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• Demolition
• Asbestos Removal
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Remediation & Clearance
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*Construction News’ Demolition Specialists of the Year 2014

Brownfield Development Specialists

Acres of opportunity

Please call us on:
Tel: 01661 832422
E-mail: info@thompsonsofprudhoe.com
www.thompsonsofprudhoe.com

Intrigued? We’ve listed some of our typical Estate
Management roles below – who knows, you
might just ﬁnd your dream job. You can ﬁnd out
more about current vacancies at
nationaltrustjobs.org.uk/ﬁnd-your-place/
estate-management

Estate Manager/Senior Estate Manager
These are new roles within the National Trust and
follow an in depth review of the Trust’s estate and
asset management practices. You’ll make a real
diﬀerence to the long-term wellbeing of our land
as you help us deliver our modern progressive
land management approach.

Senior Rural Asset Manager

We look after more land in England, Wales and Northern Ireland
than any other private landowner. Some 650,000 acres.

Working with an incredibly wide range of assets
across the country, you’ll make an important
contribution to their future as you ensure that all of
our assets are being used as eﬀectively as possible.

Assistant Rural Surveyor
Our diverse portfolio includes woodland, moorland and lowland, arable,
pasture and wildlife rich meadows all of it nationally treasured countryside,
coastlines and cliﬀtops. So, as you can imagine, Estate Management at the
National Trust is a vast – and vital area – of our work. It always has been
and always will be.

Working with the property teams and under the
guidance of a senior fellow professional, you will
be helping to deliver a professional rural
surveying service, successful land management
and conservation.

We’ve recently redeﬁned our strategy and made some revolutionary changes
to signiﬁcantly improve how we do things in Estate Management. Joining
our talented team, you’ll build on these strong foundations and take on
unique, interesting estate management work that will undoubtedly shape
the future of the National Trust and all the property it owns and protects.
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Gerard

Smith
FRICS

This issue includes a piece on the
recent Surveyors advising in respect
of compulsory purchase and statutory
compensation, work which was led by
the Planning and Development and Rural
Professional Groups. All rural members
engaged in compulsory purchase
should familiarise themselves with this
professional statement. Face-to-face
and web classes are being offered with
RICS Training, too. The Rural Professional
Group has also led an insight paper, Value
of natural capital – the need for chartered
surveyors, reviewing environmental
valuation by valuers, land managers and
estate managers. Visit www.rics.org/rural or
email Fiona Mannix (fmannix@rics.org) for
either publication.
At April’s rural board meeting in Cardiff,
the second stage of the APC consultation
from May to August was discussed; keep
an eye on rics.org/news for ways to get
involved. Meanwhile, RICS and the Royal
Agricultural University are seeking to
widen the questions and contributor base
of their joint Rural Land Market Survey
and Farmland Market Directory of Land
Prices; email rebecca.marshall@rau.ac.uk.
I am also looking forward to seeing
many of you at our rural conference in
Cirencester in June (see Update).

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

Stephen

McKenna
MRICS

One of the questions arising from the
Environment & Resources conference
concerned a lack of minerals surveyors
4 J U N E / J U LY 2 0 1 7

entering the profession. The board has
discussed this issue quite a lot, following
concerns that no accredited minerals
surveying courses are now available.
One graduate working in the sector
mentioned to me that the emphasis in
courses today on the built environment
means minerals surveying is not seen as a
realistic career. He agreed that there are
good opportunities in the sector, though,
and that the conference reinforced this.
I would like students or graduates
interested in minerals to be encouraged
to attend these events, as well as
taking e-learning programmes or
apprenticeships. I have asked RICS to
consider the options and am in touch with
practitioners. I also hope we can discuss
this at our next event in Bristol in October.

But the biggest success has been
bringing together five disparate
professional groups with similar core
knowledge and helping them work
together. Our international regions
Oceania and Asia/Pacific are combining
their land and resources boards, and
the term “land professional” is being
used regularly by the UN and World
Bank. UN-Habitat and the UN Food and
Agriculture Organization are developing a
core curriculum for land professionals in
low- and middle-income nations, and we
have made sure that the new APC land
pathway is connected to this.

Geomat i cs

Gordon
Land & Resources
Global board

Barney

Pilgrim
FRICS

In our 2014–17 strategic plan, a key
initiative of the Land & Resources
Global Board was the formation of
the International Land Measurement
Standards (ILMS) Coalition. ILMS are
gaining a lot of traction with recent
presentations at the World Bank, the UN
Economic Commission for Europe and
the UK’s Department for International
Development. The first draft is being
discussed by the global group, and
we are getting consensus on the key
elements required to streamline and aid
transparency in land transfer.
Other board initiatives include a
combined global APC pathway in land;
major research on the valuation of
unregistered land that is now almost
complete, and will be used by UN-Habitat
as a basis for a new global land valuation
toolkit; an insight paper on ecosystem
value (www.rics.org/valuenaturalcapital)
and another on smart cities and big data
that is nearing completion.

Johnston
FRICS

The chairs of the various professional
groups convened at a one-day seminar
and workshop in April to discuss RICS’
strategic view for 2020. It was interesting
to hear other groups express views that
Geomatics has often voiced, specifically
the lack of a skilled workforce and
insufficient numbers being attracted to
our discipline, the risks and implications
of regulation and new technologies that
may disrupt our business models and
practices, and how RICS is challenged
to provide the appropriate support and
services to our professional group and
individual members.
The latter can be a changing target
thanks to the different way Geomatics
members perceive the health and
vibrancy of our sector and its priorities.
Members must offer their views so we
can take strategic steps forward. RICS’
vision in 2020 must be in focus very soon.
Three important conferences are
coming up as well. The 4th GeoBusiness
event in London is on 23–24 May,
and the FIG (International Federation
of Surveyors) working week is in
Helsinki on 29 May to 2 June with

RI CS Land
JO UR NAL

UPDATE
RICS representatives attending. A third
significant event is the inaugural UN
Ocean Conference on 5–9 June in New
York city, which reflects the growing
realisation that seas are vitally important
to us all. In Geomatics, we will have
opportunities to help understanding of
the oceans as to date, less than 10% of
our seas have been fully surveyed using
modern digital techniques.

Walking on aerial 3D

Paul

Ordnance Survey (OS) has launched its
Aerial3D viewing tool, which contains
more than 750,000 routes shared by
walking, cycling and mountaineering
publications and groups, among others.
Aerial3D enables routes to be viewed
from all heights and angles. Ben Nevis,
Snowdonia, Cheddar Gorge (right)
and other sites can be seen in great
detail, as can Britain’s coastline. One
of Aerial3D’s main advantages is that it
allows users to plan a journey in advance
by giving them a better perspective of a
route’s potential difficulties.

MRICS

Trees and pollution

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

Collins
The government has sought views
on how to increase the supply of new
housing, particularly homes for rent.
However, one thing not fully addressed
in the white paper is the possibility of a
special use class order for such housing.
There is anecdotal evidence that
developers wishing to buy land to
build housing for sale will often outbid
developers of housing for rent. Having
some sites allocated for certain tenures
might even up the market – and be
reflected in the residual land value.
Housing associations and local
authorities might also take advantage of
this as well as developers in the private
rented sector. Some sites could be
allocated a split-tenure use class order
to achieve a mixture – which might also
encourage local authorities to allocate
more land for housing overall, not less.
Another growing issue is the reduction
in land allocated for employment, as
housing acquisitions get first bite. This
can be further exacerbated by permitted
development rights being extended
from conversion of offices into housing
to industrial property as well. We might
need to rebalance the planned needs of
all competing land uses more finely.
Some of these issues will get an
airing at the Planning & Development
Conference in June (see Update).

Software has been used to assess the
different effects that trees can have
on urban air.
FluidAir uses computational fluid
dynamics to simulate the flow and
dispersion of pollutants in complex
surroundings, such as city streets.
EarthSense Systems integrated road,
building and tree data to create an
accurate 3D model of Marylebone
in London. Recorded pollution levels
were combined with traffic flow data
from the Department for Transport
and meteorological information from
London City Airport to calculate
pollution concentrations and analyse
different tree types and configurations
“The cost of air pollution in the UK
is estimated at £54bn, and between
29,000 and 40,000 people are
thought to die prematurely from its
effects,” said Antoine Jeanjean, Head
of Modelling at EarthSense. “This
study confirms that street air quality is
altered by trees in many different ways
by street geometry, wind speed and
direction and sampling height.”
Images © OS (top); EarthSense/Google Earth (above)

Nick Giles, OS
Leisure Managing
Director, says: “The
introduction of the
Aerial 3D viewing tool is another major
step in making the outside enjoyable,
accessible and safe for all. The new
feature is perfect for anyone thinking
of hiking, biking or climbing in Britain. It
helps them to plan in accordance with
their skills and experience.”
The app won the 2017 UK Outdoor
Industry Award for Digital Product.
n http://bit.ly/2nOLGdx

Conference dates
RICS Planning and Development
Conference
15 June, London
The programme includes discussions
on topics such as the housing white
paper, compulsory acquisition of land
for housing, garden villages and the
Community Infrastructure Levy. It is
chaired by Chris Cook, of Kingsgate
Property Consultants.
n rics.org/plandevconference
RICS Rural Conference
20 June, Cirencester
Topics being discussed will include new
markets for land and nature, diversity
in the rural profession, planning and
agritech. Chair of the Agriculture and
Horticulture Development Board Sir
Peter Kendall will also take a closer
look at the agricultural sector in the
light of Brexit.
n rics.org/ruralconference
RICS Diversity and Inclusion
Conference
29 June, London
This year’s programme will demonstrate
the business case for having a diverse
and inclusive workforce.
n rics.org/diversityconference
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RICS Recruit
Where recruiters go to find the best
surveyors in the industry
RICS Recruit is the UK’s No. 1 built environment job
recruitment board with almost 1,000 active vacancies
in the UK and around the world.
RICS Recruit is packed full of knowledge and guidance to
support your career development.

Find your future job today

@ricsrecruit

RICS Recruit

ricsrecruit.com

Rural Conference 2017
20 June 2017, Cirencester
Building resilience in the rural sector: Adapting to change and exploring new
opportunities
Join us as the keynote speaker from the AHDB Sir Peter Kendall discusses
the impact of impending changes on the agriculture and exports sector and
what is required from the industry to succeed in this rapidly changing world.
A key theme for this conference is around building resilience and
includes sessions such as new markets for land and nature, a focus on the
Digital Economy Bill and opportunities around agritech.
Ensure you understand the changes impacting the rural sector.

Book online today at:

rics.org/ruralconference
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UK seabed managers
The Crown Estate has collected and shared data to encourage investment in
UK offshore renewables, as Chelsea Bradbury explains

T

he British offshore wind sector
meets around 5% of the country’s
annual electricity demand, and is
on track to hit 10% by 2020. The
UK is leading the field in this area,
with roughly the same number
of offshore wind turbines in our
waters as there are across the rest
of Europe.
Yet less than 20 years ago this
market was in its infancy, and as
manager of the UK seabed, the Crown Estate had to understand
how to unlock commercial value for the industry offshore.
As recently as the millennium, when the first wind turbines
were installed in UK waters, investment in the sector was a
challenging proposition: costs remained comparatively high,
the supply chain was patchy and the technology was young.
Alongside this, prospective developers had to start from scratch
to carry out the research required to assess a project’s viability –
which covers everything from weather data to seabed conditions
and habitat studies.
Effectively the ‘seabed landlord’, the Crown Estate has rights
to award commercial leases for offshore renewable energy
projects. We took a proactive approach to bring the industry
together and encourage collaboration, helping to remove risks
from the planning process and attract investment. In doing so,
we helped to make the seabed a more productive asset, both for
us as a business and for the UK economy.

Marine Data Exchange
As part of this approach, the Marine Data Exchange (MDE)
was born, to provide a resource for offshore energy customers
and prospective developers to store, manage and share data
throughout the lifecycle of a project – from feasibility and
consenting surveying through to construction and operation.
This resource, the first of its kind in the world, gives anyone
with an interest in the marine environment free access to a pool
of shared research, and by enabling collaboration, has helped to
de-risk investment offshore.
The MDE is now one of the world’s biggest sources of
offshore renewable data, with more than 500 new surveys
added since 2015. Sixty per cent of all survey work completed
by the Crown Estate’s renewable energy customers is freely
available via the platform, and includes research not only on
offshore wind projects but wave and tidal schemes and marine
aggregates as well.
Image © iStock

More than 7,700 data sets were downloaded from the site
last year by a growing number of consultants, developers and
academics, as well as visitors from the government and NGOs.
It is also attracting increasing interest from across the world,
with users logging in from countries including the USA, which
launched its first operational offshore wind farm last year;
Taiwan, one of the key target export markets for firms in the UK’s
offshore wind supply chain; and the Netherlands, which is now
home to one of the most mature markets in the sector.
Since those early days, we have seen huge advances in the
UK’s offshore wind industry, in terms of technology, capacity,
delivery time and, most importantly, price. As the latest statistics
from technology innovation and research centre the Offshore
Renewable Energy Catapult show, the average lifetime cost
of energy agreed for projects that reached final investment
decision stage last year was £97 per MWh, already below the
industry’s target of £100 set for 2020.
Moreover, as the Chief Executive of trade association
RenewableUK Hugh McNeal commented, there is every
expectation that the next generation of offshore wind projects
will come in at even lower cost, reaching prices beneath those
agreed for new nuclear schemes, including the recent Hinkley
Point deal.
There are now 1,463 wind turbines in operation in UK waters,
taking up less than 1% of our total seabed, and contributing
5.1GW of capacity to the nation’s energy mix. The wealth of
data that has been collected over the lifetime of these projects,
now consolidated in the MDE, has a continuing role to play in
helping the industry on its path towards maturity – while for us
as ‘landlord’, it helps to make best use of the prime real estate
beneath UK waters. C

Chelsea Bradbury is Marine Data Advisor for the Crown Estate
chelsea.bradbury@crownestate.co.uk

www.marinedataexchange.co.uk

Related competencies include
GIS (geographical information systems), Legal/regulatory compliance,
Use of marine environment
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Joining the
blockchain gang
Manohar Velpuri details the development of modern
financial tech and cadastres, their relationship to
blockchain systems and how they are being applied to
land and real-estate transactions around the world

A

well-functioning
cadastre is
essential for
legal access
to land by the
poor. It should
help secure land
and property
rights, aid asset creation and contribute
to better real-estate land transactions.
Financial tech or “fintech” – software
and other technologies used to support
banking and financial transactions – has
gained importance in land reforms since
2010 (see box, below), along with phases
of cadastre (see box, right).
The first phase of fintech overlaps
with cadastre 3.0. Cadastre 1.0 and 2.0
set the stage for better access to land
and hence improved land transactions.
Following the growth of fintech start-ups
since 2012, the first phase has been seen
as successfully allowing start-ups to
partner with traditional banks, rather than
disrupting business.
Although fintech 1.0 and subsequent
stages do not mark major disruption,
they have still seen significant changes
that attempt to reduce expenses in land
transactions through the integration of
the cadastral system.

The first wave has only started
creating the conditions for disruption.
In the second wave, players created
leverage on business models with their
existing expertise, and cadastre 3.0,
coupled with the changing demands
of consumers and the democratisation
of big data, led to a fintech rebirth in
managing land transactions.
As fintech 3.0 will aggressively use
strategies based on blockchain (see
Land Journal March/April 2017, p.20)
to distribute digital data globally, so
cadastre 4.0 will develop leverage on
such distributed ledger systems. It will
also exploit the Internet of Things to
enable effective use of data. Cadastre
4.0 aims to create a cadastre for the
people by the people.

Cadastre 4.0 and fintech
Land transactions usually require the
signing of contracts, bills of sale and
credit documents by buyer and seller.
But can transaction times be shortened
by using blockchain technology?
Blockchain could after all enable
integration and use of brokers,
government property databases,
title companies such as insurance
and property databases, escrow

Fintech phases
Like other software such as the web, fintech has developed in distinct phases (see
Figure 1). Fintech 1.0 marks the emergence of peer-to-peer lenders and payments
in the financial services industry, and financial support from land transactions
begin to come from other sources as well as banks. In fintech 2.0, emerging
players are supported by banks and start to work together. Land transactions grow
in number due to changing access to credit.
With fintech 3.0, banks survive the change to alternative financing and look more
like financial integrators. Banks that adopt the blockchain will play a major role in
land transactions. At fintech 4.0, the financial integrator becomes more symbiotic
and aggressively distributes blockchains digitally and globally, through the use of
the Internet of Things and big data. National governments plan to place land titles
on the blockchain, ensuring transparency and ownership rights for everyone.

8 J U N E / J U LY 2 0 1 7

Three stages of cadastre
Cadastre is a methodically
arranged public inventory of data
about properties in a country
or district, based on a survey of
their boundaries.
Cadastre 1.0 has been used to
record the development of space
above and below a parcel of land.
Cadastre 2.0 has been about
3D and better modelling, a
continuum of rights – recognising
different tenures without
preference – and citizen
engagement, which began
open mapping using mobile
technologies. With information
provided by citizens, this can
offer details on ownership,
transfer, use, value and tax
in formats that are easily
transferable to valuation and
real-estate management.
Cadastre 3.0 in turn focuses
on contents being made public
with governments offering data
for commercial use to make
a “creative economy”. It also
encourages public–private
partnership models.

RI CS Land
JO UR NAL

Case study: Denmark
Cadastre 3.0 and fintech 1.0 have
improved real-estate management
in Denmark. Cadastral mapping
enables efficient real-estate land
transactions with global collateral
management, and supports
economic development and growth.
In Denmark, there are four basic
registers of properties:
1. the cadastral register
2. the land register
3. the building and dwelling register
4. the property valuation register.
Cadastre 3.0 and fintech 1.0
enable transactions to be digitised,
removing much current friction.
A simple yet robust homebuying
process based on an improved data
environment could be based on the
Danish example, as its registers
and housing purchase process can
be seen as a perfect cadastre 3.0
situation: the system evolved over
time using the internet as a platform,
developed through the collaboration
of citizens.

(third-party) companies, inspectors and
appraisers and public notaries.

the use of third parties to make an
assessment of the sale process.

Cadastre 4.0 and blockchain

Blockchain allows for syndicating
trust on a peer-to-peer basis when
communicating assets. Rather than
having a powerful intermediary
establishing the trust required to maintain
records, a distributed network of
participants does so instead.
Data that is located across multiple
sites, countries or institutions is shared

Blockchain offers three essential qualities:
1. secures data so it is incorruptible
2. enables a public audit every 10 minutes
3. makes it easier and less costly to
register property rights because citizens
can use the service on their smartphones;
the blockchain can therefore be used as
a notary service, rather than requiring

and synchronised in a distributed
ledger, akin to a spreadsheet or
database that runs across billions of
computers. Transactions are validated
by a community called “miners”, who
use big computing resources to achieve
consensus and are rewarded with digital
money – namely cryptocoin, a digital
token with monetary value.
Public blockchains provide a distributed
database to record information that is
uncensored and is accessible for anyone.

Figure 1
Overlap of web iterations with cadastre and fintech development

Infrastructure

0.0

1985 - 1999
Access, Information, Ecommerce
1:M
Business to Consumers

Fintech
Telegraph

1866 - 1967

2010-2020
Mobile network, Internet of things
and 3D printing
M:M
Machine to machine
ATM E-banking E-wallets
Fintech 1.0
emergence of peer-topeer lenders and new
payments companies
2010-2014

collaboration and
cooperation
Mobile banks

Fintech 2.0

Fintech 3.0

Innovation Labs, Accelerators,
Hackathon run by banks
2014-onwards

Cadastre 1.0 - Access Cadastre 2.0 - Sharing Cadastre 3.0 - Value Cadastre 4.0 - Partnership model
participatory
information sharing,
interoperability and
collaboration
Image © Shutterstock

partnership model building coalitions/symbiosis
cadastre for people made by people
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Every few minutes, the transactions are
verified and stored in a block, each of
which must refer to a previous block,
forming a blockchain. These chains
permanently time-stamp all transactions,
enabling a distributed platform for
protection and transfer of money.
Seventy per cent of people who own
a property do so through a title. Putting
these rights in a blockchain means they
cannot be hacked through a central,
governmental server, as a distributed
ledger is estimated to be 20 times more
powerful than all computer resources put
together. To hack a bitcoin blockchain
back two years needs enormous
energy as it has been secured by strong
cryptography. Stealing a title is not easy.

Cadastre 4.0
Cadastre 4.0 will close the circle between new technologies and automation
of processes, products and services and stakeholders, including citizens and
landowners as essential partners at the same level.
It will also support partnerships and symbiosis between professionals in
private and public service, between citizens and public authorities, and between
technology and society. The system enables permanent communication between
people, procedures and products, and encourages the engagement of citizens
as well as greater transparency and accountability to generate more trust in the
cadastral system.
Cadastre 4.0 will also have five or more dimensions; the fourth dimension being
temporal and the fifth being anticipation, with further dimensions being precision
of the anticipation, defined as unique and homogeneous rights such as ownership
rights or land-use rights, responsibilities or restrictions that are linked to the
whole entity, as in a land administration system.

Around the world

Case study: Georgia

The transparent, secure blockchain
register is already interesting several
countries that want to document land
ownership. Property title record-keeping
is labour-intensive to administer and
susceptible to fraud, so some countries
have taken up blockchain-based land
registry projects.
Honduras was perhaps the first to
pursue such an initiative in 2015. The
Republic of Georgia (see box, right),
working with blockchain technology
company the Bitfury Group, is also
developing a system for land transactions
and property titles. In Nicaragua, more
than a third of rural land was held without
clear title and could be seen as a case
for implementing a blockchain-based
registry. Estonia has the infrastructure for
public registers to be reviewed, including
property registers, using blockchain.
Blockchain can unlock land capital and
have a social impact while reducing costs
and increasing revenue for governments.
Almost 90% of rural land in Ghana is
not recorded in an official database and
lacks tenure security. This absence of
title greatly limits borrowing, causing
problems with conflict and succession.
The organisation Bitland is therefore
creating a blockchain-based land registry
for the country; participating NGOs with
legal recognition from the Ghanaian
state are developing their land through
transparent registers of ecological
systems, resolving land conflicts by
saving the title to the blockchain.
Bitland created a system capable of
reducing corruption in land disputes
and preventing unfair advantages for
the government. The project could bring
wealth to entire communities, not just the
few. It uses a decentralised trustless
technology platform known as BitShares
blockchain to reduce the gap between

bb Start date of phase I: April 2016
bb Expected date of operation: before end of 2017
bb Objective: to develop a pilot system for registering land titles using bitcoin
currency and platform in Georgia
bb Aims: transparency in real-estate transactions and the prevention of fraud;
reduction of property registration fees in Georgia by 95%.
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Georgia is the first country to use the bitcoin currency and platform to complete
property-related government transactions, and secure and validate official land
transactions without human interference. It is secure because the ledger is
distributed across many computers, so a would-be hacker would need to attack
at least 51% of the network simultaneously to alter records.

the government and unregistered areas.
It creates a crypto-token for every
claim and transaction on the BitShares
blockchain through voluntary participation
by personal and or community consent,
which is time-stamped and approved by
the government for later reference.
The Bitland Global organisation has
issued a digital token called CADASTRAL
to represent the Bitland Network.
CADASTRAL uses the Bitland application
to register land titles, settle disputes,
sell land, purchase property and issue
microloans for commercial development.
Twenty per cent of all proceeds will go to
a reserve with multiple denominations of
the CADASTRAL network.

Conclusion
Efficient land transaction management
currently depends on the maturity of the
cadastre. The land transaction cadastre
is relevant in developing countries,
especially those with a considerable
amount of unregistered land.
Land transactions also need
quality-aware procedures and services.
Quality is related both to data and the
context in which it will be created and
used. The inventory of needs for cadastre
4.0 would also lead to the expansion of

scope of ISO 19100 standards. ISO/TC
307, with the scope for standardisation
of blockchains and distributed ledger
technologies to support interoperability
and data interchange among users,
applications and systems, is now being
worked on by Standards Australia along
with the standards related to cadastre.
There are currently 15 other
participating countries involved with
the proposal, including the UK, Canada,
China, Germany and the USA, as
well 17 observing countries, including
Argentina, the Republic of Ireland, Spain,
Switzerland and South Africa. b

Manohar Velpuri is a Massachusetts Institute of
Technology-certified fintech specialist
manohar.velpuri@gmail.com

www.rics.org/futures

Related competencies include
Leasing/letting, Property management,
Purchase and sale, Valuation
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Landlord
and tenant
relationships

I

Fiona Mannix outlines the
requirements that RICS-regulated
members and firms must fulfil

n a late amendment made to the Land
Reform (Scotland) Act 2016, the Tenant
Farming Commissioner was required
to report to Scottish ministers within
12 months on the operation of agents
of landlords and tenants in relation to
agricultural holdings.
Following the act’s passage, the
Scottish government appointed an
interim advisor on tenant farming,
Andrew Thin. RICS in Scotland met him
on numerous occasions to discuss landlord–tenant relationships,
during the course of which RICS codes were reviewed and
found to be “excellent”.
After engagement with stakeholders, Thin drafted two
guidance notes, A Brief Guide to Maintaining Good Relationships
for Landlords, Tenants and their Agents and A Brief Guide
to Third Party Feedback and Appraisal for Agents and their
Employers. RICS in Scotland provided feedback and sent the
guides to RICS rural professionals.
There were then discussions with stakeholders, after which
Thin intended to launch an application or website where agents
could be rated by landlords and tenants on their role and
behaviour during rent reviews. Instead, RICS in Scotland offered
to undertake a survey, covering not just RICS rural agents but
the wider rural profession. RICS in Scotland’s Dispute Resolution
Services (DRS) – which operates independently and impartially,
with all management and administration systems accredited to
BSI standards ISO 9001: 2008 – collated the survey data.
However, the response to the survey was extremely
limited. Subsequent discussions between the Tenant Farmers
Association (TFA) and the RICS UK Rural Professional Group
Board staff representative in London have resulted in the
association verbally informing RICS of some issues with the
behaviour of agents beyond Scotland who are believed to have
fallen short of what is expected from a professional; no agents
were identified. RICS in turn advised the TFA of the standards
expected from RICS members and firms.
All RICS-regulated members and firms are expected to meet
the principles in the organisation’s rules of conduct and comply
with all mandatory professional statements under those rules.
RICS-regulated firms are also obliged to provide complainants
with access to seek independent redress if the firm is unable to
resolve matters via its internal complaints-handling procedure.

Standards
In addition to the rules of conduct, RICS professionals must adhere
to RICS global professional and ethical standards, which are:
Image © iStock

bb
bb
bb
bb
bb

to act with integrity
always to provide a high standard of service
to act in a way that promotes trust in the profession
to treat others with respect
to take responsibility.

Anyone, not just clients, can make a complaint against a member
or firm who is regulated by RICS, and these complaints are then
dealt with in five stages.
1. Receipt of complaint: when RICS receives a complaint,
it assesses it and may ask for further information from the
complainant or the professional.
2. Assessment: RICS decides whether to start an investigation.
If it decides not to, it will provide the complainant with its
reasons for not investigating.
3. Investigation: if RICS does start an investigation, it will send
a copy of the complaint to the professional concerned and ask
them to respond.
4. Information and advice: RICS may ask the complainant or the
professional to provide more information, and it may seek advice
from another surveyor, a lawyer or anyone else it thinks may be
able to help.
5. Decision: RICS will decide whether there is evidence of
misconduct or serious incompetence, and whether it needs to
take disciplinary action. It will inform the complainant and the
professional of this decision.
The following provide quick links on how to register a complaint
with RICS, further information about the types of complaints
received, and the way these are assessed.
bb rics.org/complaints
bb rics.org/complaintsteps
bb rics.org/disciplinary
The RICS regulatory structure is the mechanism by which
the organisation holds all regulated members and firms to
its globally recognised standards, which is vital in inspiring
confidence among clients and the public. That applies across
all sectors in which RICS members operate, not just to the rural
landlord and tenant sector. C
This is an abridged version of an article that was written for
publication by the TFA

Fiona Mannix is Associate Director, RICS Land Group
fmannix@rics.org

Related competencies include
Agriculture, Landlord and tenant
(including rent reviews and lease renewals)
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Data collection

Bob Chell details how automated
validation quickens submissions by
the National Trust for Rural Payment
Agency grants

Speeding
grant
applications

V

erifying geographic records can
be a nightmare; it is laborious and
time-consuming, especially for
owners and managers of large
areas of land. Inevitably, it involves
collating a stack of separate
records gathered by a scattered
team of ad hoc surveyors – often
land rangers or others whose
main job is not data collection –
followed by a painful process of cross-checking and revalidation.
In recent years, though, we have seen firms taking a
different approach. Enabled by advances in technology, many
organisations are streamlining the collection and validation
process by placing responsibility on the people who know the
information best – those on the ground, at the point of collection.
The National Trust is a long-standing client of geospatial data
management specialists, 1Spatial, and the organisations have
recently worked together on one such project.
As well as thousands of ancient monuments, historic houses
and gardens, the trust owns 250,000ha of land and 1,250km of
coastline in England, Wales and Northern Ireland, making it the
UK’s second largest landowner after the Forestry Commission.
It relies on various sources for its income, including membership
subscriptions, donations and legacies. But grants received from
statutory bodies are also an important source of funding.

Agricultural grant applications
As the owner of large tracts of rural land, the National Trust
is eligible for agricultural grants worth around £10m a year.
This money, received through the Rural Payments Agency
(RPA), supports a range of conservation projects, including the
protection of rare habitats and species, heritage features and
beautiful landscapes. The funds are also used to improve public
access and to support sustainable farming.
The application process is thorough and detailed, requiring
the trust to validate information through a framework provided
by the RPA. Each year, it must check its application to ensure
that records reflect current land uses. For England alone, there
are 9,000 separate land parcels, in turn subdivided into 15,000
land-use areas, to be surveyed, validated and updated. This work
is the responsibility of 150 site monitors, who tend to be local
rangers or others familiar with their areas.
1 2 J U N E / J uly 2 0 1 7

k Users are first presented with land parcels needing validation, which
are coloured red
Chris Cawser, Conservation Core Data Lead at the trust,
is responsible for geospatial data relating to its land and
properties. He is closely involved in the annual grant application
process, and says: “It’s invaluable to get input from those who
know the lie of the land.”
Where the dimensions of a land parcel have changed, perhaps
when fences have been removed or put up to open or subdivide
it, the records must be updated. Once the framework is correct,
the current land use must be recorded – for example, permanent
grassland, scrubland or forestry – and its eligibility for grant
funding assessed.
A 2ha parcel might be eligible for a grant as permanent
grassland, but if 0.5ha of the land is used as an overflow car
park that portion is ineligible. There are stiff penalties for
misreporting land use, so accuracy is critical for the trust.
In the past, this process of surveying, validating and collating
grant data has been onerous and time-consuming. Site monitors
collected data in applications such as spreadsheets, which were
then collated and validated.
Only some weeks after the survey would any queries come
to light. At that stage, site monitors would be contacted to
check and possibly to resurvey an area. Spreadsheet and other
software also frequently contained large amounts of free text
data that was subject to error and misinterpretation.

Automating validation
When the National Trust moved its geospatial systems to Esri’s
ArcGIS®, 1Spatial supplied Geocortex Essentials to create
custom applications on top of the ArcGIS platform.
Using this, Cawser started to look for ways to make data
collection more efficient. With support from 1Spatial’s

“
There are stiff penalties for
misreporting land use, so
accuracy is critical
Images © 1Spatial

RI CS Land
JO UR NAL

“
The whole data collection
experience has improved

projects along with all required data and related imagery direct
to their tablet or laptop.
As the survey work progresses, the system runs more than
200 rules on the surveyor’s device to ensure that collected
data complies with data model requirements. A further 400
rules are run back in the office before any new data is accepted
into the core database. If the rules identify that there are any
discrepancies in the data, the system automatically dispatches a
remedial job to the surveyor.
In the aftermath of the winter floods of 2013–14, a similar
approach helped the Environment Agency develop an
iPad-based survey tool to support the military’s rapid inspection
of the nation’s 150,000 most critical flood defence assets.

Avoiding queries

k The workflow prompts the users to enter only the attributes required
for that selected parcel
consultants, he created an approach using the package’s
Workflow capability.
“Geocortex is really good for getting an application built and
deployed quickly,” says Cawser. “For more complex workflows,
we’ve had 1Spatial come in for consultancy days. It has given
us the building blocks to re-use in other projects. It’s a very
collaborative approach.”
Cawser’s applications allow site monitors to enter data
directly into their web browser. The automated workflow runs
validation checks as data is being entered, to ensure that each
entry complies with required data standards and expectations.
“We effectively front-load the data validation, using scripts to run
error checks before data entries are accepted,” he explains.
It is an approach that 1Spatial has used with other clients.
At Ordnance Survey Ireland, field surveyors now receive their

For the National Trust, most errors or discrepancies are now
identified at the point of entry by the site monitor. As a result,
monitors receive far fewer queries following surveys, minimising
the need for any to be carried out again.
“We are placing total control of data verification in the hands
of the staff who have the knowledge about what is being
collected,” says Cawser. “The whole data collection experience
has improved massively for site monitors and it’s been really
positively received. We avoid the ‘Are you sure this is correct?’
calls, which saves everyone’s time and reduces frustration.”
Automating data validation at the point of entry also avoids the
need for lengthy checking before the data is submitted to RPA.
“Last year, pulling together and validating all the data we needed
to submit took me six weeks,” Cawser says. “This year, we spent
just one week creating scripts to output the data and verifying the
results. Next year, even that week should be reduced, because we
have everything set up. It’s a massive saving in time.”

Conclusion
There is no escape from admin. Wherever grant funding
depends on accurate location data, there will be a need for
robust validation and reporting. At the same time, everyone is
under pressure to achieve more with fewer resources.
Reliable, repeatable automation, such as the rules-based
validation described above, can dramatically reduce the time
that experts spend checking data. And with the ubiquity of
mobile devices, that automation can happen at the time and
point of collection. b

Bob Chell is Head of Consulting at 1Spatial
info@1spatial.com

https://1spatial.com

Related competencies include
GIS (geographical information systems), Legal/regulatory compliance,
Management of the natural environment and landscape

k The workflow highlights only those areas to which the attributes refer
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L and

The complex and overlapping nature of
these issues has seen organisations and
individuals coming together to consider
them. Last November, more than 250
people from housing, food and planning,
attended the two-day “Land For What?”
event in London to discuss how the
benefits from the way that land is owned,
valued and managed can be shared
more fairly and sustainably. Many more
have attended smaller “Land For What?”
events over the past 18 months.

Common good land use

Communities are
managing land for
benefits such as
food growing

Common land
values
Mark Walton considers new ways of thinking about
how land should be owned, valued and managed so
that the benefits can be shared more widely

F

or many years, there
has been little public
debate about land
issues. This is no
longer the case.
Scotland has
passed significant
land reform and
community empowerment legislation,
enabling community buy-outs of some
privately owned land. In Wales, devolution
has led to a more integrated approach
to the management of public land, and
a stronger consideration of the impacts
of land use on future generations. Even
in England, land issues are being driven
up the political agenda. The future of
farm subsidies after Brexit is also forcing
an examination of what we want from
publicly funded land management.
Meanwhile, the housing crisis raises
questions of its own about urban
gentrification, land banking, rural
development, the green belt and the
transparency of landownership details.
1 4 J U N E / J U LY 2 0 1 7

Since 2010, public spending cuts
and a political push to reduce the role
and size of the state have seen central
government try but fail to sell public
forestry, and councils attempt to sell off,
or find new ways of managing, public
assets. A recent Communities and Local
Government Select Committee report
said the management of public parks is
“at a tipping point”, highlighting concerns
about how cuts are affecting councils’
ability to continue to manage public land.

Meanwhile, there are an increasing
number of communities managing land
in enterprising ways to provide multiple
local benefits, including food growing,
renewable energy generation, recreation
and amenity. In some cases, they are
inspired by movements such as Transition
Towns or the Incredible Edible Network,
or by funding programmes such as Big
Local. Many more are simply the result of
local action.
At Shared Assets, a not-for-profit
company, we work with landowners and
practitioners who want to manage land in
ways that create shared social, economic
and environmental value. We call this
approach “common good land use”, which
we define as land management that:
bb creates livelihoods for individuals
bb enriches the environment
bb produces the things that people need
bb creates social and economic benefits
that can be shared
bb has a high degree of community
control and engagement
bb places land at the centre of a wider
process of system change.
We offer advice on governance, legal
structures and business plans and
support those affected by the transition
to new management arrangements.
These new models frequently
challenge ideas about the potential of
an area of land to provide sustainable
livelihoods for those who manage
them, or to create value for the wider

Shared Assets is a
partner in Making
Local Woods Work

Images © Shared Assets
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community. They do not provide the
financial return of housing, infrastructure
or industrial development, but they
do have the potential to contribute
significantly to the development of
sustainable local economies and to
change the way we think about land.

RICS paper
RICS is addressing the need for new approaches to valuing land. Our paper Value
of natural capital – the need for chartered surveyors will be launched at our Rural
Conference in Cirencester on 20 June, and an article on the paper will feature in a
forthcoming edition of the journal.

Woodlands
Shared Assets is a partner in Making
Local Woods Work, a Big Lottery-funded
programme that is providing advice and
support to more than 40 organisations
across the UK.
Frequently, such organisations are
managing woodlands that would not
be suitable for traditional commercial
forestry approaches. They arrange
educational, recreational and volunteering
activities, sell wood for fuel, and add
value to extracted timber. They are often
able to create sustainable livelihoods
while providing social benefits, engaging
people with nature and improving the
biodiversity of their woods.

Food growing
Our project Better Land Based
Economies is working with three leading
food-growing social enterprises that
aim to create sustainable livelihoods for
food growers by sourcing land, providing
housing and distributing and marketing
produce. The project is supporting them
as they work to secure ownership of, or
leases on, new land, and demonstrate to
councils how their activities contribute
to local economic resilience and meet
multiple public policy objectives.
Often, such enterprises need to
live and work on their smallholdings.
However, their models are often judged
to be non-viable by the planning system,
which does not recognise the creation of
value other than financial value, the low
impact and resource-efficient approaches
taken to sustainability, and the wider
collaborative and cooperative systems of
which these enterprises are part.

Parks
Over the past two years, we have worked
with more than a dozen local authorities
and communities in the development of
new models for the management and
governance of parks and open spaces.
A key challenge is to achieve a
broad set of social, economic and
environmental outcomes for local
residents. These might include better
health and wellbeing, climate change
mitigation and green jobs. The select
committee report recommended the
development of transferable models that

local authorities can use to assess the
value of their parks. Such models will be
critical to developing income streams.

studies demonstrating success from
across the sector.

Common good land use

These changes in expectations and the
new models have implications for
land-based professions.
bb Value: we need new approaches
to valuing land, and mechanisms that
understand and account for the social
and environmental, as well as economic,
value that common good approaches can
provide for local communities.
bb Planning and design: planners and
landscape architects need to ensure
that new, or remodelled, parks and
open spaces are managed in ways that
create livelihoods, and for the land to
be managed to meet local needs for
sustainable and renewable resources.
bb Relationships: new models bring
new individuals and organisations to land
management. Common good approaches
create new interest groups and
beneficiaries, users and stakeholders.
These different interests, skill sets, values
and motivations present opportunities
and challenges for engagement.

By engaging with practitioners,
landowners and policymakers, we have
identified some areas of public policy and
practice that need to change.
bb Public-sector commissioning: this
needs to focus more on commissioning
for outcomes, such as better public
health, rather than outputs or a set of
tasks or activities such as cutting the
grass or painting the railings. It requires
a more straightforward, shared approach
to recognising and valuing social and
environmental returns.
bb Planning policy: this needs to enable
sustainable development, recognising
environmental and social value as
material considerations, as well as
allowing low-impact off-grid development.
We think that a new set of land-use
classes based on contributions to natural
capital should be considered.
bb Skills: common good land managers
need a broader set of skills. In addition
to technical land management skills,
they increasingly need a broad suite
of business, strategy, leadership and
people skills in order to manage diverse
businesses that engage with a wide
range of stakeholders. They also need
clearer progression routes and proper
recognition and reward for creating value.
Our work has led to the following
innovations as well.
bb Land Explorer: common good land
use requires quality information. Using
publicly available open data from a wide
range of sources, we have developed
Land Explorer (landexplorer.uk), a new
map-based website displaying key
information on UK land in a simple and
engaging way.
bb Making Land Work: the groups with
which we work, and the landowners that
work with them, often want examples
of land-based social enterprises
already operating successfully at
scale. We created Making Land Work
(makinglandwork.wordpress.com), a
microsite that hosts short film case

Impacts on professionals

Whether land is publicly, privately or
community-owned, these new models of
common good land use provide exciting
opportunities to share benefits between
owners, communities and the natural
world. Enabling their success will need
clearer consideration of the wider public
interest and the way we think about, and
value, land. b

Mark Walton is a Founder and Director of
Shared Assets
mark@sharedassets.org.uk

www.sharedassets.org.uk

Related competencies include
Access and rights over land, Land use and
diversification, Management of the natural
environment and landscape
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Forests

Money grown on trees
Agroforestry can boost productivity and benefits biodiversity, wildlife and flood
alleviation, it is claimed. Mike Swain looks at two agroforestry projects ahead
of a dedicated conference this summer
Dartington

The field’s previous use, showing
marked layout for new trees
A new multi-agency agroforestry model is being tested on
20ha by the Dartington Hall Trust near Totnes, Devon.
The project combines five farming and food enterprises and
has been inspired by the Agroforestry Research Trust, which is
based on the estate.
As well as Dartington Hall Trust, the landowner, the scheme
involves the trust’s agricultural tenants Jon and Lynne Perkin
of Old Parsonage Farm, the main farmstead on the estate, as
well as two local enterprises, Luscombe Drinks and Huxhams
Cross Farm.
The other member, Salthouse & Peppermongers, specialises
in gourmet seasonings and was willing to partner with the
Dartington Hall Trust on the UK’s first commercial scale
Sichuan pepper planting to demonstrate that agroforestry

can also increase the diversity of local food crops. Luscombe
Drinks was looking to meet increasing demand for its
elderflower bubbly and Huxhams Cross wanted space to
expand its orchard.
The Perkins licensed each partner to plant 1,600 elderflower
trees, 600 apple trees and 222 Sichuan pepper plants
respectively on 20ha of Old Parsonage Farm land from
December 2016.
Each licensee will manage, process and market the crops
from their own trees independently. The three-tiered contract,
between landowner, farm tenant and tree licensees, was
drawn up by Savills Exeter.
This agroforestry system is known as silvoarable –
combining the growth of trees with that of crops alongside one
another. The Perkins will continue to rotate their own arable
crop between the rows of trees.
Silvoarable agroforestry systems are recognised for their
potential to improve biodiversity and ensure both that soil
nutrients are better used and recycled and that soil run-off is
greatly reduced.
The innovative business design of this system also sees
a greater local availability and diversity of products but with
limited additional cost to or labour from the farm tenant,
instead bringing in partners who are skilled arborists with an
existing market for tree products.
John Channon, Dartington Hall Trust Estate Manager, said:
“Our new agroforestry field, 10% of Old Parsonage Farm, will
be at the centre of our approach to land management. We’ve
been greatly inspired by the Agroforestry Research Trust and
we were keen to demonstrate that agroforestry can contribute
to a wider diversity of local produce.”
Martin Crawford, Agroforestry Research Trust Director,
added: “Agroforestry is a way for farming to diversify, reduce
greenhouse gas emissions, and improve biodiversity.”

Agroforestry 2017
A conference organised by the Soil Association, the Woodland
Trust and Royal Forestry Society on 22 June at Cranfield
University will focus on what agroforestry means for farmers,
foresters and landowners.
It will look in particular at how farmers can find new markets
from trees, whether for fruit, nuts or timber, or for public goods
such as flood protection or wildlife. Some of the topics that will
be covered include:
bb the practical benefits of agroforestry
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bb designing an agroforestry system
bb finding suitable markets for tree crops
bb securing permission for agroforestry
from landlords
bb public payments for ecosystem services.

n The full programme is available online at
www.soilassociation.org/agroforestry/
n Twitter: #agroforestry2017 #agroforestry

Image © Dartington Hall Trust
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Pentre Bach Farms, Pontypool and Llantarnam, Wales
Pentre Bach Farms, managed by Steve and
Sara Warman, consists of Nant-y-Gollen,
Pontypool, in the Brecon Beacons, which
comprises 32ha with common access, and
Pentre Bach in Llantarnam, Cwmbran, which
is 86ha.
Both are grass systems with areas of
broadleaved woodland; organic conversion
was completed in April 2001. Pentre Bach
Farms runs a closed Aberdeen Angus herd,
with cattle grazing on pastures in the summer
before being out-wintered and fed with
conserved hay and silage produced by the
farm. The breeding herd of around 28–35
cattle is kept in Pontypool, with the offspring
weaned and finished in Llantarnam at the
age of around 28 months. The herd is spring
calving, with less than 1% mortality.
The Tyr Gofal agri-environment scheme
enabled access to woodland grants
over a three-year period. Native mixes of
ash, cherry and oak have been added to
previously unmanaged ancient woodlands
in Llantarnam, with 1.4ha of ash, oak and
cherry and a further 0.8ha of Norway spruce
combined with 0.5ha of streamside corridors.
Around 2,000 trees were planted with no
loss to the volume of silage produced by the
farm. Norway spruce was chosen to act as
cash crop, with native trees to match the
existing tree composition.
The extension of woodlands, shelter belts
and streamside corridors has benefitted
the health of the herd and has enabled the
farm business to diversify its arboricultural
services with a sawmill and firewood
processing as well.

Living barns
Year-round access to tree shelter belts
and streamside corridors along with winter
access to the ancient woodland, which
serves as “living barns”, means that the
cattle are protected from weather extremes.
Benefits include the following:
bb high biodiversity on site
bb high disease resistance
bb no vets’ bills
bb no need to use antibiotics
bb no supplementary feeding
bb minimal inputs

Living barns provide shelter
for cattle

bb cattle are reported to be happier and
more resilient.

Managing trees and woodlands
The aim was to balance the creation of
commercial timber with habitat creation to
improve environmental diversity.
Where woodlands have been lost as part
of the National Storm Resilience Programme,
natural regeneration is managed in order
to ensure productive growth as well as
ecological benefits.

Sawmill
The sawmill, purchased in 2010, was not
part of the initial plan, but market research
showed that there was a demand for timber
products from local authorities, businesses
and private individuals.
The farm also has regular firewood sales,
and the sawmill is hired to local authorities
and private individuals to put their own timber
supplies to better use.

Advice
Incorporating trees and woodlands has its
benefits for both conventional and organic
livestock farmers.
Pentre Bach Farms advise other producers
to consider how much money is spent
on vets’ bills, and to ask whether a small
investment in trees may help improve
resistance and their herds’ health, as well as
reducing input costs.
Forestry and woodlands offer a great
opportunity to use less productive areas of
the farm while generating additional income.
They can also improve adjoining land and
water quality.

The key drivers of sustainable production, soil management, climate change
mitigation, biodiversity enhancement and flood alleviation that underpin
decisions in forestry today are also now vital for good agricultural production.
With increasing demand on our land, it is imperative that we have a very clear
understanding of how the two can work together.
Justin Mumford, Managing Director, Lockhart Garratt
Image © Royal Forestry Society

Since integrating apple trees
in rows in my arable rotation
of wheat, barley, clover
and vegetables, my farm
has established the largest
agroforestry system in the
UK: 8% of the land area has
a tree crop on it, with 92%
of land remaining in arable
production.
The three-dimensional
agroforestry combination
provides an annual and
longer-term economic return
from both components by
using more space above and
below ground, with better
access to resources such as
sunlight, nutrients and water
while protecting soil and
enhancing biodiversity.
Stephen Briggs,
Farmer, Whitehall Farm,
Cambridgeshire
Agroforestry is exciting
because of its potential to
boost productivity at the
same time as benefitting the
climate and wildlife. Eight
thousand square metres
that combine trees and
farming will produce more
than 4,000 sq. m of each
side by side, because the
trees use sunlight, water
and nutrients at different
heights and depths. You get
all sorts – timber, fruit, nuts
– combined with arable or
pasture. It’s intercropping,
but supersized.
Tom MacMillan, Director
of Innovation, the Soil
Association

Mike Swain is Editor of the RICS
Land Journal
mswain@rics.org

Visit the Royal Forestry Society
agroforestry blog at
www.rfs.org.uk/news/blog-spot/

Related competencies include
Agriculture, Forestry and
woodland management
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Waste

A ground-breaking nationwide waste
management system devised by
Network Rail offers a precedent for other
landlords, explains Mark McKay

N

On track

etwork Rail owns and manages
more than 32,000km of track in
the UK, as well as land and
buildings such as stations,
depots and other ancillary
services. Assets including
railway arches are leased to
third-party tenants and rental
income is reinvested in
operational railway.
Network Rail has dealt with a
rising number of incidents of
large-scale waste tipping, with significant clearance costs to
itself and the taxpayer. As well as income lost due to the closure
of some assets, there are also major fire and safety risks from
dumping, leading to possible line closure and general disruption.

Corporate policy

To address this problem, a new corporate waste management
policy was agreed and implemented to govern the way that
waste-related sites and tenants should be managed. The key
points are as follows.
bb The policy defines “waste tenant” as a term that includes
uses such as metal and car breakers, scrapyards and aggregate
as well as any other uses that bring waste or materials on site.
bb On a new letting application, a full risk assessment is
undertaken by a specialist environment consultant, who will
check on the applicant’s reputation, including its directors,
trading history, previous trading names and evidence of full
compliance with the Environment Agency’s permit and other
requirements. We at Network Rail also conduct the usual
due diligence to ensure that the tenant has suitable financial
standing, and insist on a guarantee and deposit to limit any
potential large-scale liability. Landlords in a similar situation
should consider taking out specialist insurance and passing on
the cost on to the tenant.
bb Applications for new lettings are to be refused where there is
little to no information given or found about the tenant, or it has a
poor trading reputation.
bb Any new tenant must enter into our “waste lease” template
and management guidelines (see below), with lease covenants
linked to the guidelines. This is not negotiable.
bb A site audit should be agreed by the landlord and tenant as
a schedule of condition, for reference in the event of a potential
dilapidations claim when the lease expires and the tenant
vacates. This minimises the risk of any future disputes.
bb The landlord is to ensure that existing tenants renewing
their leases agree to the waste lease and also sign up to the
management guidelines.
1 8 J U N E / J U LY 2 0 1 7

Network Rail has dealt with an increasing
number of large-scale waste tipping incidents

bb Any application for tenant alienation or change or
intensification of use must comply with the policy and the
existing site permit, assuming there are qualified alienation
covenants in the lease. Having a corporate policy enables the
landlord to refuse any alienation application on the basis that
its reversion and liability would be weakened, without it being
deemed to be acting unreasonably. A detailed due diligence
process should also be completed, and landlords should
consider granting leases with an absolute covenant barring
alienation. Early legal advice is recommended.
bb We seek early legal and professional advice to agree a
strategy with a vacating tenant to ensure the site is cleaned
up appropriately. Any previous site audits are preferable as a
baseline, but in practice they are rare. Consider granting an
aftercare or remediation licence on expiry. It is advisable to take
a clean site back before considering a re-let to minimise liability
as a landowner.
bb An audit, inspection and review regime is based on an agreed
corporate risk assessment criteria – of high, medium and low
risk – to ensure each surveyor and site manager is properly
managing tenants.

Waste lease and management guidelines
Network Rail’s waste lease template obliges the tenant to
comply with the management guidelines. These set the minimum
standards that we expect from a responsible tenant as well as
recommended industry guidelines and legislation, and the
covenants of the waste lease support this legally.
The guidelines include the following.
bb The tenant must comply with industrial consents, licences
and permits for the site, including the type of materials brought
on site within their tonnage limit. If these consents, licenses and
permits are challenged or threatened to be revoked, the tenant
has to inform us.
bb The tenant will appoint a senior representative and provide
details of this person to us. This should preferably be someone
who is professionally qualified, such as a member of the Institute
Image © Network Rail
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The audit provided detailed information on each tenant’s
permit and consents, and commented on its operations, site
history and any regulatory implications. This data was included
in an overall risk assessment, tagged high, medium or low in risk,
and adopted as part of a new inspection regime. A high-risk site
is inspected and reviewed more frequently than a low-risk one.

Surveyor and site manager training
Environmental consultants have provided a simple inspection
checklist to spot the signs of a tenant failing to operate
according to industrial standards or struggling financially.
bb Are materials clearly labelled and separated?
bb Are there any obvious signs of vermin or pests?
bb Are there any obvious signs of fires having taken place?
bb Are any materials stored higher than 5m?
bb Are there any signs of oil spillages?
bb Are plant and machinery kept in good repair and condition?
bb Is there an appropriate drainage system, with surface water
and foul water kept separate in a sewer or septic tank?
bb Are there odours around the perimeter of the site? If so,
describe the level of pollution.
bb Is there an incident or accident recording system?
bb Is an emission or discharge recording system in place?
bb Is there a waste transfer note recording system?

Reviews
of Environmental Management & Assessment, or someone
holding a qualification from the Waste Management Industry
Training Board.
bb The tenant must maintain a complaints record system for us
to review on request.
bb The tenant must provide copies of industrial audits from the
Environment Agency.
bb Any incidents that involve notices being served on the tenant
by regulators or the local authority must be reported to us within
48 hours.

The review process never stops. It is advisable to keep clear files
on the tenant’s details, inspection sheets and management
audits and update these after a review. A live, cloud-based
document is the preferable format for this.
Part of the review process is to maintain contact with a project
team, which should record details for the Environment Agency,
environmental consultants, environmental lawyers and the
local planning authority. This team can act as advisors on any
incidents or respond to queries.

These standards are linked to the waste lease covenants: if the
tenant has clearly breached the standards without reasonable
recourse then it is also in direct breach of the lease terms. This
allows us to take enforcement action faster and commence legal
proceedings as per the terms of the lease rather than making a
formal statutory complaint, which takes longer and means the
tenant remains on site, posing a considerable risk to us and to
the operational railway.
The waste lease has also tightened environmental obligations
with clauses that place stricter obligations on the tenant and
improve our recourse options.
The waste lease is based on the Landlord and Tenant Act
1954, and includes a break clause allowing the landlord to serve
an unfettered break notice if the tenant has failed to comply with
environmental obligations and had its permit revoked, or has
consistently failed to comply with industrial guidelines.
The user covenant is also directly linked to the site permit
detailing the tenant’s operations. Any changes require our consent,
along with evidence of accepted alterations to the permit by the
Environment Agency. If the tenant departs from what the permit or
industry regulations allow, it is in breach of the user covenant.

This new waste tenancy management system does not prevent
incidents from happening again but reduces the risk of such
recurrence by taking an active approach to tenant management
and enabling early action where necessary. Since it was
implemented nationwide, all tenants deemed higher-risk have
been audited by appointed environmental consultants, and
surveyors have agreed plans with each tenant to improve its
operations. A number of tenants, both new and existing, have
also agreed to sign up to the waste lease and guidelines.
We recommend that all landlords who have waste-handling
tenants consider taking a more active management approach
to ensure they minimise their own liability. The principle that the
polluter pays is acknowledged; but in practice, the Environment
Agency and local authority in many cases pursue the landowner,
as the polluter often cannot be found. b

Auditing
We reviewed our portfolio to identify all our waste tenants. A
management audit provided a clearer picture of each tenant,
with risk assessment carried out against agreed criteria.

Lessons learned

Mark McKay is Senior Freight Surveyor at Network Rail Property
mark.mckay@networkrail.co.uk

Related competencies include
Legal/regulatory compliance, Planning, Waste management
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U rban infrastructure
Whitechapel Crossrail station will be at
the centre of the redesigned streets
healthy, balanced lifestyle, rather than
submitting them to long commutes
and daily congestion. A growing share
of metropolitan residents are already
choosing to work and live in places that
are walkable, bikeable and connected by
reliable public transport.

Realm of possibility

Stephen O’Malley looks at how a project in
Whitechapel, London, has attempted to reconcile
work and travel needs with demands for healthy,
balanced lifestyles

Desirable streets

O

ur urban centres
present us with the
challenge of meeting
a range of complex
and competing
needs, demanding a
healthy balance of
pollution-free
transport, attractive, safe and active
travel, and the clustering of
complementary mixed uses. Local
authorities, landowners, city-dwellers and
businesses are increasingly recognising
the critical value of healthy cities.
Satisfying these needs and
offering balanced local lifestyles can
strengthen the competitiveness of
these neighbourhoods and their ability
to attract and develop talent. Achieving
this sophistication, however, involves
challenging convention, thinking
independently and acting responsibly.
It also requires engineering expertise
that improves our urban infrastructure
network, reduces reliance on vehicular
traffic with its related pollution and noise,
ensures better flood risk resilience and
manages water as a resource that offers
amenities and supports biodiversity.

Organised thinking
This involves giving consideration to the
way we organise urban areas so that
2 0 J u n e / J uly 2 0 1 7

people do not need to travel so far, more
places are accessible by public transport,
walking is encouraged and space for
cycling is protected.
The process requires the participation
of public and private organisations, a
long-term vision and a viable funding
and investment strategy. Our buildings,
structures and public spaces must make
a positive contribution to the quality of a
place and a difference to the wellbeing
of the people who live and work there.
We must ensure that development is
affordable, commercially viable, functional
and of high civic quality, addressing the
following questions.
bb How do we nurture neighbourhoods
and streets so that they offer a
sustainably high level of vitality and
enjoyment in spaces that fulfil a range of
our emotional needs at different times of
the day, month, season and year?
bb How do we provide a coherent,
district-wide network for movement and
open space so that carbon emissions can
be reduced?
bb How can we ensure residential and
commercial densities that enable travel
distances for commuting and leisure to
be reduced?
Neighbourhoods that can answer
these will help residents achieve a

In Whitechapel, in the London Borough
of Tower Hamlets, our team was
commissioned to prepare guidance for
the public realm and open space. The
primary purpose was to help provide
high-quality, attractive and functioning
areas, as envisaged by the 2013
adopted Whitechapel Vision Masterplan
supplementary planning document
(SPD). The borough’s guidance sets out
a framework for the design of all public
realm in Whitechapel, including existing
and new open spaces and streets.
The guidance seeks to integrate
a high-quality public realm and open
space network with the townscape.
Given the significant change forecast
for Whitechapel and its large residential
and working population, it is important
that there is a detailed strategy to direct
this and ensure that the overall public
realm and road system do not become
fragmented and incoherent.
In response to this risk, the guidance
seeks to meet the needs of Whitechapel’s
existing community and to anticipate
those of its future population. It aims
to knit the area together, prioritising
pedestrian useability and movement,
greater legibility and inclusivity. It
also emphasises enjoyment of open
space and the public realm, as well as
enhancing the general connectivity of the
area, particularly north–south across the
A11, Whitechapel Road, which is the heart
of the neighbourhood.
The team, in close collaboration with
officers from both the borough and
Transport for London (TfL), reviewed
the Whitechapel Vision Masterplan,
SPD and the surface transport outcome
plan. It also conducted supplementary
baseline analysis of population growth
forecasts, public transport and road
networks, cycling and pedestrian
infrastructure, collision data, pollution,
and market function. The baseline report
was corroborated and informed by a
pedestrian footfall survey.
The role of Whitechapel Road as part
of the district and highway network was
assessed in close consultation with the
borough and TfL officers, as well as a
large number of statutory consultees and
Images © Crossrail; Civic Engineers
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Options for open areas
The three primary options all aim to
reduce the dominance of traffic, maintain
good public transport access to the high
street, increase pedestrian safety and
foster higher levels of human interaction.
Each option offers increasing degrees of
intervention. The first option entails the
following measures:
bb introduction of a median strip, of a
meaningful width, for the full length of the
street, allowing pedestrians to cross the
street in two stages wherever they wish
bb tightening of lane width while
maintaining dedicated bus lanes
east–west and allowing for a new
segregated eastbound cycle lane
bb four new, wide, pedestrian crossings
without lights, located at strategic points
along the street to tie into the wider
pedestrian and cycle networks running
north and south
bb reduced turning choices and
tightening of traffic light-controlled
junctions at Valance Road and Cambridge
Heath intersections
bb the need to accommodate growing
demands for cycling in the area, as
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community stakeholders. Traffic modelling
analysed the potential effects of three
different proposals on the local and wider
London network.

3000

Carriageway Central Carriageway
Reservation

represented in the new Stratford to
Aldgate Cycle Superhighway 2.
This arrangement offers some
improvements for pedestrians, enhancing
their experience and allowing them to
cross more freely. Creating a segregated
cycle lane to the north significantly
improves safety and legibility as well.
Option two includes most of these
measures, with the significant difference
that buses and all other vehicles share
a single lane in each direction. This
reduces the number of lanes from four to
two, cutting in half the distances people
need to travel to cross the road. Both the
borough and TfL were rightly protective
of the reliability of bus journey times,
however, so require more evidence and
testing to demonstrate that sharing lanes
with other vehicles would work. One
way to evaluate this risk is to operate
a temporary, low-cost change that
replicates the proposed system and then
observe the outcome in real time, similar
to the strategy that was recently taken on
Edinburgh’s George Street.
The third option builds on the principles
of the previous two. Rather than the
junctions at Valance Road and Cambridge
Heath being controlled by traffic lights,
they perform as mini roundabouts. The
tightened geometry, best practice cycling

features and pedestrian priority ensure
that vehicles also travel at speeds of
15mph or lower.
Significant analysis and consultation is
required to refine these options. It is only
by re-ordering Whitechapel’s landscape,
in its widest sense, that it can prepare
itself for the changes it faces.
There is a lot to celebrate about the
existing Whitechapel experience, but
strengthening the relationship between
people, buildings and urban infrastructure
will create a healthier outlook and help to
make people’s experiences memorable
and pleasurable. b

Stephen O’Malley is Founding Director
of Civic Engineers
stephen@civicengineers.com

www.civicengineers.com

Related competencies include
Legal/regulatory compliance,
Planning, Sustainability
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R I CS guidance

Best behaviour
Surveyors who can advise on compulsory purchase
powers are essential in providing much-needed
infrastructure. Tony Mulhall and Fiona Mannix
outline 20 mandatory behaviours expected of such
professionals under new RICS guidance

I

n recent years, the
UK government has
announced a number
of major infrastructure
projects, some of
which are now moving
towards construction.
Fundamental to
these projects is the acquisition of land,
in which the exercise of compulsory
purchase powers and associated
compensatory measures by RICS
professionals is key.
The majority of countries recognise
the right to private property, so the
infringement of that right requires
the highest level of justification. The
compulsory acquisition of land and
property has to pass a very stringent
public interest test before it can be
approved. In Europe, those who feel their
rights have been infringed can also have
recourse to the European Convention
on Human Rights, a route which is not
related to EU membership.
Yet the ability to acquire land and
property compulsorily is essential to

2 2 J U N E / J U LY 2 0 1 7

the functioning of a modern economy.
The UK realised this as early as the
19th century, and the origins of RICS
itself stem from the need to represent
the competing interests of
both railway promoters and
landowners at the time.

Competing contexts
Article 1 of the first protocol of the
European Convention on Human
Rights guarantees the right to
property and recognises the
requirement to balance private
and public interests, stating
that: “Every natural or legal
person is entitled to the
peaceful enjoyment of [their]
possessions. No one shall
be deprived of [their]
possessions except
in the public interest
and subject to the
conditions provided
for by law and by the
general principles of
international law.

“The preceding provisions shall not,
however, in any way impair the right of a
State to enforce such laws as it deems
necessary to control the use of property
in accordance with the general interest or
to secure the payment of taxes or other
contributions or penalties.”
The principle of equitable
compensation is central to providing
recompense for any property taken.
This is intended to place the claimant
in a position where they are no better
or worse off than they were prior to the
acquisition, and is done on the basis
that the scheme that has prompted this
acquisition is to be ignored.
Thinking in this area is evolving. When
utilities were entirely in public ownership,
there was clear alignment
between the public
interest objectives of
the utility company and
compulsory acquisition. As
former public utilities move into
the private sector, however,
their main objective becomes
increasing shareholder
value. The barrister Barry
Denyer-Green suggests
the demand for additional
compensation may thus
increase, to reflect the
underlying benefit sought from
the scheme.
With the growing scale
of compulsory acquisitions
required by the government’s
infrastructure agenda, RICS
is keen to ensure there are
sufficient surveyors with
the appropriate skills.
High Speed 2 (HS2)
from London to
Birmingham,
for example,
is a £55bn
project, and the
estimated cost of
land and property to be
acquired over a 15-year
period is around £5bn.
The proposed expansion of
Heathrow Airport, meanwhile,
has an estimated land and
property acquisition cost of
around £5m. There is also
the prospect of Crossrail
2, which would make
substantial additional
demands on compulsory
purchase expertise.
Given the serious nature of acquiring
private property compulsorily and
the volume of work anticipated in this
Image © Istock
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area, the government wants claimants’
interests to be properly represented.
As a first step towards ensuring expert
surveyors are available, RICS has
published the professional statement
Surveyors advising in respect of
compulsory purchase and statutory
compensation, UK, 1st edition, which
identifies 20 mandatory behaviours
required when carrying out compulsory
purchase work.

Mandatory professional
behaviours
Application and principal message
1. You must be able to demonstrate a
proper understanding of the statutes,
statutory instruments, case law and
government guidance in respect of the
compulsory purchase code (subsection
2.5 of the professional statement).
2. You must ensure you are able to
discharge your duties to the required
standard and consider all matters
material to the instruction (2.6).
3. You must be aware of the changes
in responsibility that will occur should
your duties later involve you acting as an
expert witness, and how that may affect
the carrying out of work prior to that
change (2.7).
4. Where you accept instructions
to provide advice in respect of the
compulsory purchase code, as soon as
you become aware that judicial or
quasi-judicial proceedings seem likely you
must advise your client in writing of your
ability or otherwise to comply with RICS’
practice statement Surveyors acting as
expert witnesses, 4th edition (2.8).
Duty in providing advice
5. Where information material to the
advice being given is not available, or is
not evidenced or corroborated to your
satisfaction, you must clearly state this to
your client and advise what assumptions
have been made (3.2).
6. You must endeavour to establish
the material information and collect
appropriate evidence during the period of
your instruction (3.2).
7. You must provide your client with
balanced and professional advice that
seeks to secure an equitable outcome for
them, consistent with the requirement to
agree fair and reasonable compensation
and in accordance with the compulsory
purchase code for a reasonable cost and
within a reasonable timescale (3.5).
8. On commencement of an instruction,
you must provide your client with clear
advice as to the basis on which, in
your opinion, relying on the information

available, compensation is likely to
be assessed in accordance with the
compulsory purchase code. If your
client is not prepared to proceed on
the basis of what you consider to be a
reasonable approach to the assessment
of compensation, this must be identified
and resolved (3.6).
9. If you identify a material inaccuracy
or change your view of a matter material
to advice given, you must notify those
instructing you without delay (3.7).
10. Clients on either side can, and do,
seek to influence surveyors. You must
demonstrate your professionalism by
maintaining a reasonable and balanced
approach (3.8).
Acceptance of and changes to
instructions
11. You must not accept instructions to
advise on matters unless you have:
(a) the requisite competence appropriate
for the assignment
(b) the resources to complete the
assignment within the timescale and to
the standard required (4.1).
12. Prior to accepting any instructions,
you must:
(a) advise those instructing you in writing
that this professional statement will
apply and offer to supply a copy of the
statement on request
(b) ensure there is a written record, held
by you, as to the matters on which advice
is required, and whether such written
record is prepared on your initiative or
that of those instructing
(c) confirm your terms of engagement to
your client
(d) be satisfied no conflict of interest
arises and take account of RICS’
professional statements and guidance in
respect of conflicts of interest. You must
report any actual or potential conflict of
interest to those instructing you as soon
as it arises or becomes apparent. This
applies both before and after instructions
have been accepted (4.2).
13. If your instructions are changed or
supplemented, you must ensure there is
a written record of this held as required
above (4.3).
Inspection
14. Where an inspection of any property
is required, it must always be carried
out to the extent necessary to produce
professionally competent advice
having regard to its purpose and the
circumstances of the case (5.1).
15. A suitable record of the size,
configuration, relevant features and
condition of the property, which is

representative of the circumstances at
the compensation valuation date, must be
prepared and where possible agreed with
the other party (5.2).
Reports
16. In reporting your advice you must
consider all matters material to the
instruction (6.2).
Fees
17. Where a basis for calculating fees is
proposed, the initiative will usually come
from the claimant’s surveyor, who will
have received instructions from their
claimant. You must demonstrate that
the basis for fees and disbursements is
reasonable in relation to the complexity
of the claim (7.2).
18. When advising claimants, you
must ensure in all cases the basis on
which you propose to charge fees, the
arrangements for payment, and any
subsequent changes are agreed with
your client in writing. This agreement
must be presented promptly to the
acquiring authority (7.3).
19. You must make clear to your clients,
at the earliest opportunity and before any
time is incurred, that they bear ultimate
liability for your fees on the agreed fee
basis. You must advise your clients that
they will be liable for any fees that are not
borne by the acquiring authority (7.5).
20. You must be clear with your clients
and advise them when any time is to
be spent on matters the costs of which
are not normally borne by the acquiring
authority and do so before that time is
incurred (7.6). b

Tony mulhall is associate director
of RICS Land Group
tmulhall@rics.org
Fiona mannix is associate director
of RICS Land Group
fmannix@rics.org

Surveyors advising in respect of compulsory
purchase and statutory compensation, UK
professional statement,
1st edition
rics.org/cpstatcomps

Related competencies include
Access and rights over land,
Legal/regulatory compliance,
Planning, Valuation
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Natural neighbours

As more humans move into cities, urban land is creating
habitats for animals and living systems that provide
important ecosystem services – which should not be taken
for granted, writes Jim Harris

M

More than half of the human
population currently lives
in urban areas, and that
proportion is expected to rise
to two-thirds by 2050. The
2 4 J U N E / J U LY 2 0 1 7

land in such areas is assumed
to be urbanised, confined to
fragments between roads
and buildings and designated
areas of leisure activity, and
so tends to be regarded
as being ecologically
uninteresting or unimportant.
But urban land provides
habitats that are becoming
scarce in rural areas. They
can be rich in biodiversity
and, most importantly, help
urban dwellers by providing
“ecosystem services”: the

benefits that humans receive
for free from other systems.
These include the
fundamental role of
green spaces, or “green
infrastructure”, in improving
quality of life by supporting
physical and psychological
health through access to the
natural world.
Ecosystem services also
play a less well-understood
role in waste disposal, in
preventing erosion and in
the regulation of water, soil

nutrients and carbon. The
concentration of urban
populations means that more
people depend on these kinds
of benefits, and to a greater
extent, than in rural areas.
As societies, we cannot
take urban ecosystem
services for granted. It is
important to understand,
instead, how we can reduce
the demands that intense
urban development make on
the wider environment.
That means making the
most of all the interactions
between urban living and
the natural world, looking
at how the different forms
and designs of urban areas
affect those relationships,
and finding ways to maximise
the benefits provided by
ecosystem services.
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represent three different
types of urban space;
specifically, the industrial
development of Luton, the
medieval roots of Bedford and
the modern planned space of
Milton Keynes.
Emerging evidence from
studies has included the ways
in which natural areas improve
mental, physical and social
health in urban environments:
bb scavengers play an
important role in the
ecosystems of urban areas
bb biodiverse urban meadow
plantings benefit both people
and wildlife
bb different types of urban
form determine the movement
of garden birds, and therefore
also the flow of cultural
services that they provide.
By using full waveform aerial
laser scanning, researchers
have been able to measure
and model the structures
of urban vegetation in three
dimensions, providing a basis
for understanding its actual
extent and the interactions in
that environment.

Urban studies
Cranfield University has
been leading a six-year
research project for the
Biodiversity and Ecosystem
Service Sustainability
Programme, funded by
the Natural Environment
Research Council, among
a team of postdoctoral and
PhD researchers from the
University of Sheffield, the
University of Exeter and the
British Trust for Ornithology.
The project integrates
work in the disciplines of soil
science, botany, ornithology,
mapping and social sciences.
The main location for study
is the so-called Cranfield
Triangle, which includes the
urban areas of Luton, Bedford
and Milton Keynes. These
have been chosen as they
Image © Shutterstock

Free waste disposal
Scavenging, the act of
consuming dead animals, is
important for the ecosystem
cycle, its structure, functioning
and stability. The fact that
there are fewer predators
in urban areas means that
there is more potential for
animal carcasses to be left in
populated urban streets.
One project study looked
at quantifying the role of
vertebrate scavengers –
that is, birds and mammals
rather than insects – in
urban environments in three
towns in the UK. It was found
that around three-quarters
of animal carcass mass is
removed by scavengers
such as crows, magpies and
foxes – which are some of the
least well-liked, sometimes
persecuted species.
Meadow power
Large green spaces in
urban areas tend to be

kept in pristine condition,
managed as parks with formal
pathways, borders and beds
for shrubs and flowers. Such
an approach requires a
large-scale, ongoing
investment of resources.
Another study has looked
at the value of wild meadows
as an alternative: 10 urban
meadows were created
and responses gathered
from visitors, and the more
informal, wilder landscapes
were preferred, with a greater
preference still for meadows
that offered more variety in
terms of plant species and
plants of taller height.
As might be expected,
there was less enthusiasm
for meadows among those
people with a greater
attachment to the original
site and its use, but, crucially,
the visitors were tolerant of
the way the meadows looked
outside the flowering season
– especially when they were
given information on the
cost savings and biodiversity
advantages these provided.
This offers an example
of how the relationships
between people and their
environment can be improved
at the same time as improving
ecosystem services.
Bird feeding
We looked at a specific
example of interactions and
the tradition of bird feeding.
It is a popular activity – but
why? Households were
surveyed for their motivations.
The study found that people
who did so regularly felt more
relaxed and connected to
nature when they watched
garden birds, and thought
that feeding was beneficial
for bird welfare. Feeding birds
was found to be an attempt to
create a connection with the
natural world.

of green space in the UK
and, internationally, efforts to
mitigate climate change and
protect and expand species.
Evidence is being provided
to policymakers and
legislators. Lessons learned
are also being applied on the
Cranfield Campus, with new
planting of seed mixes to
encourage biodiversity.
It is envisioned that town
planners will use these
findings to help decisions
such as to how to make
investment in green spaces, in
terms of where, what type and
how extensive.
There are clear benefits for
all ecosystem services; these
may be most easily realised
in the development of new
urban extensions, but could
also inform the enhancement
of green features in
existing areas. Tools for
evaluating green spaces
and connectivity are already
available, and dissemination of
these through presentations
and on the project website is
being planned.
More work is required to
determine in detail the effects
of urban green spaces,
and the interaction and
interdependencies with the
other components of urban
form and function – in other
words, the grey–green–blue
infrastructure of the system
as a whole. b

Jim Harris is Professor of
Environmental Technology
at the Cranfield Institute
for Resilient Futures
j.a.harris@cranfield.ac.uk

www.cranfield.ac.uk
http://bess-urban.group.
shef.ac.uk

Effects on practice
Findings are to be used
to help inform strategic
decisions in town planning
and legislation that relates
to the preservation and use

Related competencies include
Management of the natural
environment and landscape,
Planning, Sustainability
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Transport

Night
vision
The Night Tube
creates new
building hotspots
and commercial
opportunities
throughout
London, say Rob
Pearson and
Amy Stone

T

The Night Tube was
introduced on the London
Underground last August and
is already transforming how
we view the city. For planners
and developers, however, the
service is poised to reshape
London’s property market.
The need for reliable
late-night journeys has risen in
recent years, as demonstrated
by Transport for London
(TfL)’s finding that night bus
usage has risen 170% since
2000. The 24-hour tube
service should meet some
of this demand while also
changing the way the property
industry views the city’s most
desirable postcodes. As new
TfL services roll out across
the network, possibilities open
up in the periphery of the city.

Housebuilding boost
With average London property
prices at nearly £482,000, the
Night Tube broadens options
for housebuilders looking to
capitalise on the demand for
2 6 J u n e / J U LY 2 0 1 7

affordability and convenient
travel links. A prime example
is Tottenham Hale, which
has an average house price
of £375,301 and is only 16
minutes from Oxford Circus
on the Victoria Line. It joins
a long list of areas set to
become more desirable. With
the Northern and Piccadilly
Lines having recently come on
board, London’s peripheries
will be in easier reach of the
centre and increase housing
and commercial demand.
A SpareRoom.co.uk survey
found that both demand and
rents in areas near Night Tube
services are rising. However,
there are areas still deemed
“affordable”, particularly along
the Jubilee Line. According to
data from online estate agent
eMoov.co.uk, Canning Town
has grown 5% this past year,
compared to 3% along other
lines. Other new hotspots
include Hatton Cross on the
Piccadilly Line and Stratford,
Gants Hill and Newbury Park
on the Central Line.

Retail response
This new situation will also
present opportunities for
commercial building. As
residential markets adapt
and evolve, local businesses
will follow suit. The Night
Tube’s introduction was met

positively by retailers, with
Tesco, Starbucks and Costa
trialling extensions to their
opening hours in strategically
located sites. In time, this will
result in an appetite for new
and expanded sites.
There are further potential
benefits for late-night food
markets and pop-up stalls –
a welcome opportunity for
retail at a time when some
supermarkets are having
to sell stores, rationalise
their stock or pull out of
construction programmes.
The Night Tube offers clear
benefits for the hospitality
sector, too. With customers
able to stay out later, spend
more money and dine at all
hours, there have already
been positive effects. For
example, reservation site
Bookatable.co.uk saw a
15% increase in late-night
bookings the month following
the service’s introduction.
These benefits are not
reserved for businesses
in more central areas,
however; businesses in outer
travel zones are also more
accessible, increasing the
attractiveness of residential
and commercial property
across the network.
It is perhaps no surprise,
therefore, that the Night
Tube has been praised by
Image © TfL

the Association of Licensed
Multiple Retailers, which
anticipates a much-needed
boost to nightclubs and bars
after years of decline. In just
one example, Revolution Bars
has already confirmed that
the Night Tube has greatly
profited its venues, and could
encourage further investment
and expansion to new sites.
As more 24-hour lines
open and usage continues
to grow, there will be greater
prospects for developers and
builders throughout London.
The Night Tube has already
altered the capital and the
way that Londoners enjoy
what it has to offer; it is now
time for builders and planners
to adapt to the new demands
being placed on them. C

Rob Pearson is Director and
Amy Stone a planner
at Nexus Planning
r.pearson@nexusplanning.co.uk
a.stone@nexusplanning.co.uk

Related competencies include
Economic development,
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The surveyor’s essential tool
to sustainable practice
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isurv is the online information portal from RICS providing
the perfect resource to ensure that you are up to date
with the latest environmental developments and the
practical implications that changes will have on your
working practices.
• Climate change: adaptation and mitigation
• ISO 50001 and energy management
• Sustainable procurement
• The circular economy.
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Find out how isurv can support you. Visit rics.org/isurvhub
or call 0247 686 8433 for a free demonstration.
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Planning and
Development Conference
15 June 2017, London
Exploring trends in planning and development to ensure you are up-to-date
and able to take the best decisions for your firm.
Covering a broad range of topics and chaired by Kingsgate Property
Consultant Chris Cook, this event will provide you with a mix of high-level
policy discussions, legal updates and technical content, and will look at the
biggest developments in planning and development in the past year
including the recent Housing White Paper.
• Analyse the latest trends in development funding
• Assess the HCA Accelerated Construction Programme
• Examine the ﬁndings of the CIL Review
• Investigate trends in urban policy and practice

Book your place online today:

rics.org/plandev
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Call us with your LIDAR survey requirements

BS0162AD/RICS/0617

The highly accurate and cost-effective survey solution

www.bluesky-world.com/lidar

01530 518 518

info@bluesky-world.com
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