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Gerard

Smith
FRICS

We had a presentation on PG2020 at
our first Rural Board meeting of the year.
This project is concerned with ensuring
that the governance structures of RICS
professional groups are fit for the future,
and the board looks forward to playing an
active role in it.
Meanwhile, stakeholders in the
rural sector and RICS have together
been responding to the Department
for Environment, Food & Rural Affairs
(DEFRA) consultation on the future for
food, farming and the environment, and
RICS has sought the expertise of rural
members representing practice and
policy alike.
This Land Journal includes a report
on the Natural Capital Investment
Conference (p.9). We were also recently
invited to attend a DEFRA workshop
on natural capital tools, where we
commented that the development of too
many of these, each calculating a slightly
different range of measures, was likely to
cause confusion rather than offer clarity.
Finally, there is an opportunity for an
RICS member to contribute to the Forest
Industry Safety Accord; please email
fmannix@rics.org for details. You are also
reminded that the rural conference is on
20 June in Cirencester and you can still
register at www.rics.org/ruralconference.

ENV I RON ME N T &
RES OUR C E S

Stephen

McKenna
MRICS

The Environment & Resources
Professional Group Board has been
focusing on standards and education
matters, revising guidance through the
4 J U N E / J U LY 2 0 1 8

working group, updating liabilities and risk
management, carrying out further review
of the APC process and considering
new topics for insight papers. We will
be discussing these and other matters
throughout 2018, following our successful
conference in Nottingham.

G E O M AT ICS

Gordon

Johnston
FRICS

There was a strong RICS presence
at May’s FIG Congress in Istanbul, an
international event with considerable
numbers of delegates from the UK and
Ireland. May also sees the introduction
of the EU’s General Data Protection
Regulation (see p.11), which extends
the scope of protection to include all
foreign companies outside the union that
process the personal data of EU citizens.
RICS has produced useful information
and guidance on how you can ensure
that you comply with the regulation
(www.rics.org/gdprcompliance).
Data protection is important, but
so is the security of equipment and
survey assets. The Survey Association
has therefore launched a new initiative
with SmartWater to combat thefts
(see Update, opposite). Security has
been an issue for us for some time as
a result of several thefts of surveying
equipment. This is expensive for survey
companies and means they must take
time to recover the stolen items or claim
insurance, as well as increasing their
future premiums. Some guidance on this
is expected soon.
In other news, the joint RICS and
Hydrographic Society evening meeting
that had to be cancelled in February
because of the weather has been
rescheduled for Thursday 14 June
at RICS HQ in Great George Street,
London, which is also the opening night
of the FIFA World Cup. As a bit of fun,
if anybody can correctly guess the
total mileage that the England squad

will travel, up to the end of the group
stages, then I’ll send you a prize. Entries
by email only, please, should be sent to
internationalsupport@rics.org with the
subject line “World Cup Distance”. Please
include your contact details, and ensure
your guess is received by close of play on
15 June.
!

PLA NNI NG &
DEV ELOPMENT

Paul

Collins
MRICS

The first part of this note, with due
deference to the chairs of the other land
and professional groups, is addressed to
all members.
The April/May edition of Land Journal
included an article by Justin Sullivan
(p.19) in which he laid out the Governing
Council’s PG2020 commitment to
ensure professional group governance
is fit for the future and that we are
capturing market insights. The project
also includes a review of the existing
PG board structure across all countries.
PG2020’s fundamental purpose is to
ensure RICS is in tune with our markets
and that standards and guidance are
adopted and appropriately regulated.
We also wish to improve and increase
the engagement of as many committed
members as possible in upholding
professional standards. Justin is leading
a working group to set up the operation
and ensuring the commitment to make
it work. I have been asked along with a
few other Governing Council members
to follow and comment on this group’s
deliberations and, as necessary, share
thoughts with the whole council.
So, as discussions and proposals
come forward, it would help if you could
get back to Justin, myself or both of
us. This will enable council members
to be as informed as possible before
voting on any new structure and lines
of responsibility, so that these will work
best for the future of the profession, its
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UPDATE
clients and the overall public
benefit. Justin’s address is
qsandc.professionalgroup@rics.org and
mine paul.collins@ntu.ac.uk. Alternatively,
my mobile is +44 (0)7887 874 922.
For planning and development
members, a working group of the
professional board is currently preparing
a new professional statement on the
measurement of land for development
and planning purposes. This will go to
consultation shortly, and it is hoped it will
be published this summer.
Finally, a reminder that the annual
P&D conference is in London on 19 June
(www.rics.org/plandev).

LAND & RESOURCES
GLOBAL BOARD

Barney

Pilgrim
FRICS

The International Land Measurement
Standards (ILMS) are in their exposure
draft consultation stages, following
presentation and debate at the
successful World Bank Land and
FIG Istanbul conferences. ILMS have
also been cited in an article in the
Thomson Reuters Foundation’s Place
as a significant development in the land
acquisition and tenure security sectors
(http://bit.ly/2ECybGi), and this has been
picked up internationally. Publication of
the ILMS is now due in late 2018 after
final consultation stages this summer.
The combined Land & Resources
Pathway (see www.rics.org/pathways2018
and Land Journal April/May, p.15) has also
been released. Another major initiative
is PG2020, which is transforming
the current professional group board
structure into a more agile, online, forum
style. This will enable RICS to keep on
top of market developments, standards
and regulation and cross-professional
interaction – the world is not as siloed as
it used to be, and multidisciplinary,
broad-based professional knowledge is
the key to future success.

Unlocking rural digital potential
Greater use of digital tools and services
by rural businesses could add £15bn to
their turnover, a report claims.
Unlocking the digital potential of rural
areas across the UK, researched by
the community interest company Rural
England and Scotland’s Rural College,
and commissioned by Amazon, found that
the South West, South East and the East
of England’s rural regions would benefit
the most from improved digital access.
Businesses of up to nine employees
would see the greatest increase,
generating an additional £9.4bn in annual

Mental health
toolkit released

Surveyors’ charity
LionHeart has
produced a mental
health resource
toolkit to help
firms support their
employees’ mental
wellbeing. Designed
to be particularly helpful for smaller
firms, it brings together expert
advice and outlines how LionHeart
can help.
n www.lionheart.org.uk/resources

Registration rules
revised

The Land Registry is closer to providing a
digital conveyancing service for property
purchases following a change in the Land
Registration Rules.
The changes came into effect on 6
April, and cover the Land Registration
Rules 2003 along with the revocation
of the Land Registration (Electronic
Conveyancing) Rules 2008 and the Land
Registration (Proper Office) Order 2013.
Chief Land Registrar Graham
Farrant said the changes allow for
entirely digital conveyancing documents
with e-signatures.

turnover, followed by those of 10–49
employees at £4.6bn and firms with
50– 249 employees at £700m, while
businesses with more than 250 staff
would net £200m.
Lack of skills, training and connectivity
are the biggest constraints on adopting
digital working: rural businesses are
typically family-run, home-based and
owned by people older than 55. The
report’s recommendations include
streamlining support services and
establishing digital enterprise hubs.
n https://bit.ly/2tejap9

Kit thieves targeted
The Survey Association (TSA) and
SmartWater have agreed a
three-year initiative, sponsored by leading
manufacturers, to target thieves who steal
equipment from surveyors. Information
on thefts is being shared with police and
discussed with crime prevention officers.
SmartWater’s Intelligence Portal
estimates the cost of stolen equipment to
TSA member firms from September 2017
to February 2018 at £1.8m.
The portal compiles monthly reports for
TSA members, identifies crime hotspots,
emerging trends and possible links
to current investigations. A risk rating
briefing is also issued each quarter, with
advice for crime prevention.
For further details, email
n office@tsa-uk.org.uk

Conference dates
Planning and Development
Conference
19 June, London
n www.rics.org/plandev
Rural Conference
20 June, Cirencester
n www.rics.org/ruralconference
Residential Property Conference
4 July, London
n www.rics.org/residentialconference
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Ash dieback has spread relentlessly across the UK since
2012. John Lockhart reports on how it threatens to
change the landscape and will cost millions to manage

Ashes to ashes

A

lmost six years ago,
the then Secretary
of State for the
Environment, Food &
Rural Affairs Owen
Paterson held the
Chalara ash dieback
summit, as we appeared to be facing a
repeat of the horrors of the Dutch Elm
outbreak some 40 years previously.
There was still hope that we might slow
the spread of Chalara and that some
specimens of ash, the UK’s third most
abundant tree, would shrug off the horrific
disease that had claimed all but 2–3% of
the trees across continental Europe.
The hastily prepared Chalara
management plan sought to:
bb reduce the rate at which the disease
was spreading
bb develop resistance in the population
of ash trees
bb encourage citizens, landowners and
the forestry industry in monitoring and
tackling the problem
bb build resilience in woodland and
associated businesses.

referred to as Chalara in reference to its
earlier specific name, Chalara fraxinea.

Following the predictions of Armageddon
in 2012, the perception is that the ash
dieback issue has since gone away. Sadly,
this is far from the case.

Impact
Evidence from continental Europe, where
the disease has infected trees in large
numbers since it was first discovered
in Poland in the early 1990s, indicates
that only 1–5% of the ash population will
remain unaffected by dieback.

Ash and dieback
It is worth reminding ourselves of the
facts about ash trees and the disease
in the UK. Research by the Tree Council
(www.treecouncil.org.uk) suggests
there are 126m ash trees (Fraxinus
excelsior) greater than 5cm girth in British
woodlands, and a further 30–60m in
other areas, with potentially 2bn saplings
and seedlings.
Ash dieback is a fungal pathogen
(Hymenoscyphus fraxineus), and is often
6 J U N E / J U LY 2 0 1 8

Symptoms
The disease causes leaf loss, crown
dieback and bark lesions on affected
trees. The Forestry Commission has
published guidance on the symptoms
(www.forestry.gov.uk/ashdieback),
as has the Observatree project
(http://bit.ly/2qjMk75). Any cases of the
disease should be reported through Tree
Alert, the Forestry Commission’s online
tool (www.forestry.gov.uk/treealert).
The disease has spread swiftly and
relentlessly since 2012, and is now
present in all UK regions including the
Isle of Man, where it was first confirmed
in 2017. The spread is most extensive in
England’s eastern counties, particularly
in Norfolk, Suffolk and Kent. The disease
is also widespread in the South West and
in particular Devon, where there is 100%
coverage across the county. Reported
cases are mapped by the Forestry
Commission on its interactive map
(http://chalaramap.fera.defra.gov.uk).

“
In Europe, only

1–5% of national ash
stocks are expected
to tolerate dieback

Once a tree becomes infected the
disease is usually fatal, either directly,
or indirectly as it becomes vulnerable to
other pests or pathogens – in particular
Honey Fungus (genus Armillaria), which
causes rapid decline and potential death.
In both continental Europe and the
heavily infected areas in the UK, young
trees, regeneration and coppice regrowth
have been killed quite quickly because
their crowns are close to the ground,
while older trees have resisted until
prolonged exposure or infection with a
secondary pest or pathogen proves fatal.
The particular genotype of the tree is
critical in determining its susceptibility
to ash dieback, though site conditions
also play a key role. The stand structure,
health and vigour of the tree and
environmental factors such as climate,
Image © iStock

soil and moisture availability can all be
important. The general condition of the
stand is similarly critical, and
well-managed sites with strong growing
ash trees have a greater resistance.
National resistance
It was hoped that UK ash would
demonstrate a greater level of natural
genetic resistance to the disease than
trees on the continent. However, this
is not the case, and as in Europe, only
1%–5% of the national stock is expected
to display a high degree of tolerance.

Government measures
Since 2012, the government has invested
some £6m in dieback research, which
has sequenced the genome of the ash
and the fungus. Working together, the

Forestry Commission and the Food and
Environment Research Agency have
undertaken the world’s largest screening
trial for tolerant trees, and breeding
programmes for disease-resistant
specimens are being progressed with the
hope of securing the long-term future for
the ash in the UK and elsewhere.
Over the same period, the Department
for Environment, Food & Rural Affairs
(DEFRA) has enforced a nationwide ban
on the import and internal movement
of ash plants, seeds and trees. While
the movement of ash timber, firewood
and woodchip – whether from infected
or unaffected sites – is not restricted,
given that there is a low risk of infection,
landowners and managers should take
steps to avoid possible transmission by
removing leaf litter and debris before

materials are transported between sites.
The Forestry Commission also provides
guidance on general biosecurity
(www.forestry.gov.uk/biosecurity).
A large proportion of the 60m ash
trees growing outside woodland are
located in high-risk locations such as
well-used roads, infrastructure corridors
and areas including schools, golf courses,
parks and so on. This is therefore a major
health and safety concern for landowners
and local authorities.
In 2015, DEFRA established the Ash
Dieback Health and Safety Task Group.
RICS, via its Rural Professional Group,
has been supporting the task group, and
its meeting in January was hosted at
RICS HQ in Westminster. The group is
currently reviewing the options that will
enable landowners, land managers and n
J U N E / J U LY 2 0 1 8
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expected to follow a similar approach as
the disease progresses. The implications
for all landowners and managers will be
significant, and as felling advances, the
public will start to notice a significant
change to the landscape.
Land managers will need to be alert
to the issue, and plan and budget for the
impacts. Replacement strategies will also
be critical in some treasured landscapes,
and at present there is no indication that
funding for either felling or replanting
will be made available from the public
purse, beyond the modest amounts
available from the Forestry Commission
for removal and replacement of young
planted trees.

National Tree Safety Group

Symptoms on young plantation ash

n

local authorities to address the impacts
of ash dieback effectively, including the
possible extension of felling licence
exemptions to reflect the emerging
requirements for managing diseased
trees. The task group is expected to
outline its proposed strategic approach in
the next few months, and we will ensure
that RICS members are kept fully briefed
through the usual channels.
One of the key challenges for local
authorities, infrastructure bodies and
private landowners alike is the scale
of the issue and the speed of impact.
Devon County Council has been working
closely with the Tree Council to deal with
441,000 trees within falling distance of a
public highway. While only about 6,300
of these are the direct responsibility of
the county council, historic precedent for
dealing with dangerous highway trees
has seen it picking up 50% of the costs.
Dealing with all the private roadside ash
trees will cost around £52m, of which
the council anticipates funding £26m,
although this bill does not include the
costs of highway closures or any loss of
natural capital value.
In February the county council
confirmed a programme of targeted
felling, at this stage focusing on
dangerous trees. Other counties are
8 J U N E / J U LY 2 0 1 8

The matter is also being considered by
the National Tree Safety Group
(http://ntsgroup.org.uk). It prepared a
short statement on ash dieback in 2012
(http://bit.ly/2GQCdRg), and at a recent
meeting where RICS Rural Professional
Group was represented, it was agreed
to update this statement on an interim
basis now and more comprehensively for
publication in 2019.
While health and safety is focusing
attention, the implications for woodlands
are also important, especially in the
East Midlands where ash comprises
the majority of the UK’s highly valued
woodlands. Well-managed, vigorous
woodlands are likely to be at lower risk
and the forestry industry is developing
useful models to assess risks and guide
management and planning.
Proactive measures will be important to
ensure that, where appropriate, the value
of the standing crop is realised before it
fails, and management work is planned
to maintain and secure its structure
and biodiversity. With some 42% of UK
woodland effectively unmanaged, there
is a significant opportunity to diversify
our restricted species and address our
ageing tree resource.

threatens trees that become large
enough for the Elm Bark Beetles (genus
Scolytus) to colonise the tree and carry
the fungus to a new host. Other, newer,
threats such as the Asian Longhorn
Beetle, which recently caused 2,160 trees
to be felled in Kent, or Sweet Chestnut
Blight, which has been found in London,
Kent and Devon, need control measures
and vigilance to ensure that they are
contained and not allowed to establish
themselves in the UK.
Other pests and diseases yet to
reach the UK include the bacteria
Xylella fastidiosa, which has caused
significant losses of olive trees in Italy
and is now moving across the continent
and mutating to acclimatise to colder
latitudes. It is known to kill a wide range
of trees and shrubs, including some
of the key species in the UK. Further
details of all tree pests and diseases can
be found on the UK’s Plant Health Risk
Register (https://bit.ly/1mQm1wy).

Prognosis
While they were anticipated in 2012,
some of the impacts of ash dieback
are only now starting to materialise and
landowners and managers need to be
alert to the issue and start planning and
budgeting for these; as Devon County
Council will attest, the effects are likely to
be significant.
Positive management can slow the
disease’s progress, make crops more
resilient and ensure that timber values
are maximised and costs reduced.
Sadly, the next decade or two will most
likely see the majority of mature ash lost
from the UK landscape, and it is therefore
incumbent on us to take positive steps
now to ensure that impacts are managed
and the structure and integrity of tree
cover and woodlands are maintained for
the future. b

Other issues
Another issue is the safety of contractors.
Trees that have died or are infected
can be extremely brittle and unstable,
meaning felling or other management
work has the potential to be extremely
dangerous. Effective planning is therefore
critical and, ideally, harvester felling or
mobile elevated work platforms should
be used. Further details can be obtained
from the Forestry Industry Safety Accord
(www.ukfisa.com).
Sadly, there are many other threats to
the UK’s non-woodland trees in addition
to ash dieback. Dutch elm disease still
Image © Lockhart Garratt Limited

John Lockhart is Chairman of
Lockhart Garratt, an independent forestry and
environmental consultancy
john.lockhart@lgluk.com

Related competencies include
Forestry and woodland management,
Management of the natural environment
and landscape

NATUR A L C A PITA L

RI C S LAND
JOUR NAL

A capital idea
A recent conference explored ways of securing investment in the UK’s natural capital.
Fiona Mannix highlights the main messages

T
Tony Juniper

he Natural Capital
Investment
Conference, organised
by the Ecosystems
Knowledge Network
in London on 1 March,
concentrated on what
is needed to ensure the UK has projects
that are ready for investment, and what
measures and government support might
be required to attract investors and
private capital.
Giving the opening address, Lord
Deben – recently re-appointed Chair of
the UK’s Committee on Climate Change
– referred to the government’s ambitious
25-year environment plan (see p.10 of
this issue), which he views as a hugely
important framework. He also stressed
the need to proceed in parallel with the
Clean Growth Strategy, which focuses
on increasing our national income while
cutting greenhouse gas emissions.
Achieving clean growth at the same
time as ensuring an affordable energy
supply for businesses and consumers is
at the heart of the UK’s Industrial Strategy
as well, the aim of which is to increase
our productivity, create good jobs, boost
earning power for people across the
country and help protect the climate and
environment. Lord Deben thinks that all
companies need to take climate change
into account when they do business and
consider it in their investments; “We are in
a race to save the world,” he said.

He also emphasised the need for all to
benefit, and maintained that local action
is required: “Every location and town
and village has things to do,” he said,
adding that we must keep in our sights
the prospect of a world rich enough to
sustain all of us for generations to come.
The lead conference sponsor Triodos
Bank uses its $13.5bn in assets to
create social, environmental and cultural
value, and its primary concern is how to
help various sectors access the skills
to overcome barriers to natural capital
investment. In his address, Triodos Bank
UK MD Bevis Watts advised that lots
of projects do not come to fruition: it is
difficult for first movers to make a start
in new markets. However, he said the
supported evolution of the renewables
sector offers a valuable example from
which lessons can be learned.

Portfolio potential
The take-home message from the
conference was that there are more than
sufficient forms of finance mechanism
to underpin the development of natural
capital investment and markets, but the
challenge lies in how to get the money
into projects. Not all projects will have
the same aims, either – some will involve
restoration and others will be about the
creation of new natural capital.
Furthermore, although there is a lot of
investment worldwide that undermines
natural capital, there are also clients
Image © Nathan Webb

looking for an ethical dimension to
their portfolio. The existence of socially
motivated risk capital in the market and
the example of social impact bonds
were highlighted by other speakers, and
there is potential to replace the word
“social” with “natural” then use the same
financial mechanism to attract capital.
But the question remains whether there is
sufficient environmentally motivated risk
capital around.
Emma Knight-Strong from the Green
Investment Group advised on the need
for natural capital projects to be scaled
up because the investment community is
looking for replicable or near-replicable
opportunities. She reiterated Triodos’
view that education and upskilling are
needed, and emphasised how important
is the creditability of the parties and the
need for confidence that any investment
is recoverable.
Other speakers and breakout panel
sessions discussed investing in natural
capital for urban areas, the farmed
landscape, and the marine and coastal
environment. Environmental campaigner
Tony Juniper illustrated the change in
direction from the past – it is no longer
about halting decline, he said, the new
path is about restoring nature. b

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

The conference also saw the launch of the
Natural Capital Investment Forum:
https://bit.ly/2H4gNj0
RICS has two publications on natural capital,
the insight paper Value of natural capital –
the need for chartered surveyors, and the
thought leadership document Challenges
for international professional practice: from
market value to natural value. Please email
Fiona Mannix to obtain copies.

Related competencies include
Land use and diversification, Management of
the natural environment and landscape
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OPINION

The tonnes of plastic waste polluting our oceans represent just one of the
problems that the government’s 25-year environment plan needs to tackle,
argue Paul Leinster and Leon Terry

Accounting for
natural assets

T

he government’s A
green future: Our
25-year plan to improve
the environment is
much needed in terms
of setting out a vision
and direction, and as a
spur for firm planning and action, and
it includes a bold statement of intent for
us to become “the first generation to
leave the natural environment in a better
state than that in which we found it”
(https://bit.ly/2CTW7VH).
But while the plan’s launch successfully
tapped into the public consciousness,
thanks to the popularity of BBC1’s
The Blue Planet, most attention has been
directed towards the plastic pollution of
oceans that the programme highlighted.
So where does this leave the rest of the
document’s major aims and objectives?

Natural capital
The plan embraces the concept of
“natural capital”, that is the national
stock of land, minerals, forests, rivers
and oceans, which needs to be more
widely understood and supported (see
also p.9 of this issue). It recognises the
importance of ensuring that the natural
environmental assets on which we
depend are taken properly into account,
and the assessment is used to inform the
country’s economic activities, including
industry, infrastructure, land management
and spatial planning.
After Brexit, for example, there is
an opportunity for the UK to develop a
farming and land management payment
system with protection and improvement
of natural assets at its heart, but this will
take a shift in attitudes from stakeholders,
including the public. We need to stop
thinking of the environment as the
provider of free services: these depend
on natural assets that, at an aggregate
level, are declining in value. They will not
be able to sustain a given level of services
without affecting the environment, health
1 0 J U N E / J U LY 2 0 1 8

and economy. We also need to
move past the typical attitude
that the environment is an
obstacle to development and a
problem requiring conciliation
and concessions, and instead
encourage people to recognise
that it is one of the assets with
which we are working and from
which we benefit.
If we are to identify opportunities in
natural capital, we require systemic,
integrated thinking. So, for example, why
not pay farmers for allowing land to act
as floodplains, diverting water away from
homes and businesses? In this way they
are providing public goods of a particular
value that could allow huge savings
for public services and individuals. If
landowners were given incentives to
restore peatlands and uplands there
would be less soil erosion, and thus fewer
nutrients escaping into water systems
and less need for water treatment.
Of course, organisations and
landowners can’t be paid to comply with
the law, and what is being proposed
is something different – a recognition
that protecting and improving natural
assets can offer benefits with a clear
and measurable economic return.
Natural assets need to be included on
balance sheets as other assets are, and
there should also be a risk register and
action plan to ensure these assets are
maintained. Natural assets often provide
multiple benefits, depending on location.
For example, trees provide timber but
also areas for recreation, and contribute
to health and wellbeing, carbon
sequestration and flood risk reduction.

k Flooding is a major issue to be managed
Pioneer projects testing the principles
of a natural capital approach have been
running since 2016, looking at a river
catchment in Cumbria, at Manchester
as an example of an urban area, at
landscape in north Devon and at marine
areas in Devon and Suffolk. These offer
insights into how the theory works and
a template for future projects, and a
workbook has been created for planners,
landowners, councils and communities
(https://bit.ly/2JvBTFr). No one would
deny the seriousness of plastic waste
in oceans, but this is only one of the
challenges to address if the government’s
central pledge is to be realised. b

Paul Leinster is Professor of Environmental
Assessment at Cranfield University, a member of
the Natural Capital Committee and former Chief
Executive of the Environment Agency
paul.leinster@cranfield.ac.uk
Professor Leon Terry is Director of Environment
and Agrifood, Cranfield University
l.a.terry@cranfield.ac.uk

www.cranfield.ac.uk

Workbook
An important aspect of implementing
the plan is to identify what success will
look like in 25 years’ time, how it will
be measured and to have milestones
for checking progress, with robust
governance to oversee implementation.

Related competencies include
Land use and diversification, Management of
the natural environment and landscape
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DATA PR OTEC TIO N

Protect
and
comply
With the General Data
Protection Regulation
coming into force,
Alexandre Euverte and
Noirin McFadden advise
businesses on how to
ensure compliance

O

n 25 May, the
General Data
Protection
Regulation (GDPR)
comes into force
and replaces the
Data Protection
Directive 96/46/EC
as the personal data protection regime in
Europe. With the dramatic increase in the
maximum penalties for non-compliance
– which now stand at the greater of
either €20m or 4% of worldwide turnover
– planning is essential to ensure that
businesses comply.

Accountability
The greatest challenge created by the
GDPR is the principle of accountability,
requiring organisations to demonstrate
their continuing compliance. They must
be fully aware of their data-processing
activities, including knowing what
personal data is processed, where it
originates or is sent, and the legal basis
for dealing with it.
Organisations will need to be able
to show the data protection regulator
and individuals whose data they hold
how they comply, on an ongoing basis,
by providing evidence of policies and
processes and effective internal and
external controls, among other measures.
Accountability means organisations
must exercise extra care when creating
products or services that entail
processing of personal data by ensuring
that these are designed with data
protection compliance in mind, that is,
privacy by design. Similarly, organisations
must ensure that they always process
personal data in accordance with the

data protection requirements, that is,
privacy by default.
To demonstrate that they do so,
organisations may have to carry out
privacy impact assessments before
processing data using new technologies,
to review not only the risks to individuals
generated by such processing but also
their remediation procedures.

Steps to compliance
Businesses can take the following steps
now to ensure they are compliant as the
GDPR comes into effect.
Conduct an audit
The GDPR requires organisations to keep
detailed records of the personal data
they collect and process. Most will need
to carry out an organisation-wide audit
of their data-processing to ascertain
what personal data they hold, where this
originates, what the organisation does
with it, with whom they share it and for
what purposes, as well as how the rights
of the individuals are enforced. This
information should be documented in a
record of processing.
Review procedures, systems and training
Internal policies and procedures should
be checked to ensure that they meet
the requirements of the GDPR. For
instance, staff handbooks should be
kept up to date in terms of personal
data collected from employees, and a
written and comprehensive information
security programme should be in place to
protect the confidentiality and integrity of
personal data held.
The organisation’s contracts with
suppliers and customers ought to
be checked as well to ensure that
appropriate provision is made to protect
personal data, allocate the risks of
liability, and enable cooperation between
parties to demonstrate compliance.
Appoint a DPO
Organisations that regularly and
systematically monitor data subjects as
part of their core activity or that process
sensitive personal data on a large scale
will need to appoint a data protection
officer (DPO). The organisation should
also consider whether the DPO should be
internal or external, and ensure that the
role is at a sufficiently senior position in
the management structure.
Review privacy notices
It is likely that organisations will need to
amend their existing privacy polices and
notices to cover the higher standard set
by the GDPR, and, in particular, to inform

RI C S LAND
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people about their privacy rights and
any data retention periods, among other
information relevant to the way their data
is processed.
Different policies are likely to be
required to cover the processing of
personal data on clients, employees,
suppliers and marketing contacts. In each
case, the policy needs to be accessible
at every relevant collection point, such as
websites and application forms.
Implement breach response procedure
A new requirement introduced by the
GDPR is that organisations must notify
the data protection regulator of certain
personal data breaches without undue
delay and, where feasible, within 72
hours. Organisations should ensure
that they have in place appropriate
data breach response plans, which
may require internal reporting structure
changes as well as staff training.
It is also advisable to ensure that
contracts with the suppliers and partners
who have access to the organisation’s
personal data contain obligations to report
any data breaches promptly, as well as
access to the relevant information to make
an effective notification to the regulator.

Rights and responsibilities
As RICS members or stakeholders of your
own organisation, you will be affected
by the GDPR – whether as individuals
benefiting from new or strengthened
rights, or as data controllers with
responsibilities for implementing
measures to ensure your organisation
complies with the new rules. b

Alexandre Euverte is Associate at
K&L Gates, Paris
alexandre.euverte@klgates.com
Noirin McFadden is Associate at
K&L Gates, London
noirin.mcfadden@klgates.com

Please note the information in this article does
not constitute legal advice.

Related competencies include
Data management,
Property records/information systems
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PLANNING

There is significant potential in using
online communication tools for planning
consultations. Penny Norton outlines why.

Online
consultation
benefits

W

hile the built environment is being
transformed by property technology, or
proptech, a comparison between most
developer-led consultations with those of a
couple of decades ago would suggest that
little has changed: today’s consultations still
appear to rely on newsletters, exhibitions
and paper surveys. And yet there are innovative and effective
communication tools that could revolutionise the process.
Today’s young adults have grown up with Facebook, Survey
Monkey and 38 Degrees, and as such are effective online
communicators. Inspiring them to play a constructive role in
planning while keeping up to speed with various interest groups
that have an ever-increasing role to play means developers must
accept and adopt change enthusiastically. But the absence of
accessible best practice in modern methods of communication
led me to write Public Consultation and Community Involvement
in Planning: A Twenty-First century Guide.

Changes in communication
The communications revolution has seen an explosion of data,
unparalleled access to information, opportunities to reach
millions at the touch of a button, improved dialogue,
non-hierarchical communications, more agile research tools and
significantly improved analysis.
Internet usage is also increasing annually. In 2016, 99.2% of
those 16–24 were recent internet users (http://bit.ly/2GMmanx),
and although the older population has some way to go before it
reaches saturation point it is the fastest-growing group.
The way in which we use the internet also continues to
diversify. Sixty-one per cent of adults use social media and
70% regularly access the internet using a mobile phone
or smartphone – double the proportion of five years ago.
Technological changes have without doubt had the greatest
impact on communication this century.
The American University Center for Social Media has
identified five categories of internet usage: choice, conversation,
curation, creation and collaboration. In a planning context, these
behaviours might be described as follows:
bb choice: seeking information on local plan formation,
policies and planning applications through search engines,
recommendations, news feeds and niche sites
bb conversation: discussing proposed schemes on forums,
blogs and microblogs; taking conversations into new forums
such as special interest groups
bb curation: selecting and linking to content to form arguments
targeted at specific groups; posting and reposting
bb creation: developing new content such as a film to
1 2 J U N E / J U LY 2 0 1 8

communicate a specific point of view
bb collaboration: building support for a campaign.
As the capabilities of the internet grow, the opportunities for
involvement in each of these categories will increase and
individuals’ behaviour online will become increasingly powerful.

Digital by Default
The internet has had a huge influence on planning, perhaps more
so than any piece of legislation. Unlike legislation, the surge in
online communication cannot be reversed.
Following the Digital by Default transformation programme
and the establishment of the Planning Portal, central government
communications on planning are primarily online. Similarly, all
local plan and planning application consultations are hosted
online by councils, and with the rise of hyperlocal news websites
and online campaigning, stakeholder groups affected by planning
decisions can communicate effectively by the same means.
Developers opting not to have an online presence or those
that install a website with no mechanism for dialogue run the risk
of their scheme being debated on closed blogs and Facebook
groups, and will consequently be unaware of mounting objections
until it becomes too late.

Online benefits

Access and engagement
Currently 12% of planning applications fail to gain consent
because of issues related to consultation and community
engagement. By contacting residents using their preferred
means, developers increase the likelihood of widespread
engagement and support. Users can take part in an online
consultation where and when they want: 79% of ConsultOnline
users take part in consultations using smartphones or tablets,
and a large proportion respond late at night.
Online consultation is able to reach new constituencies,
particularly the young and the time-poor. The average age of
residents taking part in an online consultation is 35–44, and
typically comprises young parents who work and perhaps
commute, and who have little time to attend evening meetings.
Image © iStock
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Case studies
ConsultOnline
bb A comprehensive website and consultation
service that combines the features of social media
with additional functionality
bb Uses wide-ranging and innovative tactics to inform
and consult
bb Updated regularly throughout the consultation
bb Enables access to polls and forums on the basis of a
specific postcode
bb Supported and promoted through social media
bb Provides effective monitoring and reporting
n www.consultonlinewebsites.com

3D modelling
bb Users view a computer-generated 3D digital model
of both the development site and the surrounding area,
updated to incorporate the proposed development.
bb Users identify specific locations on a map and view the
3D model from these points.
bb The position of the development can be viewed on
Google Earth from selected locations, both as an aerial
image and in Streetview.

Virtual reality (VU.CITY)
bb This is the first ever fully interactive 3D digital model
of London.
bb Users can visualise proposed developments in the
existing context of the city.
bb Users can embed transport data, overlay sightlines,
identify transport links and sunlight paths, which, from
street level, helps consultees to understand the proposals
in context.
bb The London View Management Framework is used
in relation to protected views and can search existing,
consented and planned developments.
n www.wagstaffsdesign.co.uk/wagstaffs-vucity

Stickyworld
bb This multimedia stakeholder engagement platform
enables time-limited consultations and discussion forums
to be published.
bb Organisers present information through a variety of
media and pose questions, and participants place virtual
sticky notes in response.
n www.stickyworld.com

Gaming
bb Users develop hypothetical visions of a development
area using popular games such as Minecraft and
Second Life.

Appropriate timing
The days of informing the public on a development proposal
and collating results at the end of the process are over. Online
communication is ongoing, fast and responsive, enabling the
consultor to become aware of, understand and correct any
misconceptions immediately.

Development industry
Among developers that understand the benefits of online
consultation, usage generally falls into one of three categories:
bb through social media sites, most commonly Facebook,
Twitter and Instagram
bb using off-the-shelf consultation sites such as Citizen Space,
eConsult and Community Tool Box
bb using specially developed consultation sites created by the
consulting organisation, sometimes as microsites attached to an
existing page.

Research and analysis
The internet has enabled research to inform consultation
strategies, create an understanding of local communities
and ensure that appropriate dialogue methods are selected.
Stakeholder mapping allows the power and influence of
individuals in a community to be assessed and gauges their
likely reaction to specific issues.
A more scientific approach has also been taken towards
monitoring, analysis and evaluation. The ConsultOnline model
means all data collected, whether from comments in meetings
or in responses to online surveys, can be processed through
a consultation website, allowing up-to-date reports to be
generated at the touch of a button.
It is hard to imagine that the developer would previously
have had little knowledge of resident sentiment until the end
of the consultation. Today, we have the tools that enable easy
identification of emerging themes, possible misapprehensions
and potential community ambassadors.

Conclusion
Online consultation cannot replace traditional methods entirely
until all individuals in any community are able and willing to
communicate online. To some, a screen will never compensate
for a human, and for that reason face-to-face contact should
remain an option.
However, there are many advantages to online consultation:
it is popular and accessible, time- and cost-effective, clear and
uncomplicated. Information can be available immediately and
discussions are open to all, and evaluation is substantially more
sophisticated than it was previously. b
Penny Norton is the Director of PNPR and runs ConsultOnline
pennymnorton@gmail.com

Removing hierarchies
In a busy public meeting, attendees frequently defer to a
dominating character or group leader, whereas when responding
online, individuals are more likely to voice their opinions without
fear of repercussions.

Public Consultation and Community Involvement in Planning:
A Twenty-First Century Guide, Routledge, 2017
https://bit.ly/2rLf2xi

Variety of techniques
There is no single correct method of consultation, and given the
range of stakeholders in any one community a variety is always
beneficial. The internet has enabled consultation techniques to
be expanded considerably.

Related competencies include
Planning
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Pain and pleasure in planning
Greater use of digital models and data will open planning decision-making to more people
and make developments responsive to local wishes, argues Rosemarie Andrews

I

first imagined a digital
interface for the planning
system at the same time
I realised that building
information modelling
(BIM) was going to be the
future of the way we work
as architects. It is like imagining an olive
tree in the garden, or an extension to the
house: once you have visualised it, all you
see is the space where it should be.
Looking at the planning system from
the perspective of a BIM workflow, the
application process simply seems to be a
digitised version of the pre-digital system,
where PDFs are printed and measured
with a scale rule and parameters are
written out as statements.

The need for change
Change is necessary because:
bb building designs are increasingly
produced in BIM
bb planning applications are processed in
an outdated digital form
bb the interpretation of line drawings
requires judgement
bb much of the current process consists
of risk management
bb an interface with BIM could reduce
risk, help decision-making and speed up
the process.
The government strategy
document Digital Built Britain:
Level 3 Building Information
Modelling – Strategic Plan,
published in February 2015
(https://bit.ly/2Hhb3PO),
seeks to enable e-planning
and e-regulation as part of
BIM level 3A. We need to get
there by bringing together city
models, smart cities, GIS and
BIM, making data the basis of
communication, planning and
decision-making.
The devolution of the
planning system with the
replacement of most central
policy by the National Planning
Policy Framework (NPPF)
in 2012 set the scene for
1 4 J U N E / J U LY 2 0 1 8

change. The guidance requires that local
authorities use data-based evidence,
and directs plan-makers to the Office
for National Statistics (ONS), the source
of open data. What the plan-makers are
lacking is an analytical interface with
which to interpret that data easily.

Three planning applications
The first step is to analyse the current
decision-making process. I therefore
took three planning applications and
examined the officer’s recommendations
and committee decisions. I looked at what
they were deciding, what they needed
to know in preparation, and how they
approached the decisions.
The current system is complicated. To
assess a planning application, an officer
must assimilate and evaluate a lot of
information, the interpretation of which
requires judgement; with judgement
comes risk, which needs verification by
experts, and much of the system is about
managing this.
The officer then advises a planning
committee, which represents the view of
the community. However, the committee
is drawn from a narrow set of the
community – that is, those who choose
to stand as councillors. They have no
expertise in planning other than taking a

one-day course on the subject, and the
community has not selected them for
their views on architecture.
Communities and councillors are
required to debate their interpretation of
drawings, but have a limited vocabulary
of planning and architectural terms. This
leads to a discussion in analogies and
simplistic terms such as “flat roof”, with
emotive associations appearing to cloud
perception. There is thus a degree of
opacity in the planning process between
the designer and the community.

Four types of decision
I dissected every policy, letter, report and
decision statement from these cases,
filtering them according to the type of
decision being made and whether it was a
measurement, a relationship, a judgement
verified by expert opinion or a reaction.
I found four basic types of decision (see
Figure 1).
1. Extensive: a “yes or no” assessment
of fit, access, size, density and the
physical relationship of the proposal to
its surroundings.
2. Relative: measurement of the
proposal’s relationship to the physical
environment, to neighbouring buildings
and to infrastructure.
3. Subjective: subject to strategic

Figure 1
Four types of decision

Extensive
Extensive

Relative

Fit on site
Access points
Accommodation
Neighbouring buildings
Building line
Roads
Access to infrastructure

Sunlight to neighbours’ windows
Overshadowing of gardens
Privacy
Amenity
Parking and turning

Sujective

Density constraints

Public transport
Accessibility level

Height restrictions

Local plan zone

Infrastructure
Ecology
Trees and landscape
Flooding
Planning strategy

Area classification
e.g. Conservation Area

Setting

Heritage value

Sujective

Reactive

Relative
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Reactive
Contextuality
Community opinion
Design review panel

Figure 2
The two steps
of a proposal
and how they
are related

Data from consultation
informs design

Data from
constraints
checking
informs design

DESIGN

STEP ONE
Define & check

STEP TWO
Consult & verify
Data from consultation
informs subjective criteria

CHECK

CHECK

Extensive

policy or requiring an expert opinion; for
instance, where proposals concern newt
and bat populations, expert verification
is needed.
4. Reactive: the reaction of people and
their emotive response, taking account
of opinions or judgements about design
quality or context.
These four types can be divided into
two clear sets (see Figure 2): the
extensive and relative decision types
use measurement procedures that are
quantifiable and can be checked in a
model, while the subjective and reactive
criteria require human assessment, which
can be assisted by viewing the model.
Imagine that the local authority had a
city model hosted on an online platform
and designers could link to this so their
design could evolve in the context of the
model. With algorithmic representation
of local plan policy constraints as zones
in this model, a proposal’s fulfilment
of criteria such as space and daylight
standards can be assessed.
The local authority need only verify that
the constraints defined are correct for the
city model, not for every application. The
designer could hone the design to best fit
the brief and the planning policy, and the
application would only be submitted when
its compliance is confirmed.
The second stage of the two-stage
process is consultation using the model’s
interfaces, with expert consultation
to ensure that subjective criteria are
satisfied, risks are mitigated and the
proposal will cause no harm. Are there
protected species indicated in the
locality requiring an ecologist’s study?
Or does GIS data suggest this is a traffic
blackspot requiring a report to verify
safety? Finally, is the community pleased

CONSULT EXPERTS

Relative

Subjective

Parametric
manifestation of
constraints relative
to neighbours’ light
and privacy relative
to strategy zones
and infrastructure

Check extents
of building siting
and infrastructure
spaces against
standards

APPLICATION

ASSESS

VERIFY

CONSULT COMMUNITY

Reactive

BUILD

Model facilitates expert interface to check risks are mitigated

1

Model facilitates community
consultation interface

2
by the proposal? The reactive set of
criteria will give you insight.
Many existing interfaces can be
adapted as a platform for community
engagement, including smartphone apps
and games engines, as well as advertising
on social media rather than lamp
posts. This will be more representative
and direct than a committee and will
help collaboration with communities.
Community views are themselves data,
they are geographic and cumulative, so
the process needs to remain agile and
receptive to this input.
I have outlined how we can make the
planning process less painful. Now we
can measure the pleasure, creating a live
evidence base that can link directly to
the local plan. This way, its criteria better
represent local desires. When you look at
a potential site, you can access this data
and find like-minded neighbours; places
where innovation is accepted attract
more innovation, with the potential for
more diversity.
How can local plans remain responsive?
bb Data from each application will
become part of the evidence base,
including reactions from the community.
bb The data attached to the local plan
will evolve through this input to be more
representative of the local community,
leading to local distinctiveness that
encompasses the desires of a wider
spectrum of people in that community for
innovation, sustainability and efficiency as
well as for conservation.

PERMISSION

explorable 3D representations, such as
Esri City Engine, and data is available for
download in Esri format from the ONS
website, while VU.CITY is generating 3D
models of all major cities in the UK from
aerial photography. Some councils have
already commissioned local models.
There is also powerful analytics
software such as Tableau that can
process open data from the ONS easily
into informative graphic information. We
can likewise link GIS data evidence to our
local plan models, and use parametric
tools to help us design within constraints.
It is not about evolving tools; rather, it
is about changing the way that people
approach decisions.
I am advocating an evolutionary system
that cumulatively assimilates data so local
plans can become more distinctive. A
cohesive, bottom-up system can support
developments that please people the
most. Appropriate development is more
likely to be retained, offers better
long-term value and is more sustainable.
These are the key requirements of the
NPPF: to let the people back into planning
and achieve sustainable development. b

Rosemarie Andrews is an associate
at Bryden Wood Technology
rosemarieandrews@me.com

Do we have the tools?
Software is available for the foundation
of our new process, and if we are clear
in our strategy, further digital means
will develop. There are many software
packages currently available that support

Related competencies include
Legal/regulatory compliance, Planning
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Filling the void
Ian McGuinness explains how geospatial mapping
of roof levels in London has identified a potential for
thousands of new homes

Research looked at
development potential
that would not affect
London’s skyline

M

apping, visualisation
and geospatial
analysis continues
to make its mark on
urban planning, as
policymakers become
accustomed to better
standards of evidence across a range of
information. At planning authorities and
in the wider commercial property sector,
geospatial technology has evolved from
a capture and classification tool into a
variety of methods, standards and richly
attributed data that together offer a new
way of solving problems.
Behind this transformation are human
and physical geographers from across
the industry who are recognised as a
distinct professional group by both RICS
and the Royal Geographical Society.
In response to the 2017 government
housing white paper, the research team
at property consultancy Knight Frank
investigated the scale of London’s hidden
development opportunity. The report,
Skyward, fused public- and private-sector
data into a 3D model of the city to assess
the location and potential market value of
voids nestled between the city’s rooftops,
an approach prompted by the availability
of new data as well as a convergence of
ideas. Other research had identified the
1 6 J U N E / J U LY 2 0 1 8

potential for infill that would not have an
impact on the city’s skyline.

Housing potential
Modelling revealed that infill and
intensification in existing street blocks
can realise major development potential
without affecting London’s unique
character; using the Greater London
Authority’s density guidelines, 40,000
extra homes could be accommodated in
the city’s uneven rooflines.
Although some developers had already
identified certain opportunities for vertical
development, these assessments were
project-specific and the industry lacked
a coherent overall picture. Previous
assessments were also based on small
study areas extrapolated to the edges
of London. Knight Frank’s approach
was in contrast holistic, assessing
every residential structure in zones 1
and 2 of the capital’s transport system.
Strategic knowledge quantifying which
neighbourhoods would offer the most
rooftop development volume, how much
it would be worth, and which freeholders
would need to be engaged was a unique
strength of the geospatial analysis.
The analysis also highlighted how much
detail is required for a preliminary design
review. The research showed principles
Image © iStock

already advocated by the government
and construction industry, such as
permitted development to the highest
adjacent roof height, must be considered
against issues such as suburban street
slopes and building block contiguity.

Abstract constraints
As well as removing potentially
problematic listed buildings from the
analysis, the research demonstrated
the malleability of a geospatial model in
accounting for more abstract constraint
factors such as local airspace rights.
This showed that many constraints that
appear prima facie to be site-specific –
including leasehold terms, building age,
whether the site forms part of a mews or
is in a conservation area – can be readily
modelled through geospatial analysis.
As with all surveys, the Knight Frank
approach offers clearer definition of the
issues and the understanding necessary
to overcome them. The construction
industry increasingly recognises that
understanding form, volume, location,
market value and prevailing planning
context is necessary to exercise
development rights across the varying
nature of a major conurbation.
The research has been timely and
in step with both the announcement
of a new government Geospatial Data
Commission, and Communities, Local
Government and Housing Secretary
Sajid Javid’s statement of support for
the development principles that were
explored in the Knight Frank report.
The firm sought to create an inclusive
research framework that planning
authorities could replicate easily instead
of drawing on sources and technology
that they would find prohibitively
expensive. This approach enables a wider
discussion, taking account of how vertical
development constraint and opportunity
are understood across the industry. b
Ian McGuinness is Head of Geospatial
at Knight Frank
ian.mcguinness@knightfrank.com

Skyward: Identification of rooftop
development opportunities
http://bit.ly/2GtWeNr

Related competencies include
GIS (geographical information systems),
Legal/regulatory compliance, Remote
sensing and photogrammetry

TEC HNO LO G Y

Come together
As the world’s leading cities create 3D models, Michal
Konicek argues that authorities and modelling companies
should act as partners to take the technology forward

I

t would be
difficult to
imagine how
architecture
and
construction
could operate in
a global city such as London,
with its various planning
restrictions, if there weren’t
any 3D modelling data. As
cities such as Hong Kong,
Berlin and Singapore take the
lead on the availability and
quality of their 3D city models,
it is a good time to evaluate
how these initiatives work,
and whether having a city
authority own and provide the
model is the way forward.

Drawbacks
The local authorities in Berlin
and Hong Kong created their
own models, and these are
available to download from
their planning websites. But
this seemingly most efficient
approach – in which a model
is built once by the city and is
then free for all users – has
several drawbacks.
1. Cost: the creation and
management of the data set,

“
Companies

should
see local
authorities
as users and
partners

especially a highly accurate
and detailed one, costs
money. It could be argued this
expense should be borne by
developers, not city councils.
2. Useability: both Berlin
and Hong Kong created their
models to standards that
have not been adopted by the
construction industry in the
UK because they do not meet
its particular needs. These
models would therefore be
of very limited use in, for
example, UK rights of light
studies, as they are not
sufficiently accurate or include
only generalised terrain.
3. Lack of competition:
having cities create, or
commission, their own
models often leads to limited
competition, as the rest of
the market is not big enough
to support multiple data
providers. Public authorities
in London and many other
UK cities have by contrast
benefited from competition
between suppliers of 3D city
models to architects and
building consultancies as
they have from the market for
laser scanning surveyors or

suppliers of mapping data –
an industry-driven approach
has given us models that are
affordable to the industry and
often cost nothing to a local
authority to produce and use.
But it also means the latter do
not own the 3D data for their
cities, have minimal control
over its quality and accuracy,
and rely heavily on suppliers
not to create barriers to new
entrants to the market.
To overcome some of these
shortfalls, the National
Research Foundation of
Singapore commissioned a
state-of-the-art 3D model of
the city, linking this to a variety
of city data, enabling easy
citizen access and providing
a test bed for any future
technologies, experimentation
and connection to the Internet
of Things. This represents
the most open and innovative
approach to 3D city modelling
in the world, but cost $73m.
Despite its undoubted value to
both industry and citizens, this
is way beyond what current
suppliers, customers or local
authorities can afford.

RI C S LAND
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Partners
There should be a way for
local authorities to have
some control of their 3D
city model data on behalf
of their residents and
businesses while not having
to spend tens of millions.
They should also not have
a single company control
their access to their own 3D
data. Of course, modelling
companies want to protect
their intellectual property
– we are businesses that
have spent a considerable
effort developing these data
sets, and this data helps
our customers to add value
to all aspects of their work.
But such companies should
not see local authorities as
customers, rather as users
and partners.
Working with local
authorities, 3D model
providers should offer at least
parts of their data sets as
test beds for any novel and
experimental use. Given the
potential for technologies
such as augmented reality
for underground utilities,
simulations of autonomous
cars, 5G telecoms and
delivery drone navigation,
experts should be able to
test their ideas in realistic
3D environments. Local
authorities should assist these
projects while ensuring that
their 3D model development
strategy does not impose
unnecessary limitations on
other users by preferring a
specific platform or format. b

Michal Konicek is Director
of Accucities
michal@accucities.com

www.accucities.com

Related competencies include
GIS (geographical information
systems), Mapping, Remote
sensing and photogrammetry
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Air pollution is the largest single
environmental threat to health in the
world. Tom Hall looks at its impact
on our lives and new ways to monitor
and improve air quality

Tracking an
invisible killer

U

nlike the thick noxious
smog of old, today’s
air pollution is an
invisible but deadly
cocktail of nitrogen
dioxide, particulates
and ozone, among
other substances. The effects on people
range from heart attack, stroke and
the development of cancer to cognitive
impairment and genetic changes in utero,
predisposing babies to health problems
later in life.
Globally, air pollution costs up to £5tr
a year, affecting 92% of the population
and associated with more than 3m
deaths per annum, as the World Health
Organization (WHO) Global Urban
Ambient Air Pollution Database (update
2016) indicates (http://bit.ly/2uWBkkA).
In the EU, 40m people in the 115 largest
cities breathe air exceeding WHO
air-quality guideline values for at least one
pollutant, according to its regional office
for Europe (http://bit.ly/2qjKx1F). WHO
also estimates that the economic cost

“
Reducing air

pollution could save
millions of lives and
trillions of dollars
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of air pollution in
the UK is £54bn
annually, with
more than 40,000
related deaths
per year – about
25 times greater
than the number
from road traffic
accidents. The
UK government
also expects dirty
air to reduce the
life expectancy of
everyone in the
country by six months on average
(https://bit.ly/2FguGpb).

Saving lives
Reducing air pollution could therefore
save millions of lives and trillions of
dollars. Public anger at the failure of local
governments to address air-quality in
a timely and efficient manner has also
substantially increased.
Awareness has grown since the
highly publicised Volkswagen emissions
scandal, while campaigning legal
organisation ClientEarth has also raised
the issue through a succession of High
Court challenges of the UK and other
governments over their failure to address
illegal air-pollution levels. While clean-air
guidelines and limits have been in place
for decades, cities still fail to meet any

k Dr Xand van Tulleken in the BBC2
documentary Fighting for Air, which used
EarthSense Zephyr sensors (inset) to measure
air pollution in Kings Heath, Birmingham
legal targets; London, for example, hit the
annual recommended limit for air pollution
within the first month of 2018.
Land use and planning is beginning
to see the impact of this increased
concern for air quality. Local authorities
are taking action through section 106
agreements, or section 75 agreements
in Scotland, which legally require funding
for air-quality monitoring equipment as
part of planning conditions. There is also
increasing demand from local authorities
for developers to model the impacts of
their projects on air quality, while new
roads are now being subjected to impact
Images © iStock, BBC/Amazing Productions
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and health diagnostics. It is hoped the
MappAir products will also help with
public engagement and behavioural
change initiatives.

Development impacts
EarthSense can help developers
with their planning applications by
accurately monitoring the impact of any
demolition or modelling the effect of a
new development on an area. It can also
advise on the most effective mitigation
measures such as the location of green
screens or vegetation. Without modelling,
such interventions can exacerbate the
issue by trapping pollution rather than
dispersing or deflecting it.

Selling property

k MappAir, the first high-resolution national air-quality map
assessments using new sensors and
modelling techniques.
In this context, EarthSense was
established in 2016 as a joint venture
between aerial mapping company
Bluesky International and the University
of Leicester to commercialise air-quality
innovations resulting from research.

Monitoring
EarthSense aims to provide products
and services that enable the visualisation
and resolution of air-quality issues. We
measure and demonstrate trends in urban
air pollution to enable policy-makers,
planners and others to develop strategies
to reduce it, using a mixture of sensors,
advanced modelling techniques and data.
Our recent involvement with a BBC
television documentary Fighting for Air,
shot in Kings Heath, Birmingham, showed
that air pollution could be reduced by up
to 20% with coordinated action, thanks
to measurements taken with our Zephyr
sensor. This led to more than 1.5m views
of our MappAir air-quality data.
Increasingly, those responsible for
policy development are looking to
enhance their capability in measuring
air pollution on a hyperlocal scale to
inform policy development and the use
of equipment such as chemiluminescent
monitoring stations. While highly
accurate, such stations are so expensive
that only one or two are generally
deployed per city – Leicester for example
has two for a population of around
300,000 – and there are only around 150
operational nationally most of the time.
Zephyr by contrast is a small,
calibrated air-quality sensor that can

measure nitrogen oxide, nitrogen dioxide,
ozone, particulates PM1, PM2.5 and
PM10, temperature and humidity. It costs
on average a few thousand pounds,
compared to tens of thousands for a
monitoring station, and can be fitted
to a lamp post or used in a vehicle or a
backpack, for example. It provides data in
real time, so pollution events or hot spots
can be identified immediately.

National data
Our sensors also feed into our national
data product MappAir, where each
square of data is roughly twice the size
of an average football pitch. Combining
data from satellites and our air-quality
monitoring sensors together with
open-source data, we have used complex
modelling techniques to create this
highly accurate map. It shows how air
pollution, specifically nitrogen dioxide,
changes across the UK and within towns
and cities, highlighting likely sources
and potential clean-air refuge areas.
Since March, the map has also included
particulates PM2.5.
We are releasing a high-resolution
data product for hourly alerting and
forecasting up to three days ahead. As
the Zephyr can feed directly into MappAir,
we can also provide a subscription
service where we install and maintain
the sensor and provide access to local
measurements as well as MappAir.
Accurate map-based data such as that
provided by MappAir is designed for a
wide range of applications, including local
planning, enforcement and mitigation
strategies, as well as commercial
applications such as conveyancing

There is increasing evidence that more
homebuyers are concerned about
air-quality issues, which have been
seen to affect the sale price by 15% in
some areas (https://bit.ly/2GBswWJ).
In response, the environmental report
company Future Climate Info will be the
first to incorporate our air-quality data
sets into its conveyancing reports.
We have also undertaken a range
of air-quality monitoring projects, from
placing monitoring equipment on a
rocket to mounting mobile mapping with
air-quality sensors on hybrid cars and
trucks, which enable automatic electric
switching in clean air zones or areas with
high pollution. We can even model the air
inside vehicles or buildings to assess how
pollution enters enclosed spaces.
Our long-term ambition is to
measure a wide range of gases,
particulates and other environmental
hazards such as noise, and to model
them across the world. b

Tom Hall is Managing Director of EarthSense
tom.hall@earthsense.co.uk

www.earthsense.co.uk
Guidelines on air quality law and planning:
http://bit.ly/2Gebqdp
https://bit.ly/2qciDoc

Related competencies include
Environmental assessment, Planning
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The need to build houses is putting pressure on
Areas of Outstanding Natural Beauty, claims
the Campaign to Protect Rural England. Emma
Marrington reports on research that the charity
commissioned into major housing applications

Losing landscapes

E

ngland’s 34 Areas of
Outstanding Natural
Beauty (AONBs) cover
15% of the country, are
part of our landscape
heritage and provide
an important source
of enjoyment and inspiration for millions
of people. AONBs’ primary purpose is to
conserve and enhance natural beauty,
but also to take account of the needs of
rural industries and communities. Unlike
national parks, however, which have their
own planning authorities, decisions on
development in AONBs are made by local
authorities and planning inspectors.

Planning in AONBs
The Campaign to Protect Rural England
(CPRE) commissioned independent
consultants David Dixon, Neil Sinden and
Tim Crabtree to analyse data supplied
by construction data analysts Glenigan
on major housing applications – that is,
those of more than ten units – in AONBs
from 2012 to 2017. Their research
revealed that there has been a dramatic
increase in applications for major housing
projects in AONBs in that time, with a
corresponding leap in the number of units
approved and the amount of land used.
CPRE’s summary report Beauty betrayed
was published along with the detailed
research late last year.
The research made several findings.
1. Since 2012, 15,485 housing units have
been approved, with an increase of 82%
from 2,396 units approved in 2012–13 to
4,369 in 2016–17. The average number of
units per application approved in 2015–17
was 43.37, compared with 36.29 in the
previous three-year period.
2. Decisions are pending on a further
12,741 units. Based on the 2016–17
approval rate of 64%, this could mean
another 8,154 units, resulting in
23,639 new approved housing units
since 2012–13.
2 0 J U N E / J U LY 2 0 1 8

3. The amount of land approved for
housing each year has increased at
least fivefold since 2012, from 41.06ha in
2012–13 to 211.93ha in 2016–17, based on
190 applications – totalling 7,807 units –
where site area was known.
4. The number of units approved on
greenfield sites in the past five years is
6,580, or 42%, with a further 8,301, or
54%, approved on brownfield land; 604
units or 4% were also approved on a
single mixed-use site.
5. In the past five years, applications for
major housing schemes are up 105%,
from 80 in 2012–13 to 164 in 2016–17. The
amount of proposed units increased from
2,530 in 2012–13 to 6,633 in 2016–17.
6. Large-scale housing development
is not uniformly distributed across the
AONBs. Housing pressure – defined by
the number of applications, approvals
and housing units – is most intense in
the South East and South West. Here,
eight AONB areas – Cotswolds, High
Weald, Cornwall, North Wessex Downs,
Dorset, Chilterns, Kent Downs and South
Devon – accounted for 74% of housing

CPRE analysis: lost land
Based on the data underpinning
finding 3, above, 435ha of AONB
land have been approved for housing
in the past five years. However, this
is a major underestimate of the total
loss, as our researchers did not have
access to site area information for
another 200 schemes totalling 7,678
units. By using the housing densities
of the schemes where site areas
were known, we can extrapolate
the overall land area approved for
housing in the past five years. This
calculation suggests that 792ha of
AONB land has been approved for
development since 2012.

Painswick, in the Cotswolds AONB

applications and 79% of approved
housing units from 2012–17. These areas
have seen a significant increase in the
average number of units built each year;
in High Weald, an average of 311 units
were approved each year during 2012–15,
almost trebling to 895 from 2015 to 2017.
7. The Cotswolds and High Weald AONBs
have the highest number of appeals,
accounting for 42% of all cases between
them, thus putting huge pressure on local
authority and AONB resources.
8. The number of appeals against
decisions to reject major housing
developments has grown. Government
planning inspectors have refused a
significant proportion of these – with
the trend growing as the National
Planning Policy Framework (NPPF) has
bedded in – which suggests that many
local authorities could take a stronger
line on resisting housing developments
in AONBs. In the past five years, the
success rate for appeals has gone down
from 71% in 2012–13 to 24% in 2016–17,
meaning a total of 1,882 housing units
have been approved on appeal.
Housing that is community-led, including
community land trusts, community
self-build and affordable co-housing, has
been shown to secure greater levels of
local support at the planning stage, and
also means landowners are more likely
to bring forward appropriate sites and
volunteers to help develop the projects.
Image © Rob Colley/CPRE
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They are led by local people and include
allocation policies that ensure all homes
go to people with a local connection.

CPRE recommendations

Positive examples
South Devon AONB
South Hams District Council and
Plymouth City Council are consulting
on a joint local plan, setting out where
potential development could take
place in the South Devon AONB and
how the area will change up to 2034,
and they are looking to neighbourhood
plans to identify a proportion of their
housing allocation target.
Many of the neighbourhood
planning groups in the AONB are
responding directly to the growing
pressures for housing allocations
and the increase in speculative
applications prompted by the lack
of an up-to-date five-year housing
supply. This is a positive,
community-led solution that allows
people to protect what they value
about their local environment while
influencing the location and design of
housing development.

Cornwall AONB
Over the past 20 years, Cornwall
has faced significant development
pressures, and has the highest
number of properties with no usual
resident. The level of ownership of
second homes for holiday use or
bought to let in Cornwall’s AONB is

considerably higher than the national
average, making housing unaffordable
for local people and displacing them
into larger urban areas.
Given the scale of the target –
47,000 new housing units are needed
by 2030 - there will be pressure
on the AONB to allow some level
of development. There is a role for
housebuilding in the Cornwall AONB,
but it needs to be small in scale, linked
to local housing need and 100%
affordable. This is being achieved
through the work of Cornwall
Community Land Trust (CLT), which to
date has completed 16 developments.
CLT projects include one at Rock,
near Padstow, just outside of the
AONB, where 12 self-build properties
were developed in 2011. Other CLTs
in Cornish AONBs have completed
six properties at St Just in Roseland,
eight houses at Pendeen, two at
Nancledra – although a subsequent
application to build further houses
was refused due to the impact they
would have on the AONB – and three
at Lizard. Many of the developments
are on rural exception sites, that is,
small plots dedicated in perpetuity
to affordable housing that would not
normally be used for such schemes.

CPRE wants the NPPF to set a
presumption against proposals for
large housing developments in AONBs:
demand for housing or the lack of a
five-year supply should not be used to
justify such schemes in these areas. The
statutory duty of regard should also be
integrated into the NPPF, making it the
overriding factor in decision-making.
NPPF policies should be amended to
state that new housing in AONBs must
be affordable and relate to local needs
unless the case is exceptional, such
as regenerating brownfield sites on
town or village boundaries. CPRE also
believes the government’s New Homes
Bonus scheme should be reformed for
local authorities so that it no longer
encourages large-scale housebuilding
in AONBs. Annual statistics should be
published on the rate of development and
other change of land use in the areas, as
is already the case for the green belt.
CPRE urges local authorities to
develop specific policies in local plans
that recognise the importance of their
AONBs and uphold them in development
management decisions. They should also
make sure all AONB management plans
are treated as material considerations
and ensure they are given appropriate
reference in local plans.
Councils should promote and support
community-led housing processes as a
means of meeting local housing needs in
AONBs. The right balance can be struck
by working with communities, not by
building any housing at any cost. b

Emma Marrington is Senior Rural Policy
Campaigner at the
Campaign to Protect Rural England
emmam@cpre.org.uk

CPRE’s Beauty betrayed report and
independent research
https://bit.ly/2GBLsVj

Related competencies include
Planning
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Bradley Parker stresses the importance of fire
protection in a maintenance schedule

So what are you doing?

T

he tragic fire at
Grenfell Tower
in London in
summer 2017 has
focused property
managers’ minds
on fire protection.
Under the
Regulatory Reform (Fire Safety) Order
2005, all residential blocks must have an
up-to-date fire risk assessment (FRA).
However, this document only assesses
the possible hazards in the common
parts of a block of flats and recommends
remedial actions. Simply having an FRA
on file does not protect residents: if any
recommended actions are not taken,
property managers and right-to-manage
freehold company directors could also
be in breach of the regulations and face
prosecution, fines or both in the event
of a fire. Anyone with responsibility for
managing a residential block must show
diligence in servicing and maintaining the
fire protection systems and life safety.
There is an argument that says your
block’s FRA should cover all areas of
concern, but gaining access to each flat
is an issue. As a result, full coverage will
not necessarily be possible, and even FRA
consultants state they are not experts.
FRA consultancies should be up to
date with BSI specifications, but can only
make recommendations based on their
findings. This is where highly specialised
contractors, such as fire alarm engineers
or lift maintenance companies, help, giving
an impartial view of the recommendations
and any suggested remedial work.
This is not an unusual course of action,
and property managers should ensure
they are aware of their fire protection
obligations to residents – and therefore
only employ qualified and competent fire
risk assessors.

Taking responsibility
Two basic areas of fire protection are
often not reported in FRAs: fire doors and
fire-stopping. Property managers should
take responsibility for ensuring that these
are regularly inspected by an expert.
There should also be an emphasis on
passive protection, as this is frequently
2 2 J U N E / J U LY 2 0 1 8

neglected in inspections, and even in
service and maintenance reporting.
Before calling in the fire protection
experts, there is a lot that property
managers can do themselves. As with
any life-saving product, a fire door
should be checked regularly to ensure it
functions correctly and is ready to use.
It should be tested in the same way as
emergency lighting, a smoke or fire alarm,
or a fire extinguisher would be. Any slight
alteration to the door or its surroundings
can affect its performance. Checks
should be carried out at least every six
months, or more regularly depending on
the traffic through the door and behaviour
problems in the block; although, following
consultation, RICS now advises members
to inspect fire doors every three months.
Property managers who are too busy
to undertake these checks should employ
a fire protection specialist to do so. A
maintenance checklist should be used to
ensure you inspect all the items correctly,
in conjunction with your asset records,
and should include the following.
bb Check that the gaps around the
top and sides of the closed door are
consistently less than 4mm. You can use
a £1 coin to give a feel for scale, as this is
about 3mm thick.
bb Are there any intumescent seals
around the door or frame, and if so are
they intact with no sign of damage?
These seals are usually vital to the fire
door’s performance, expanding if they
become hot. Are there smoke seals
fitted and intact to limit the spread of
smoke beyond the door? In existing
buildings, the fire doors are often not
fitted with these seals, and they should
be upgraded.
bb Are the hinges fire-resistant and firmly
fixed? There should be three or more of
them, with no missing or broken screws.
bb Check the door closes properly: open
it about halfway, then let go and allow it to
close by itself. Does it close firmly on the
latch, without sticking on the floor or the
frame? Fire doors should be fitted with a
working self-closer, otherwise they could
seriously compromise the fire strategy of
compartmentation. However, not all fire
doors need self-closers, for example riser

Anyone with
responsibility
for managing a
residential block
must show diligence
in servicing and
maintaining the fire
protection systems
cupboard doors and locked fire doors
on plant rooms, whereby a tradesperson
entering the area needs to close and
lock it on departing. Entrance doors to
individual flats are often not fitted with
self-closers, and the opportunity should
be taken to upgrade these if they open on
to a staircase or escape corridor.

Preventing the spread of fire
This can be restricted by subdividing
buildings into discrete compartments.
These are separated by walls and
floors of a fire-resistant construction
that hinders the spread of fire from one
compartment to another. Normally, all fire
compartments will have a fire door and
can be readily recognised by property
managers with the application of a “Fire
door: keep shut” sign.
Examples of fire compartments – apart
from individual flats in the block – are
plant rooms, electrical or water risers,
Image © iStock
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timber beams, joists, purlins and rafters,
and pipes, ducts, conduits or cables that
pass through any part of a fire-separating
element should be minimised and kept
as small as possible. They should also be
fire-stopped using:
bb cement mortar – although bear in
mind that this can crack and fall out
bb gypsum-based plaster
bb cement- or gypsum-based
vermiculite–perlite mixes
bb glass fibre, crushed rock, blast
furnace slag or ceramic-based products,
with or without resin binders
bb intumescent mastics
bb proprietary fire-stopping and
sealing systems.

and escape routes such as corridors
or stairwells. Property managers or an
appointed expert should assess the fire
compartments in their blocks and then
have these areas regularly inspected.
This should be carried out in conjunction
with another service and maintenance
discipline such as fire door inspection, as
you would have to open the fire door to
inspect inside the compartment, or fire
alarm and emergency lighting servicing.
Evacuation or stay-put policies depend
on compartmentation: this reliance is
currently being challenged, however,
so now is the time to review the fire
evacuation strategy as well.
Fire-stopping is more specialised,
requiring an expert eye to understand
breaches properly. Again, property
managers can do a lot to identify
potential problems, and regular
inspection is vital. For example, managers
can visually inspect the following:

bb any new holes produced by building
works, such as installation of an electrical
cable or pipe, that are not sealed
bb existing holes that are reopened by
removal of a service and not sealed
bb damage to cladding or boarding.
Inspection after building works have been
completed is recommended, to ensure
the fire-stopping is not breached. If this
reveals incorrect cladding, boarding and
other external systems – or even the lack
of an external system – these should be
checked by a specialist.
A fire-stop is defined in Approved
Document B, Fire Safety, as “a seal
provided to close an imperfection of fit
or design tolerance between elements or
components, to restrict the passage of
fire and smoke”. Joints between
fire-separating elements such as walls or
floors should be fire-stopped to maintain
the continuity of resistance. Openings for

With pipes or ducts, fire-stopping should
allow thermal movement; experience
shows that only proprietary – and
expensive – fire-stop seals that fit fully
around the cables or pipes are effective.
A client advised me that they have no
control policy or terms and conditions
stipulated in their orders to contractors to
cover fire-stopping works. In such a case,
property managers should act quickly
to review and advise accordingly, as the
contractor breaching the compartments
should be responsible for their
fire-stopping. If the contractor cannot
carry out certified fire-stopping where
compartments have been breached, they
should discuss this with the client and
commission a specialist to complete the
works. Building owners and managers
will want to know this work has been
completed quickly, in the event of a fire
soon after any building works.
Remember, a legal liability will attach
to responsible persons, including block
managers and the freeholders, so regular
inspection and documenting are vital. b

Bradley Parker is Managing Director
of Future Fire Systems
bradley@future-fire.co.uk

www.future-fire.co.uk

Related competencies include
Fire safety, Health and safety,
Housing management and policy

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

23

RICS L A N D
JO U RN A L

AFRICA

Urban development
in Ghana

There is an urgent need for modern methods of
property valuation to ensure effective taxation in many
developing countries. Nyah Zebong, Paul Fish and
Wilson Prichard examine the challenges in Africa

True values

W

here property
markets are still
developing, there
is little sales data
on which to base
valuations. As a
result, it is more
difficult to assign accurate property
valuations, there is greater scope for
abuse, and these valuations are more
likely to be contested.
In peri-urban or rural areas where
property markets are almost non-existent,
a value may be largely theoretical, and it
may not be possible to sell the property
due to lack of demand, contested or
unclear land titles, or communal land
holdings. This may in turn lead to sharp
disagreements about appropriate
valuation for tax purposes and, in some
2 4 J U N E / J U LY 2 0 1 8

cases, large discrepancies between
the notional value of a property and
taxpayers’ ability to pay.
Effective property taxation generally
requires clarity on property ownership.
In urban areas, there are often multiple
ownership claims, or, in more informal
settlements, the absence of ownership.
In areas of communal landownership, this
allows for long-term occupation with no
formal title.
Taxing the effective occupant is one
alternative to taxing ownership. However,
this eliminates the possible role of
property tax as a levy on wealth, and may
disadvantage less wealthy tenants.
In Africa, many countries inherited
complex institutional structures for
property tax administration from colonial
powers, and these structures impose

capacity constraints as a further barrier
to effective implementation. Three issues
are common.
1. Many countries have separate
agencies that are responsible for land
titling and land valuation, and they do not
share data effectively.
2. In other areas, changes to complex
valuation methods have been blocked by
central valuation departments wedded
to existing practices, or by government
authorities that have insisted on a narrow
interpretation of laws, often with roots in
the colonial period.
3. Efforts to expand valuation at the
subnational level have also been blocked
by central ministries and valuation
departments that want to preserve the
status quo.

Valuation models
Market value-based systems are
dominant in former colonial capitals in
much of Africa. They estimate the price
that a willing and informed buyer would
pay to a willing and informed seller for a
property, or assess the potential rental
value of the property.
The advantages of such systems are:
bb they are often designed to place the
highest burden of property tax on the
most valuable properties
bb typically, markets dictate which
Image © iStock

properties are most valuable
bb where property markets are active,
property valuations – and tax revenue –
should rise as market prices increase.
The disadvantages, on the other hand,
are that:
bb in most African cities, markets are
poorly developed and comparable
transactions are unavailable or difficult
to find
bb declared prices are often understated
to avoid other forms of estate tax
bb many countries experience a severe
shortage of qualified assessors to handle
the valuations needed
bb without active property markets,
valuations are open to collusion or
corruption between assessors and
property owners
bb taxpayers are more likely to contest
valuations, as they have little transparent
basis for assessing their fairness.
Approaches that use the surface area of
land or buildings to assess the property
tax base have, historically, been the
main alternative to market value-based
approaches. Their advantages are:
bb a highly transparent and easy-to-verify
taxable base
bb the base can be easily updated using
a standard formula
bb they are generally equitable, based on
the size of land or properties.
The disadvantages, though, are that:
bb they fail to incorporate qualitative
aspects of buildings adequately, which
significantly limits fairness, especially
outside large cities where older and
unimproved homes are often large in
surface area or sit on big plots
bb administrative authorities are
responsible for adjusting valuations
upwards to ensure revenue buoyancy,
and these annual adjustments may be
politically difficult.
So, governments are increasingly
considering simplified hybrid methods
designed to be equitable and practical.
These hybrids begin from a surface
area-based approach but add locational
and qualitative factors such as class,
zones and construction. Hybrid methods
are designed to generate presumptive
market values.
In Cameroon, for instance, the
property’s presumptive value is obtained
by multiplying the surface area by
clear reference prices provided in
the regulation, classified according
to municipality, the zones therein and
the property’s attributes. This may not

“
Market value-based
systems dominate
in former colonial
capitals in Africa

perfectly reflect market values, but values
should be progressive while providing a
predictable, common point of reference
for all stakeholders.
A points-based system has been
adopted locally in countries such as
Sierra Leone and Malawi. This method
assigns points according to the surface
area of the land and buildings, while
additional points are awarded for position
or deducted for negative features; for
example, neighbourhood, construction
materials, access to services and
quality of finishing. The key difference
and advantage of this approach is that,
instead of relying on reference regulatory
prices, it correlates with market value as
a test of reasonability.
There is a question in all the methods
of whether valuation should be of land,
buildings or both, and whether it should
cover only de jure – titled – or also de
facto – untitled – ownership of property.
In some cases, governments may require
separate valuations of land and buildings,
and may only tax titled property. Based
on experience, a single valuation that
incorporates both land and buildings and
covers all forms of ownership is likely to
be the most administratively acceptable.

Centralisation
Centralisation rather than
decentralisation remains the dominant
model, particularly in francophone
countries, although some anglophone
countries have devolved responsibility
for assessments to municipalities.
Centralised valuation typically requires a
central valuation agency, though it can be
left to the tax administration.
The advantages of such systems are
as follows:
bb they ensure the use of harmonised
methods of assessing properties
throughout a country
bb greater technical capacity can be
accessed for complex market
value-based systems
bb they may reduce the risk of collusion
taking place between officials and local
property owners.
Their disadvantages, in contrast, are that:
bb actual assessment of properties is
geographically removed from municipal
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authorities, resulting in relatively high
costs for:
a. updating and maintaining the tax
register
b. accepting and dealing with tax appeals
c. issuing rate demand notices in a
timely manner
d. challenging defaulters to comply
bb central valuation officers may have
weak incentives overall; given that
property taxes are a tiny share of central
revenue, the lack of accountability to
local authorities may reduce pressure for
adequate valuation
bb countries reliant on property valuation
by central government authorities have a
severe shortage of trained staff relative
to the properties to be valued.
The decentralised model is found in
anglophone Africa, where the British
colonial system treated property taxes
as the responsibility of subnational
governments. Its advantages are:
bb it is pragmatic and cost-effective
compared to the centralised model
bb localisation is consistent with the
objective of building local governance
capacity, and can enable appeals
and transparency
bb since communities are closely
involved in valuation and decision-making,
it may secure legitimacy for subnational
government action and contribute to
increased property tax yields.
However, its disadvantages are:
bb the local concentration of
administrative components could enable
collusion and “rent-seeking”, whereby
administrators may be tempted to adopt
corrupt practices
bb lack of capacity for more complex
valuation methods or processes is a
concern, although it may be reduced with
simpler methods
bb there may be a lack of consistency
in property valuations across different
government areas.
The most urgent need is for careful
consideration of relevant trade-offs
where reform is being contemplated.

Actors
African countries vary in terms of which
actors carry out valuations. There are
four alternatives.
1. Valuation officers
Particularly in anglophone countries,
it is common to have distinct valuation
departments assess property values, and
pass these on to tax agencies for billing
and collection. This separates valuation n
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from tax collection, potentially ensures
consistency and reduces scope for
coercion and abuse.
However, without the need to collect
revenue, these officers may have
insufficient incentives to ensure that
property valuations are up to date.
2. Tax authorities
An alternative is for valuation of
properties by tax agencies, as in many
francophone countries and where local
governments control property taxation.
Tax authorities may thus have clearer
incentives for ensuring that valuation is up
to date to maximise revenue collection.
On the other hand, close links between
valuation and revenue collection may
enable greater corruption and abuse.
3. Private contractors
Some local governments have turned
to private contractors, which could be
effective in the short term: clear contracts
and their enforcement can generate
incentives for expanded valuation
efforts. On the other hand, long-term
reliance on private contracts can pose
substantial risks, including reduced
scope for public appeals, contracting
problems that increase cost or reduce
effectiveness owing either to corruption
or to simple errors, a failure to develop
long-term capacity and ownership in
local governments, and weakening
accountability of governments to citizens.
4. Self-assessment
In Rwanda, property owners are required
to declare property values, surface area
or key characteristics for automated
valuation to the tax authorities.
This can dramatically reduce the
time taken by, as well as the costs
and logistical challenges of, valuation
systems; but meaningful self-assessment
depends on an effective, equitably applied
auditing of declared values and publicised
enforcement of those who report false
data. In many contexts, such effective
auditing processes do not yet exist.

The way forward
The following seven objectives may help
select the right methods and models.
1. Simplify valuation methods to reduce
costs and increase coverage:
market-based valuation is costly and
impractical in most African contexts – and
certainly outside larger cities. There is
a strong case for using systems based
on presumptive market value or points,
either as a primary form of valuation
or as a means to audit self-assessed
values. Even where there is continued
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“
Taxpayers should be able to appreciate the
reasons for valuation, and understand why
their neighbours have higher or lower rates
reliance on market-based valuation,
these other models may be alternatives
for local authorities where market-based
valuations are out of date, non-existent or
otherwise problematic.
2. Explore the benefits of localising
valuation activities or hybrid
arrangements: the primary drawback
of centralised valuation – particularly
outside capital cities – has been high
costs, large geographical distances and
a lack of sufficiently trained valuation
officers. Increased reliance on locally
trained officials, employing simplified
valuation methods, has significant
potential. This can be achieved through
full decentralisation of responsibility
by devolution to local governments,
but equally through partnerships, the
establishment of local valuation offices
under central direction, or locally
recruited valuation teams supported by
central valuation officers. With simplified
methods, local staff may merely collect
key property data. Central government
valuation officers would retain
responsibility for valuing smaller numbers
of properties to establish reference
prices and translate basic property
characteristics into taxable values.
3. Understand institutional barriers
to improved valuation: governments
should develop flexibility where existing
practices are failing; for example, small
changes to legislation may make it
easier to use more appropriate methods.
Alternatively, flexibility in interpreting
existing legislation may allow authorities
to experiment with new approaches
where valuations are out of date.
4. Exploit the potential of automated
valuation tools: new IT tools can enable
more effective and transparent valuation,
as basic and observable property
characteristics can be automatically
translated into property valuations and
bills, or used to cross-check the accuracy
of existing valuations.
5. Strengthen appeals to build
credibility and compliance: taxpayers
should be able to appreciate the reasons
for their valuation, and understand why
their neighbours are being assessed at
higher or lower rates particularly if they
can appeal. Simplified valuation methods
are based on observable characteristics,
and are easier to understand and
transparent as well.

6. Recognise that the absolute value of
each property is less important than the
relative value: most taxpayers are most
interested in knowing that they are paying
as much as the owner of a similar house,
or less than that of a larger or superior
house. This is particularly true in Africa,
where limited property markets, unclear
ownership and communal landholding
may make it easier to assess relative
values. Valuations in different localities
are critical to perceptions of fairness.
7. Be sensitive to local conditions,
understandings and constraints: where
ownership is contested or unclear,
alternative strategies for applying the
tax – for example, on occupants or
landlords – need to be locally acceptable.
The features of land and property that
create perceived value may differ across
localities, and valuation formulas should
reflect this. Where property markets are
almost non-existent, or property is held
communally, the basis and rationale for
property taxes need to be communicated
appropriately – and allowance made
where tax rates are inconsistent with
ability to pay. b
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Related competencies include
Cadastre and land management,
Legal/regulatory compliance, Property
records/information systems, Valuation
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Compulsory Purchase:
Calculating the Claim
Various dates and locations
This lively training course looks at how to make the right decisions, the
documents required, application, declaration, the legislation applicable, the
Public Inquiry process, objections, calculating the claim and the role of
Lands Tribunal. This course can help you to:
• Analyse the process of making a Compulsory Purchase Order
• Appreciate how the Public Inquiry process works, and how legislation/
case law affects claims
• Identify claimable items, construct a compensation claim and present
your claim
• Calculate the compensation entitlement when no land is taken and
implement the necessary claim procedure.

Book today:

rics.org/uk/training-events

Untitled - Page: 1

2018-03-02 14:10:19 +0000

Dispute resolution
training that’s aligned
with your business
Tailored, flexible and delivered by experts
Our bespoke, in-house training programmes are tailored to suit
your organisation’s requirements, current skill set, experience level
and area of expertise. We can deliver to your specifications at a time
and date that works for you. Whether it’s a one-day workshop
or 18-month diploma, we can deliver training on your premises,
online or via distance learning.

Start adapting your skills and services.
Request a call-back today: t: 02476 868 584 and w: rics.org/drsinhouse

To ad ve rtise con t a c t C h r i s C a i r n s +44 ( 0) 2 0 7 8 7 1 0 9 2 7 or c hrisc @wearesu nday. c om
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Call us with your LIDAR survey requirements

BS0164AD/RICS/0717

The highly accurate and cost-effective survey solution

www.bluesky-world.com/lidar

01530 518 518

info@bluesky-world.com
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