
approach – while linking people’s needs
with those of nature.
Crucially, the draft recognises
biodiversity loss as a globally important
issue, and will trigger the need for
more quantifiable, evidence-based
interventions to protect it.

Climate change and energy
The strategy’s approach to climate
change mitigation understandably
concentrates on greenhouse gas
emission reductions, defining the
zero-carbon trajectories up to 2050. Key
stages along the zero carbon pathway
include the following.
bb Adapting five-year carbon budgets
to reflect changing circumstance or
technology. GLA-orientated carbon
budgets would thereby be aligned with
those created at a national level under
the Climate Change Act 2008.
bb Updating the energy hierarchy set out
in the current London Plan to:
• be lean: use less energy and
manage demand during operation
and construction
• be clean: exploit local energy
A P R I L / M AY 2 0 1 8
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resources such as secondary waste
heat, and supply energy efficiently
and cleanly
• be green: generate, store and use
renewable energy on site.
bb Further tightening of the first stage
of the energy hierarchy to require more
stringent energy efficiency standards.
On-site energy performance must
continue to meet a 35% emissions
reduction under Part L of the Building
Regulations 2013; based on supporting
documents for the last London Plan,
this is the theoretical limit for on-site
emissions reduction that can be achieved
by most building types.
bb Developments should be required
to manage energy demand throughout
the construction and operational phase,
prioritising local energy sources, and
local air quality should represent a
significant consideration in determining
energy supply.
bb All London boroughs will be required
to create, monitor and report on the
performance of individual carbon offset
funds, which will accept payments from
developments that cannot achieve
zero-carbon performance on site.
bb A solar action plan should be created
that looks to:
• maximise solar technologies on
GLA group buildings and land
• encourage further solar
installations through the use of the
planning system
• help Londoners retrofit solar
technologies with support and funding
• provide information to help
decision-making on solar proposals
• call on national government to set

up a national policy framework to
unlock solar energy potential.

Adapting to climate change
The resilience of communities and
London’s ecosystems is a key theme
throughout the strategy, with the
threat of climate change factored
into all of the disciplines given that
the interconnectedness of risks and
responses is widely acknowledged.
Specific adaptation measures
concentrate on education and
management of climate change risk for
business and infrastructure providers,
reduction of flood risk, protection of
water supplies, and preparation of public
services, people and infrastructure for
extreme heat events.
Key actions in the strategy that may
influence development include:
bb a revised regional flood risk appraisal
and approach to flood risk in new
development, including the use of
integrated water management strategies
bb setting more ambitious sustainable
drainage system requirements for new
development as well as encouraging
green infrastructure
bb improving water efficiency in new
development through augmented policy
in the new London Plan, specifying
high water efficiency standards – with a
maximum of 105 litres per person per day
for household water consumption – at the
planning stage
bb implement policies in the new plan that
minimise the risk of new development
overheating and reducing its contribution
to the urban heat island effect through
passive cooling or green infrastructure
design and thus providing more shade at
street level.
The draft plan requires that local
plans and development proposals
should respond to issues related to
climate change. The Central Activity
Zone is highlighted, given its risk of a
more intense urban heat island effect,
alongside its increased vulnerability to
surface water flooding. The heat island
effect is specifically addressed through
draft policy SI4, seeking high-quality
design to reduce overheating.
The ability for London to adapt to
inevitable climate change is inherently
linked to the other environmental issues
in the strategy. Connecting the city’s view
of green infrastructure and the health
of its residents, for example, will require
consideration of a changing climate and
how resilience can be integrated into
what is built for future generations.
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Summary
A clear thread throughout the
draft strategy and London Plan is
a multidisciplinary response to the
capital’s key environmental risks. New
green space should not be provided for
biodiversity or amenity use alone, but
should form part of wider air-quality
improvement, flood risk reduction and
mitigation of the urban heat island. All
these elements will be enforced through
more rigorous planning policy embedded
in the finalised plan, which is due for
publication in 2019.
The plan also seeks to see a
housebuilding boom, with 650,000
homes set to be constructed by 2029,
50% of which should be affordable.
This comes at the cost of policies that
restrict building in gardens and limits on
development density – two actions that
seem at odds with the environmental
credentials elsewhere in the plan. The
design of, and approach to, future
development in London will therefore
need to be innovative, factoring in
forward-thinking technology alongside
multifunctional natural interventions.
In this respect, green infrastructure
represents an all-encompassing solution.
Developers and design teams will have
an obligation to set standards beyond the
minimum requirements, acting as world
leaders in climate change mitigation and
adaptation. It’s likely to be a challenge,
but a rounded approach that takes
account of both financial and natural
capital gains is the only realistic option
in creating sustainable, and accordingly
profitable, urban communities.
One risk is that these policies may lack
teeth when it comes to implementation
and be a bit late where it really matters,
particularly when it comes to air pollution
and biodiversity loss. The mayor’s green
agenda also risks being undermined
by City Hall’s slow progress in fossil
fuel divestment. Nonetheless, these
documents prove that being green
needn’t come at a cost to business – and
in fact stands to benefit significantly
those who live and work in the capital. b

Morgan Taylor is Principal Consultant
at Greengage, whose experts
helped write this article
morgan.taylor@greengage-env.com

Related competencies include:
Planning, Sustainability
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PG2020 aims to transform RICS’ structure to fulfil our international
aspirations, says Justin Sullivan

I

n 2014, the RICS Governing Council
embarked on GC2020, to make RICS’
top-level strategy-setting group more
agile and relevant in our changing world.
At the same time, the council recognised
that our professional group (PG) board
structure needs to be fit for purpose,
to reflect the needs of RICS members
and market demand for standards. The
council delegated the task of reviewing
this structure to a working party of
council members and the Knowledge Board.
Our current structure of 17 PG boards in the UK doesn’t scale
in a manageable way into the world regions – if we did this for
each country in which we operate, we would have 2,482 such
boards. That is a lot of resource. Our PGs are important to us,
though, so we need to change the way we are organised.

Consultation
November and December last year saw the membership vote for
some of its new council members, as well as approve the work
on PG2020 so far. This has been through a number of rounds
of consultation with existing PG board members and other
stakeholders, and we will now start to implement the model we
have developed.
At present, PGs comprise professionals qualified in relevant
areas, such as land surveying and rural, who work across
disciplinary and geographical boundaries. They are:
bb standard-setters, responsible for developing all professional
and technical standards content
bb promulgators of insight and knowledge
bb advisors to the governance of RICS, the council, the
profession and the wider world.
Our consultation found that the further you travelled from our
London HQ, the less engaged the PGs felt with the Governing
Council’s strategy. The creation, implementation, delivery and
regulation of RICS standards remains our top priority, and we
need a structure that can support this.
The consultation showed both a desire and need for
cross-disciplinary collaboration. Our markets see RICS
professionals as thought leaders who have both broad and
specialised areas of expertise, and our standards programme
must reflect this. It was also apparent that we need to ensure
better engagement from members, greater diversity and better
use of technology.
Image © iStock

We need to connect with our world regions more effectively
and gain market insight, particularly around risks, that can inform
the creation of standards. When considering how to translate
these considerations into a scaleable model, the working party
decided that future PG membership would expect a digital
environment to enable engagement across the 146 countries in
which RICS professionals practice.

Proposals and plans
The proposal for which the Governing Council voted also
includes a joint standards and regulation board – a working
title – comprising professional members, standard-setters and
regulators, and below this would sit the replacement for the
current PG board structure. We will have a model made up of
leaders’ forums, standard-setting committees and wider global
communities, open to all.
The forums will comprise global leaders from the profession
or wider sector, whoever has suitable expertise, while expert
committees will convene in person or online, at regional or global
level, to address issues and risks, explore themes and devise
standards, professional statements and guidance. Leaders
and committees will alike be appointed by the profession with
independent input. An implementation group of professional
members from RICS regions and PGs, chaired by myself, is now
creating the forums and the digital platform. We will be working
with all existing PG boards and carrying out further consultation.
PG2020 plans should enable many more professionals to
become involved in standards, insight and guidance regionally
or globally. One of our fundamental aims is to move away from
the current UK-centric approach to standards, ensuring more
involvement from a wider range of individuals with appropriate
expertise on a global portfolio of consistent standards, who will
respond to substantive market risks and expectations.
While there is a distinction between RICS’ recognised role
as a self-regulating body in the UK and the enforcement of
our standards in other markets, we aim to ensure that such
standards are monitored and enforced in a consistent way while
remaining attuned, where appropriate, to regional norms or
national requirements.
If you want to get involved with PG2020 and be part of
shaping the future of our profession, please do get in touch. C

Justin Sullivan FRICS is Chair of the PG2020 Implementation Group
qsandc.professionalgroup@rics.org
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Over the past 40 years, the UK’s housing surplus has become a shortfall.
Michael Sander explores the causes of this national crisis and recommends
some policy responses

What went wrong?

A

n undersupply
of housing in the
UK over the past
four decades
has resulted in
overcrowding,
households
having to share,
insecure tenure, high rental payments
relative to income, long journeys to
school and work, and homelessness. The
price of housing, which is high and rising
relative to incomes, has also created
problems for households wanting to
become owner-occupiers.
Having recently completed a thesis
on the housing crisis, I believe that the
record of successive governments
since 1980 is far from creditable, with
a progressive abandonment of the
structure and policy that would provide
sufficient social housing. Coupled with
private developers’ failure to meet
demand for owner-occupied housing,
this is a prime cause of the massive
real-term increases in house and land
prices, creating an increasing affordability
problem for first-time buyers.

Post-war push
The 1951 census recorded that there
were 6.5% more households than
2 0 A P R I L / M AY 2 0 1 8

dwellings, while 75% of households were
living in substandard or overcrowded
conditions, or were sharing.
However, all political parties supported
a dynamic response to this situation and
unprecedented levels of building were
completed, with private development for
owner occupation paralleled by vigorous
local authority housebuilding programmes
and three phases of post-war new towns.
Although the poorly maintained private
rented sector continued its decline, over
30 years the post-war housing shortage
was substantially overcome, and large
numbers of households obtained their
own homes. By 1976, it was roughly
estimated that the number of dwellings
exceeded households by 3.5%.
This combination of private and public
efforts is the only system that has worked
successfully to overcome the UK’s

A system that once
ensured provision
of affordable social
housing has been
virtually destroyed
Image © iStock

housing shortage. Since 1919, a huge
asset base of local authority housing had
been built up, and this was the foundation
for the borrowing required to fund new
housing development.
It was also the basis for the national
Housing Revenue Account (HRA), which
not only enabled affordable rents, thanks
to cross-subsidy from those charged on
earlier dwellings, but also the provision
of social housing in the most expensive
urban areas. Underpinning this strong
position was the empowerment of local
authorities in their housing, planning and
financial functions.

The right to buy
In 1980 there was a change of emphasis,
and policy focused on how the private
system might respond to demand rather
than assuming that housing needs
should be met by the state. The Housing
Act 1980 introduced the right to buy in
England and Wales giving council tenants
the right to purchase their homes, and
has remained unchanged for more
than 35 years. It also dealt with the
determination of sale price and levels of
discount, which later rose to a maximum
of 70% of the value. No commitment
was made to re-use capital receipts for
investment in housing or to replace the
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and the availability of, council and housing
association tenures. Such a strategy
would reinforce other policies, including
those for economic development and the
stability of urban and rural communities.
Specialist types of provision or
tenure such as starter homes, shared
equity, self-build and rent-to-buy have
not made a significant contribution to
filling the gap between housing supply
and demand. They may have competed
with, and have often obscured, the clear
need for new programmes of social and
affordable housing. The policy initiatives
of recent governments have benefited
only selected sections of those who
are in need, being mere palliatives and
sometimes exacerbating unaffordable
prices, and thus have not provided
meaningful solutions.

A new national programme?
dwellings sold, and restrictions were
imposed on councils’ capacity to provide
new social housing.
Since 1980, some 2.5m council homes
have passed into private ownership, and
virtually none of these have subsequently
been made available to let on the private
market at an affordable rent. In the same
period, only 750,000 council and housing
association homes have been built.
Between 1979 and 2015, local authority
tenures fell from being more than 30%
of all homes, including those that are
owner-occupied, to 7%. Although housing
associations increased their share
from 2% to 10%, the voluntary sector
has proved unable to make a sufficient
contribution to fill the gap.
A robust system that once ensured
the provision of affordable social housing
has thus been virtually destroyed. I have
calculated that in 2016 the opportunity
lost for social housing lettings by the
introduction of the right to buy was
running at 150,000 per annum. This
compares to the 6,000 new social
houses produced as part of a so-called
affordable dwelling programme of
30,000 in 2016.
In 1981, some 58% of households were
owner-occupiers. Even though this is the
tenure favoured by central government,
the figure grew by only 5% overall to 63%
in the period from 1981 to 2014, mainly
due to the rise in house prices relative to
incomes, the levels of deposit required
and the often restricted availability of
mortgage finance.
Effective urban regeneration will now
require a movement away from “welfare
housing” and insecure tenure towards the
creation of more diverse and integrated
communities, broadening the eligibility for,

My research suggests that to replicate
the successful 1945–80 approach now
would require a new national programme
that did the following.
bb National targets should be set for a
new housebuilding programme that deals
with need and demand in all tenures
and seeks an annual completion rate
of between 270,000 and 300,000 new
dwellings. Within that total, the aim should
be to achieve 110,000 affordable housing
programme completions each year.
bb A system in which investment in an
affordable and publicly owned housing
stock ought to be progressively
re-established, which is probably
achievable over two to three full
parliamentary terms. During that period,
there could be a gradual redirection of
public expenditure away from welfare
and housing benefits towards investment
in public-sector housing stock, held for
the longer term and ensuring provision of
social housing on the scale required.
bb The right to buy for council and
housing association tenants should be
repealed, as it has been in Scotland.
Along with this, the rights of council and
housing association tenants to enjoy
tenancies, potentially for life, should be
restored, the bedroom tax repealed, and
the cut-off points for benefits reviewed.
The terms of assured rental tenancies
should also be altered to ensure that an
initial two-year term is granted, while the
ability of local authorities to use section
106 agreements and the community
infrastructure levy to support key land
acquisition and compensation powers
should be reinstated and centrally
imposed HRA borrowing caps removed.
bb Appropriate councils ought to carry
out analyses of housing supply and

demand, evaluating needs over housing
market areas, disaggregating overall
figures on the basis of sub-region and
sector, and identifying the housing
requirement for private sale, private
housing to rent and affordable and
social housing in their areas.
bb Local authorities need
re-empowering, preferably as part of
a wider devolution process, to make
them responsible for the comprehensive
planning, programming and
management of housing, and ensuring
at least a five-year supply of land for
private- and public-sector development.
bb Housing association tenure ought
to be encouraged, with confidence and
certainty provided, where appropriate,
by government offering guarantees to
underwrite the necessary borrowing
programmes for associations.
bb The structure and mechanisms of
a national, overarching HRA should be
re-established, and the role of the Public
Works Loan Board reinstated, as the
main source of the long-term borrowing
required for a new national housing
programme. Suitable early safety nets
need to be provided, given that interest
rates are soon likely to rise and have
significant effects on mortgage arrears
and foreclosures. Such measures would
prevent any further decline in the level
of owner-occupation.
bb Early progress should also be
encouraged in the application of
factory- and system-built technology for
housebuilding through the procurement
processes of central and local
government and housing associations.
The building industry must re-engage
with apprenticeships and training as
part of a national housing programme,
and small builders should be assisted in
getting access to land and finance, to
fulfil the role they could potentially play
in housing development. b

Michael Sander FRICS has been in private
practice and public service as a chartered
surveyor for 50 years. He served as Chief
Housing Officer at Lewes District Council,
Director of Housing at the London Borough of
Lewisham, and as Chief Executive of Crawley
Borough Council. This article is based on his
master’s thesis, The causes of the National
Housing Crisis 1980–2016 (and necessary
policies for its solution)
msanderuk@gmail.com

Related competencies include
Housing strategy and provision, Planning
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E q u estrian develop ment

While demand for equestrian
development is on the rise, the
regulatory situation is trickier than it
might first appear. Jill Scrivener
offers some guidance

In the saddle

E

questrian opportunities are a hot topic
among clients as, with more than 1m
horses in the UK and activities increasing
in popularity, there is a strong demand for
facilities. The equine industry is the second
largest rural employer after agriculture, and
there are an estimated 1.3m regular riders in
the UK, with a further 3.1m wanting to return
to the saddle, according to the Equine Sector Council and the
British Horse Industry Confederation Mid-term manifesto for the
horse 2017. Clearly, this presents opportunities for landowners;
but before proceeding with any change of use, there are many
issues to consider.

Figure 1A

Figure 1B

Planning, rates and rights
In the past, there was only limited support in planning policy
for equestrian development, with changes of land use from
agriculture to equestrian struggling to garner support. However,
the position has now relaxed for land outside the green belt,
to reflect the growing demand for equestrian facilities and the
benefits this use can have on the rural economy.
Such a change of use does not always require planning
permission. If the land was part of a larger equestrian holding
that has been fragmented, becoming a separate planning unit,
and if it continues to be used for equestrian purposes, then it
is generally considered that the lawful pre-existing use of the
site continues. As there has been no material change of use,
planning permission is not required.
Another factor to consider, though, is that if there are
permitted development rights that are only available on
agricultural land and with buildings used for the purposes of an
agricultural trade or business, a change of use to equestrian
could remove your client’s ability to exercise these rights. Key
among these are the opportunities provided under Class Q, for
conversion from agricultural to residential use, as well as Class
R, for conversion from agricultural to a flexible commercial use,
which can be attractive for landowners.
Most advisors, and indeed landowners themselves, also know
that land in agricultural use benefits from property relief and can
be passed on free of inheritance tax. However, land in equestrian
use will not be afforded the same benefits, although equestrian
stud farms are an exception. Additionally, agricultural land and
buildings are exempt from non-domestic rates, while land in
equestrian use is not. This is becoming increasingly significant
in the light of the Valuation Office Agency (VOA)’s apparent
targeting of equestrian development and activities.
While equestrian businesses are rated as non-domestic,
what is less well known is that significant rate increases are
2 2 A P R I L / M AY 2 0 1 8

Areas of highest horse ownership (in red in 1A) compared
with areas of green belt (1B)
Source (Figure 1A): former National Equine Database
anticipated, and in the South East some riding schools and livery
yards have already been hit with hikes of up to 365%. It seems
that the VOA is specifically targeting equestrian development,
realising that many enterprises have slipped under the radar.
What is most surprising of all, though, are the implications
for equestrian facilities linked to private use. Few appreciate
that the core test for non-domestic rates is not whether there
is a business in operation but actually one of appurtenance –
meaning that the stables or facilities must be within the curtilage
of the dwellinghouse.
A good illustration of the issue would be a landowner or client
who competes in equestrian events at a high level. They might
own a few horses and also ride for others, so require stabling
for 15 horses as well as an indoor school, manège, horsewalker,
canter track and so on, all to be sited in the main yard area away
from the dwellinghouse. While there is no business in operation,
such facilities would be liable for non-domestic rates and at this
scale the cost would be significant.
So, whatever the proposal – commercial or personal use –
there are matters concerning rateable value that may need to be
factored into any final decision.
Generally, the justification advanced for equestrian use
proposals should ensure that proposed structures meet the
Image © iStock
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basic requirements, as detailed, for example, in the Department
for Environment, Food and Rural Affairs Code of Practice for
the Welfare of Horses, Ponies, Donkeys and their Hybrids. Land
availability should also be appropriate, allowing around 0.4ha
per horse – although horse size, stable availability and activity
management must all be taken into account.

Green belt
Although in the past there was often resistance to the equestrian
use of land, as has been mentioned, policies are nowadays often
permissive and broadly supportive – except where they concern
land in the green belt.
As of 31 March 2016, it was estimated that about 1.6m ha,
or around 13% of the land area of England, was in the green
belt. The government attaches great importance to such areas,
with the intention of preventing urban sprawl by keeping land
permanently open.
The original Planning Policy Guidance 2 supported equestrian
use of land as not being “inappropriate development” in the
green belt, with no need to demonstrate the “very special
circumstances” (VSCs) necessary to overcome harm. However,
this changed radically in 2012 when the guidance was replaced
by the National Planning Policy Framework (NPPF), which does
not identify a change of use of land as being “not inappropriate”
development. It is now therefore necessary to demonstrate
VSCs, which is notoriously difficult. This matter has been well
covered, with a useful summary provided in the judgment in
Fordent Holdings Ltd v SSCLG and Cheshire West and Chester
Council [2013] EWHC 2844.
If the land is in the green belt and benefits from an authorised
equestrian use, paragraph 89 of the NPPF states, among other
things, that the provision of appropriate facilities for outdoor
sport, outdoor recreation and so on is not inappropriate
development, as long as it preserves the openness of the green
belt and does not conflict with the purposes of including land
within it. Nonetheless, the Planning Inspectorate still appears to
take a hard line on the matter, and there are many equestrian
proposals in the green belt that are not supported at appeal.
The irony is that there is a clear correlation between areas of
land in the green belt and the peak clusters of horse ownership

across England, as indicated in red in Figure 1A. If we compare
this with green belt designation (see Figure 1B), it is clear that the
highest levels of equestrian ownership are in green belt areas,
which clearly presents a challenge.

Previously developed land
Paragraph 111 of the NPPF encourages the re-use of brownfield
land – land that has been previously developed – provided that it
is not of high environmental value. Annex 2 to the NPPF identifies
“previously developed land” as that which is or was occupied
by a permanent structure; it specifically excludes agricultural
and forestry buildings, but does not exclude equestrian land
or buildings. This is because the change to an equestrian use
is “development” in planning terms, and, therefore, equestrian
buildings constitute brownfield sites.
In the light of the restrictions around open countryside and
green belt, this could create an opportunity for landowners.
Although there are still other factors that must be considered,
sustainable development being a core feature of the NPPF,
designation of a site as brownfield will often provide wider
development opportunities.
The start of this article highlighted the potential loss of a
fallback position in relation to agricultural permitted development
rights through the change of a building to equestrian use.
However, if a building can be seen as a brownfield site with
greater opportunities for conversion or development, then there
could still be a fallback position and thus greater opportunities in
the future. b

Jill Scrivener is a specialist rural planning
consultant at Bourne Rural Planning
jill@bournerural.co.uk
www.bournerural.co.uk

Related competencies include
Land use and diversification, Planning
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R u ral ste wards h ip

A new agricultural
revolution?
UK agricultural subsidies are being revised to
encourage more responsible farming practices,
writes Luke Dale-Harris

I

In the middle of the previous
century, as war and political
upheaval left much of the
global population with
precarious access to food, the
so-called Green Revolution
saw a seismic shift in the
world’s farmland. With the
introduction of high-yielding
crop varieties, chemical
fertilisers and improved farm
2 4 A P R I L / M AY 2 0 1 8

machinery, it sowed the seeds
for today’s agriculture, and
was credited with saving a
billion people from starvation.

Unnatural economy
Now, according to a speech
given by UK Environment
Secretary Michael Gove to
the CLA Business Conference
in November 2017, we are
once again “on the cusp of a
new agricultural revolution”.
It comes in the context
of another impending
disaster. According to Gove,
environmental degradation
caused by modern, intensive
agriculture has left us
with “nothing short of an
emergency”, as degraded
soils, climate change and
collapsing ecosystems

threaten our ability to sustain
ourselves. Unless we change
our practices, we will lose the
natural resources that make
farming possible.
In recent years, the costs
of environmental problems
have put an increasing strain
on some farmers’ gross
margins. Researchers at
Cranfield University have
estimated that degraded soil
costs the UK £1.2bn a year,
of which farmers bear a large
brunt (http://bit.ly/2okFLzb).
Continuous cropping and
heavy herbicide use have
meanwhile led to the rise of
herbicide-resistant weeds
such as blackgrass, with yield
losses of up to 50% reported.
Change would be welcomed
by many. Revolution is

probably too strong a word
for the measures Gove has
in store, which look more
like a tweaking – albeit a
significant one – of existing
environmental regulations and
farm subsidies. Yet it could
still be the start of something
genuinely revolutionary;
as with renewable energy
policies, Gove’s idea is that, if
the right conditions, incentives
and investments can be
provided by the government,
then a more sustainable
agricultural economy will
develop its own momentum.
In time, and with the proper
market mechanisms in place,
the protection of on-site
environmental assets could
be a central part of any
competitive farm business
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plan. It is the government’s
intention, as Gove outlined
in his speech, that after
leaving the EU, the UK will
become the “world leader of
sustainable food”.

Subsidising service
This will be achieved through
a redesigned subsidy system,
in which the direct payments
per hectare that make up
80% of current subsidies
will be all but scrapped.
Instead, subsidies look likely
to be tied to the provision of
environmental services by
farmers and landowners. Gove
believes that this will shift us
away from the “inefficient,
ineffective, inequitable, and
environmentally harmful”
system of today, and help put
Image © Shutterstock

environmental assets on farm
balance sheets.
On the face of it, this
sounds much like the
existing Pillar 2 subsidy
system. But there are crucial
differences: where current
Countryside Stewardship
subsidies in England are
designed largely to provide for
income forgone by farmers
who protect habitats at
the expense of yields, the
new system is expected to
encourage them to build
functioning ecosystems into
their business in a way that
benefits rather than weakens
productivity. Farmers will be
encouraged to make nature a
business ally, not a scourge.
The potential of this
relationship is clearest in
the soil. The University
of Sheffield predicts, for
instance, that the UK has 100
years of harvest left before
much of our soil is unfarmable
(http://bit.ly/1VAQbrq). In the
flats of East Anglia, home to
our most valuable agricultural
land, that estimate is as low as
between 13 and 16 years.
If we are going to reverse
this process, restore our soils
and continue to produce
food at the same time, it can
only be through the rotation
of arable and horticultural
crops with those that foster
soil fertility, life and other
organic matter. In turn, these
rotation crops can provide
an array of other benefits,
from preventing weeds such
as blackgrass to supporting
wildlife and sequestering
carbon from the atmosphere.
Perhaps less clear is how
farmland biodiversity such as
birds and mammals can be
of benefit to farm systems.
While in most cases it
simply isn’t, the government
acknowledges the need to
support farmers in protecting
wildlife as a basic public good.
However, as Gove has pointed
out, there are often intricate
relationships between crops
and natural processes that
should be embraced for the
benefit of all. For example,

Simpler stewardships
Four new Countryside Stewardship offers have been
introduced in England for farmers and land managers to
boost biodiversity and help protect and enhance farmland
and the countryside. Significant improvements have been
made to the scheme to make it simpler and easier for
farmers and land managers to apply.
The four new offers – Online Arable Offer, Lowland
Grazing Offer, Upland Offer and Mixed Farming Offer –
provide tailored options covering the full range of different
farm types, so farmers and land managers can achieve
environmental benefits no matter where they are or what
they farm.
The popular Hedgerows and Boundaries Grant also
receives additional funding from 2018, with farmers and
land managers able to apply for a maximum grant of
£10,000, up from £5,000 in previous rounds.
Paperwork for the new offers is quicker and easier to
complete with streamlined evidence checks and shorter
application forms. The scheme is also non-competitive,
meaning that all farmers who meet the eligibility
requirements can get an agreement for as few as three
options or as many as 14, depending on the offer for which
they have applied.
The changes have been made to enable more farmers
get back into agri-environment schemes, with options
such as the popular nectar flower mix now available for
application in the Country Stewardship offers. The new
Upland Offer also provides an opportunity for farmers who
were on Higher Level Stewardship agreements to get into
Mid-Tier agreements.
These new offers complement the existing Higher Tier
as well as the Mid-Tier offer, which will continue to be
available on an enhanced basis, supporting agreements
to promote organics, water quality, wet grassland and
traditional orchards. b

Fiona Mannix is Associate Director of RICS Land Group

growing wildflowers under
crops or in pastures attracts
pollinators. In turn, the
pollinators attract predators,
which also prey on farmland
pests and in doing so protect
crops, thus reducing the need
for pesticides.
Economics still favours
intensive, continuously
cropped farming over a
more sustainable approach.
However, with politicians
poised to act, the market
looks set to change.
In preparation, Countryside
Stewardship in England
has been simplified and
streamlined, to help
farmers to start making

the environmental changes
that will serve them well
in the future. Farmers and
landowners alike should get
on board. b

Luke Dale-Harris is a policy and
research officer with the Farming
and Wildlife Advisory Group, South
West
lldh@hotmail.co.uk

Related competencies include
Agriculture, Management of
the natural environment and
landscape
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Mapping

Desert
drones

Philip Angell MRICS
on site in UAE

Carrying out drone surveys in the hot
desert environments of the Middle
East presents both logistical and
legal challenges. As demand for such
surveys is increasing, Philip Angell
offers his insights

T

There are a number of
regulatory approvals needed
to operate commercial
unmanned aerial vehicles
(UAVs) or drones in the United
Arab Emirates (UAE). With
each Emirate having its own
civil aviation authority under
the federal regulator, it can
be quite a challenge to obtain
the correct ones. Having said
that, the process is always

evolving, and is now a lot more
efficient than it used to be.
My company, VPS, received
its unmanned operator
approval from the UAE’s
General Civil Aviation Authority
in 2016. We operate in all
seven Emirates, and carry
out projects for high-profile
international engineering,
survey and consulting firms,
as well as governmental
bodies such as its waste
management division.
Most of our work focuses
on producing accurate maps
and digital outputs such as
true orthomosaics, digital
terrain models, contours and
3D models. We use senseFly’s
eBee fixed-wing drones
(http://bit.ly/2EFQMTB)

Case study: Fujairah city survey
VPS was invited to quote for an aerial, full-city survey using
our fleet of senseFly eBee RTK survey-grade drones. We
were also asked to advise the client on the most efficient
methodology in terms of cost and time. Consideration had
to be taken on the proximity to Fujairah Airport and its
aviation operations and also the tall buildings in the city.
The project consisted of a precise aerial survey of
22 sq. km of Fujairah city’s urban area for a proposed
stormwater drainage project. Project timing was estimated
at three days, but it was completed in two.
Accuracy
We set 5cm as the ground sampling distance (GSD), and
achieved an accuracy of 4cm for horizontal and 5cm for
vertical. This GSD was sufficient for such a large survey area.
Results
We produced a series of highly accurate 2D orthomosaics,
3D point clouds, contours, 3D models, digital terrain models
and digital surface models for the client.

2 6 A P R I L / M AY 2 0 1 8

mainly, in conjunction with
Pix4D and Global Mapper
products for processing, but
we are always bringing new
technology in to improve our
products and services. We
are also finding that demand
for “reality capture” – which
combines aerial data with
terrestrial data such as
photos or laser scanning – is
increasing, especially with the
huge infrastructure design
and development projects
found in the UAE.
A notable recent project
involved combining UAV
survey data with conventional
topographic methods and
ground-penetrating radar to
map a subsurface network
of utilities accurately. UAV
surveys cover large areas
very quickly, so we can survey
a 6 sq. km site, such as this
project, in a few hours.
The largest area we have
surveyed was 40 sq. km
in Abu Dhabi. The project
resulted in 20,000 images
and 2TB of data. The survey
was carried out in August
when temperatures were
approaching 50°C and the
humidity was nearly 100%.
As a result of these
conditions, we had to operate
between 6.00am and
10:30am, before temperatures
became too intolerable for
humans and machines. We
completed this eBee Real
Time Kinematic (RTK) project
in four days, making 85 flights
with just a small remedial infill
to image on day five.
Image © Philip angell

Harsh climates play havoc
with sensitive electronics,
so it’s always a fine balance
between getting more data
and shortening the lifespan
of the equipment due to
humidity, dust, hard landings
and excessive wear and tear.

Looking forward
There will be a lot more
automation to fieldwork in
future. Following the launch
of our website, we at VPS are
working on a drone planning
portal that will allow clients to
prepare their surveys online
and apply for the required
regulatory flight permits for
each mission. We will then
dispatch an operator to
fly the mission, with all the
client’s data being processed,
delivered and available for
their approval automatically.
Of course, you will always
need a qualified human to
oversee the process. I like
to deliver the data in person
and to see the client start to
think about their project while
looking at the results. C

Philip Angell MRICS is Managing
Director of VPS
pangell@vps.ae
www.vps.ae

Related competencies include
Legal/regulatory compliance,
Mapping, Remote sensing and
photogrammetry, Surveying land
and sea

RI CS LAND
JO UR NAL

A DV ERTISING

Compulsory Purchase:
Calculating the Claim
Various dates and locations
This lively training course looks at how to make the right decisions, the
documents required, application, declaration, the legislation applicable, the
Public Inquiry process, objections, calculating the claim and the role of
Lands Tribunal. This course can help you to:
• Analyse the process of making a Compulsory Purchase Order
• Appreciate how the Public Inquiry process works, and how legislation/
case law affects claims
• Identify claimable items, construct a compensation claim and present
your claim
• Calculate the compensation entitlement when no land is taken and
implement the necessary claim procedure.

Book today:

rics.org/compulsorypurchasetraining
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RICS Rural Conference
20 June 2018
Royal Agricultural University, Cirencester
This event comes back to the RAU to provide attendees with the
most up to date information on key issues of relevance to surveyors
operating in the rural sector.
2018 topics will include:
• The proposed agriculture bill
• Challenges and opportunities around Brexit
• Clean Growth Strategy - leading the way to a low carbon future
• Opportunities around renewable energy
• Valuation of development land
• Compulsory purchase orders.

Book your place online today:
rics.org/ruralconference
To a d ve rtise con t a c t C h r i s C a i r n s +44 20 78 71 0 9 2 7 or c hrisc @wearesu nday. c om
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MEASURE FROM IMAGES

PROFESSIONAL DRONE MAPPING
AND PHOTOGRAMMETRY SOFTWARE
GENERATE CLASSIFIED POINT CLOUDS, DIGITAL SURFACE AND TERRAIN MODELS,
ORTHOMOSAICS, TEXTURED MODELS AND MORE.
DESKTOP OR CLOUD PROCESSING

Pix4D.com

