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Ch air m en

FROM THE

CHAIRMEN
RUR A L

Gerard

Smith
FRICS

This issue includes an article on a key
subject for agriculture – water – by
Bruce Keith, President of the Chartered
Institute of Water and Environment
Management. The article (pp.24–6) is
based on a Harper Adams Temperton
Fellowship paper endorsed by RICS,
and contains a number of statistics that
make for sobering reading. But it is not
all doom and gloom, and technology can
offer some solutions to current and future
water resource challenges.
On to an upcoming event: our South
East rural update will be held in Tunbridge
Wells on 28 February, and will be
facilitated by one of our former Rural
Group board chairmen, David Slack.
Topics covered will include rural planning,
tax, legal issues and dispute resolution.
A session on share farming from the
Fresh Start Land Enterprise Centre is
also part of the programme, and has
already been positively received at our
two northern conferences.

Envi r on me n t &
res o ur c e s

Stephen

McKenna
Acting chair, MRICS

Last year was a challenging one,
and concerns over Brexit are likely
to dominate the next 12–18 months,
especially with respect to changes in
environmental, waste management and
energy legislation. The continuing need to
upgrade our infrastructure to cope with
a growing population will also increase
the pressure to safeguard resources,
4 M A R C H /A P R I L 2 0 1 7

and there will be ongoing competition
between housing and minerals for land.
Our next professional group meeting
is on 6 April in Nottingham. Sessions
will include presentations by Valerie
Fogleman of Stevens & Bolton on the
impact of Brexit for environmental law
and policy and by Mark Oldridge of
Mineral Surveying Services on fracking.
There will also be an update on health
and safety and sentencing guidelines
from Duncan Reed, Legal Director at
TLT Solicitors, a presentation by the
Coal Authority, and an update on the
work of the Environment & Resources
Professional Group board.

Land & Resources
Global board

Barney

Pilgrim
FRICS

Prof. Stig Enemark, one of the most
eminent experts in our profession, gave a
wonderful Michael Barrett Award lecture
at RICS headquarters in December
(http://bit.ly/2ju7Frp), and his article on
pp.10–12 of this issue offers an insight into
his experience.
Meanwhile, we continue to pursue
several international standards with our
coalition colleagues; the International
Land Measurement Standards (ILMS)
represent a key objective for our board,
and are covered in James Kavanagh’s
article on pp.6–8 of this issue. The ILMS
Standards Setting Committee has now
been launched, with Rob Mahoney, a
former Honorary Secretary of RICS,
as Chair. The ILMS article will give you
some insight into what is at stake, but in a
nutshell the ILMS aim to offer a “minimum
requirement to secure legal rights and
enable efficient, secure transfer or
transaction of land and property rights”.
ILMS will also be on the agenda for the
World Bank Land & Poverty Conference
in Washington DC in March and for the

International Federation of Surveyors
(FIG) event in Helsinki in June. I am sure
that the Land Journal will be very popular
at these key events – I do hope members
realise just how good this publication is.

Geomat i cs

Gordon

Johnston
FRICS

The excellent article by Andreas Schulze
Baing, Mark Baker and Cecilia Wong in
this issue offers insight into how data, in
particular spatial data, can enable us to
understand the relationships between
pieces of land and how we might want to
develop and use them. But for such data
to play its rightful part in decision-making,
we need to understand its quality and
currency, for which we need an audit trail
and even quality or reliability indicators.
As we inspect, manipulate and analyse
data, new technologies and techniques
will be required to ensure that the links,
transactions and updates are valid and
appropriately recorded. Although these
are still early days for the technology, this
issue’s article on Blockchain (p.20) will be
of interest in this regard.
The need for good surveys and
coordinates is well understood by survey
companies and among our community;
yet for our clients and other related
stakeholders, it is not always obvious. So
continued reminders, education, training
and knowledge sharing are required to
keep the message fresh and current.
The Geomatics Professional Group
Board aims to do so for RICS members.
Articles in the Land Journal and other
RICS resources such as the website
(www.rics.org/uk/tag/geomatics) support
our work. If you feel that there are areas
we should address, please get in touch.
We would also be glad to speak to
you at the conferences and trade shows
we attend. Upcoming events include the
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World Bank’s Land & Poverty Conference
in Washington DC in March and Ocean
Business 2017, in Southampton, UK, in
April. Later that month is an RICS building
surveying conference in London, and a
session of the International Hydrographic
Organization Assembly in Monaco. We
hope to see you at one of these.

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

Paul

Collins
MRICS

In The Art of The Deal (1987), future US
president Donald Trump tells the story
of his earlier successes in property: “I
like thinking big. I always have. To me it’s
very simple: if you’re going to be thinking
anyway, you might as well think big.”
He may have been influenced by David
J. Swartz’s The Magic of Thinking Big
(1959), in which the author argues that
“thinking big” means getting yourself “to
see not just what is, but what can be” –
and this, arguably is what planning and
development surveyors do. Thinking big
may also imply shifting paradigms: to see
things differently and act accordingly.
The housing problem seems to
need such a shift. This may already be
happening: London Mayor Sadiq Khan’s
simple proposition is that if developers
provide a 35% affordable housing
contribution, there will be no need for
byzantine calculations of viability on
their part and that of the respective local
authority. It will be interesting to see what
the housing white paper has to say, too.
For me, big thinking in housing means
supporting private developers, large and
small. But – and here is the big ask –
local authority and housing association
development should be supported to
provide a much larger contribution to
new development. It is small and
worn-out thinking that presupposes the
private sector alone can do it.

Rural guidance

The RICS Rural Professional Group
has published two pieces of guidance
for members.
The 2nd edition of the Farm
stocktaking valuations guidance
note draws professionals’ attention
to specific issues that arise when
undertaking such valuations so that
they can be captured in financial
statements which are prepared in
accordance with UK generally accepted
accountancy principles.
Topics covered include the basic
principles of stocktaking, general
compliance, the basis of value and
methodology, the confirmation of
instructions, inspection and reporting,
with appendices on confirming
instructions, the terms of engagement
and the valuation report format.
The group has also published the
guidance note Terms of engagement
for the provision of rural estate
management services, which should
prove useful to many members.
The terms are a matter for
negotiation and agreement between
the agent and the client, but the
guidance offers a model draft
agreement, and this sets out the
standard clauses and schedules that
should be included. Among these are
matters that will need to be specifically
agreed between the agent and the
client, and these are highlighted for
their completion.
Both publications are available online
at the addresses below, or by emailing
Fiona Mannix (fmannix@rics.org).
o www.rics.org/rural
o www.rics.org/guidance

Maps lecture online
Former Sky News Diplomatic Editor
and Foreign Correspondent Tim
Marshall gave an evening lecture based
on his book Prisoners of Geography for
the RICS in January, and this is now
available to view at:
o http://bit.ly/2kcUKJa

Conference dates
RICS Environment and
Resources Conference
6 April, Nottingham
This year’s conference will look
more closely at Brexit and how
leaving the EU poses significant
issues for environmental law and
policies in the UK.
o rics.org/envandresources
RICS Rural Mid-Session
Conference
18 May, Perth
The conference will offer updates
from the Scottish Land Commission
as well as sessions on the Scottish
Rural Infrastructure Plan 2017, the
Planning Bill, GIS as a business
management tool and risks to a
family farming business.
o rics.org/scotlandrural
RICS Rural Conference
20 June, Cirencester
Topics for discussion at the event
include new markets for land
and nature, diversity in the rural
profession, planning, and agricultural
technology. Keynote speaker Sir
Peter Kendall will take a closer look
at agriculture in the light of Brexit.
o rics.org/ruralconference

Rent dispute route
At the RICS Rural Conference in
Wales last December, Martin Burns
announced the launch of a simplified,
low-cost arbitration service for rural
rent disputes. Parties can cite the
procedure in tenancy agreements and
begin using it immediately.
For further information contact
drs@rics.org or visit www.rics.org/drs
and click on “DRS products” in the
left-hand column, where you will find
“Simplified Arbitration Service – Rural
Rent Review Disputes”.
M A R C H /A P R I L 2 0 1 7
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L and transactions

James Kavanagh
outlines challenges for land
transactions around the world
and how International Land
Measurement Standards can
help respond to them

Setting global
standards for land

A

ccording to the
World Bank,
70% of land and
property in the
developing world
is unregistered
and sits outside
formal markets,
while in Africa 90% of residential and
commercial property is without title and
land and property transactions are listed
high on the global corruption index.
Responsible governance of land is also
at the core of resource management and
the sustainable extractive industries.
These and many other challenges
– from land grabbing and tenure
vulnerability to ineffective land
administration and a lack of professional
capacity – are well known to land
professionals, and have started making
global headlines. They are increasing the
need for transparent, consensus-driven
international standards to help economic
development and enable the equitable
transfer of land and related rights.
Land transfer and related tenure
security issues have arisen during
fragmented, rapid urbanisation and
the large-scale acquisition of land for
infrastructure development, although land
grabbing for agricultural investment is still
important. There is an urgent need for
6 M A R C H /A P R I L 2 0 1 7

standards as nations develop, incomes
improve, pressure on scarce resources
increases and competition for foreign
direct investment becomes fierce.

Fair exchange
The UN–Habitat New Urban Agenda,
adopted in Quito, Ecuador last year,
has highlighted fair land transfer and
compensation for legal acquisition as a
significant way of ensuring a sustainable
and equitable urban future for the world.
If there is no clear and equitable means
for transferring land that protects the
rights of both the seller and the investor,
then costs will increase, conflict and legal
challenges will escalate and projects
will either overrun or not happen at all.
Surveyors are at the heart of this process,
dealing with both buyers and investors,
organising case files and technical
reports, protecting rights, controlling
costs and adding value.
An analysis of 289 cases, making
up 40% of major land conflicts in
India, found that they affected 3.1m
people and amounted to more than
$178bn in investment. The millions of
cases currently stuck in Indian courts
highlight how land is central to economic
development in this and other expanding
economies, such as Brazil, Indonesia
and China, while also being a significant

source of unrest and civil disruption
(http://bit.ly/2jMsZqE).
The Thomson Reuters Foundation
initiative entitled “Place” offers a resource
for those dealing with land issues and
has helped bring back into focus the
thoughts of Hernando De Soto, author of
the seminal title The Mystery of Capital,
who stated in a recent interview: “There
is no such thing as an investment without
property rights that are negotiable and
transferable” (http://tmsnrt.rs/2kntx5g).
These last two terms, “negotiable
and transferable” are at the core of
international land standards.

Unlocking assets
Statistics from De Soto suggest that
providing the world’s poor with titles
for their land, homes and unregistered
businesses would unlock $9.3tr in assets,
by letting them use these as security to
borrow money and start new businesses.
The Land Portal (https://landportal.info)
has been investigating large-scale land
acquisition and investment and recently
hosted an expert meeting in Cape Town,
South Africa, on fair compensation
during these processes. The portal is
also helping to highlight the growing
importance of global land investments
and the necessity for consistency in land
transfer protocols and standards.
Image © Shutterstock
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International investors now view land
as a valuable and potential secure asset.
The Land Portal states that: “International
investors are injecting an unprecedented
amount of capital in agriculture, biofuel
production, mining and forestry activities,
thus suggesting that this wave of
transnational land deals might constitute
a development opportunity for low- and
middle-income countries.
“On the other hand, the same
wave of investments is putting at risk
the livelihood of the rural poor, local
communities and indigenous populations
… especially when customary tenure
regimes are not … formally recognised by
local authorities.”
In the past 16 years, 77.5m ha of land
– a surface area twice that of Germany
– has been transferred to international
investors or is currently being negotiated.
More than 130 countries are involved,
whether as the source or the destination
of the investment (see Figure 1).
Sovereign investment funds, private
companies, corporations and investment
funds such as western European pension
schemes are all looking for secure,
low-risk returns on investment. Foreign
investors have local partners as a legal
necessity in many cases, International
Land Deals for Agriculture, the Land
Matrix’s second analytical report, notes.

The top five countries for land
acquisition deals are Indonesia, Ukraine,
Russia, Papua New Guinea and Brazil,
while Africa remains the most targeted
region both in terms of number and area
of the land deals.

Setting standards
Since 2013, RICS has been working
with more than 100 other professional
and standards-setting organisations
to develop high-level international
standards; such standards are then
implemented by each through its own
professional guidelines.
International standards coalitions
are all essentially trying to do the same
thing – remove risks in the transfer and
investment information processes for
land, property and construction – by
agreeing and implementing high-level,
principled standards.
Land is no different, except that it
is more political and the potential for
conflict can be high: land is central to
human geography, identity, history and
nationality, with all of the complex issues
that these can entail.
After numerous debates, the global
land profession has come together
to create a coalition that will develop
the International Land Measurement
Standards (ILMS). The ILMS Coalition,

which as of January has 30 members,
was launched at the UN Food and
Agriculture Organization (FAO)’s Rome
headquarters last June, and has now set
up an ILMS Standards Setting Committee
(SSC) of nominated land experts.
It is envisaged that the SSC will
produce a draft standard for consultation
during late 2017, with major presentations
in the mean time at the World Bank
Land conference in March and the FIG
(International Federation of Surveyors)
meeting in Helsinki in June.
The SSC intends the ILMS to serve as
the minimum requirements for securing
legal rights to land and enabling efficient,
secure transfer and transaction of
land and property rights. The coalition
has agreed that ILMS will offer strong,
principled standards in the public interest,
focusing on key land information to make
the process of transaction easier and
less risky while strengthening land rights,
tenure security, investment, government
revenue and economic development.
At the World Bank’s land conferences
in 2015 and 2016, speakers outlined
how the increasingly unacceptable
risk in basic land transfer information
undermines socio-political cohesion,
economic development and investor
confidence. The bank stressed how
environmental, social and governmental
M A R C H /A P R I L 2 0 1 7

7

n

RICS L a n d
JO U RNAL

L and transactions

“
Land is an emotive and highly political issue
that needs strong governance

n

indicators are being used by
governments, international agencies,
multinational corporations and investors.
A good example of an existing set of
standards are those produced by the
Global Reporting Initiative, which focus
on economic, social and environmental
issues (http://bit.ly/2ejF04u). The
indicator that is missing – or at least is
not highlighted with sufficient importance
– is land. A high-level international
measurement/reporting standard could
enable the development of a specific
environmental, social and government
indicator on land reporting.

Indicative identifiers
Land issues are now enshrined in the
UN–Habitat III New Urban Agenda as well
as the Sustainable Development Goals
(see article on pp.10–12 of this issue), so
the time is right for a standard. The FAO’s
Voluntary Guidelines on the Responsible
Governance of Tenure (VGGT) continue
to be embedded in global, regional and
national legislation.
Without pre-empting the SSC, the
ILMS could potentially take the form of a
checklist of key reporting identifiers for
land information, such as:
bb governance tenure security
bb legal registration
bb ownership, including gender issues
bb basic land administrative data
bb land use
bb land classification
bb spatial planning
bb spatial identification
(mapping/measurement)
bb valuation
bb taxation/rating
bb environment/ecosystem.
Most high-income nations will already
be ILMS-compliant, with many
countries including geometric, legal,
physical, economic and environmental
characteristics of a land parcel, but the
major land transfer issues are in low- and
middle-income nations.
The ILMS are designed to engage
all stakeholders in the land ownership,
registration, measurement and
transaction process. They will also
help forge direct links between land
professionals, legal advisors and financial
reporting by removing transaction risks
8 M A R C H /A P R I L 2 0 1 7

for all parties and implementing an agreed
land information framework.
It is envisaged that future iterations of
ILMS will be targeted at specific issues
such as mapping and measurement,
development land, the extractive
industries and agricultural investment.

ILMS and other initiatives
There is a void between high-level, soft
law such as the VGGT and the hard
technical implementation of systems,
such as the software toolkit Land
Administration Domain Model (LADM).
The development of the ILMS can help to
fill this void.
LADM and other data transfer
initiatives such as the Social Tenure
Domain Model have really opened up land
transfer technologies to many low- and
middle-income countries and helped bring
forward the concepts of fit-for-purpose
land administration (see Land Journal
May–June 2016, p.20). This is designed
to help nations realise the inherent
economic value of their land and property
resources by implementing technical and
policy processes that use appropriate
and sustainable levels of technology,
professional capacity and governance.
ILMS can be linked directly to LADM by
the addition of a data format module for
valuation and taxation; the standards can
cover the financial and legal aspects of
the land transfer process while LADM will
record it in a format compatible with the
International Standards Organisation’s
ISO 19152: 2012.
Fit-for-purpose administration will also
help professional capacity-building and
training, in the light of the ever-growing
need for technical surveyors and valuers.
Such professionals are needed to build
the appropriate formal land transfer and
taxation systems that are required by
low- and middle-income countries.
The ILMS Coalition has also engaged
with other important land initiatives such
as the Open Geospatial Consortium
working group on land administration, the
UN–Habitat Global Land Tool Network
initiative on the valuation of informal land
and settlements, the USAID–Thomson
Reuters “Land Matters” initiative and
the UK Department for International
Development’s project Land: Enhancing
Governance for Economic Development.

The ILMS are linked, too, to the
Property Rights Index, which measures
the three main components of a sound
property rights system: the legal and
political environment, physical property
rights and intellectual property rights (see
internationalpropertyrightsindex.org/).
The ILMS are concerned with physical
property rights, which can be subdivided
into the protection of physical property
rights, registration of property and the
ease of access to loans.

Combating corruption
Land and property transfer and
governance is ripe for abuse and
corruption, as Transparency International
(www.transparency.org) has highlighted.
In Kenya, a 2010 raid uncovered
thousands of land files locked in the
filing cabinets of public officials who
hoped to collect bribes, and six in 10 land
transfers were viewed as corrupt. A study
in India also estimates that US$700m of
bribes are paid annually by users of the
country’s land administration services.
Lack of transparency can also mean
increased difficulty in releasing the
value of the land as an asset and a lack
of awareness of land policies and legal
frameworks, which both undermine land
tenure security and stoke conflict and
social unrest.
The opaque nature of land
administration and decision-making
mechanisms exacerbates corruption,
from the petty, as citizens try to
undertake transactions, to the illegal sale
or lease of state land by public officials.
Finally, without information on the status
and transfer of state-owned lands,
intermediaries and communities have no
way to seek protection of land rights or
fight for unrecognised official rights.
But data remains closed. New
technologies such as Blockchain (see
pp.20–1 of this issue) can help, but land
is an emotive and highly political issue
that needs strong governance and an
enforceable legal framework to enable
public and investor confidence. The ILMS
are just one part of a global picture, but
are key to helping the transparent, fair
and secure transfer of land. b

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

Related competencies include
Access and rights over land, Cadastre and land
management, Legal/regulatory compliance
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Alexander Aronsohn explains why international standards are so important
any are confused by the term
“international standards”, often
seeing it as relating to anywhere
other than where they are.
But it means professionalism:
standards are the unique selling
point of RICS, compared with
other service providers. It is why
clients choose RICS members
rather than other professionals
doing a similar job. Alternative
service providers may not adhere to the same standards of
professionalism that are expected of every RICS member.

Professionalism and RICS
The importance of professionalism is seen in the following two
key questions that ricS is exploring.
b What are the expectations of a professional today, and how
do these differ from those of the past?
b What constitutes a high standard of service, and how do
we manage and meet clients’ expectations in a world where so
much information is freely available?
These and other questions need answering to ensure that ricS
and its members remain relevant. people have a more global
outlook today, and even when they are working nationally or
regionally they can be affected by international factors.

Avoidable scandals
The Financial Times reports that VW has had to set aside
€6.5bn to deal with its recent emissions scandal
(http://on.ft.com/2gXNu50) – a figure that does not cover share
or brand damage. if VW had been a member of the international
Ethical Standards (iES) coalition (www.ies-coalition.org), though,
the scandal may not have happened, as all its suppliers and
contractors would also have to have been members and abide
by its 10 ethical principles, including accountability, financial
responsibility, integrity, standard of service and transparency.
however, Enron had a code of ethics, but it was not implemented
or enforced, which is what led to the firm’s eventual collapse.

Good business sense
chartered surveyors are highly qualified service providers, but
service providers nonetheless. There are a number of other
providers operating in our markets, such as brokers – who may
have significant experience but limited qualifications – as well as
architects and engineers providing property valuations, but who
often incorrectly equate price with value. international standards
are what distinguish ricS professionals from the competition.
We are involved in the following international standards:
b international land Measurement Standards (ilMS; see
pp.6–8 of this issue)
b international construction Measurement Standards (icMS;
see www.icms-coalition.org)
b international property Measurement Standards (ipMS;
www.ipmsc.org)
b international Valuation Standards (iVS; www.ivsc.org)
b international Ethics Standards (iES; https://ies-coalition.org).

International measurement standards
ILMS
International Land Measurement Standards are discussed by
James Kavanagh in this issue’s previous article.
ICMS
Construction costs can vary enormously between countries and
firms, each of which may use their own basis for calculation and
may include planning and professional fees. The ICMS provide
an internationally agreed system for comparison giving firms
and non-governmental organisations greater confidence in
developments’ overall costs.
IPMS
New premises must be measured for transactions such as
lettings or sales. Many transactions are made according to
national measurement standards and many occupiers and
investors operate on a local basis so external developers may
not be aware of the national standard. Office measurements
can vary by up to 24%, residential apartments by up to 15% and
houses by up to 58% across world regions. In local markets,
there can be a 27% variance in the measurement of residential
apartments and 10% for houses (www.rics.org/loggiaslodgings).
The IPMS coalition comprises more than 80 organisations
and 300 partners. The global adoption of IPMS will make
transactions much easier for international investors and tenants.
IVS
RICS is a member of the IVS Council, which includes academic,
corporate and institutional members. IVS offer agreed terms, and
in some cases a methodology, for the valuation of businesses,
intangible assets such as intellectual property, tangible assets
such as personal property, plant and machinery, and real estate.
International financial reporting standards, which are adopted
by more than 120 countries, work with the council encouraging
business and stimulating trade, and giving investors and lenders
the confidence that reported valuation figures are accurate.
IES
As an IES Coalition member, RICS incorporates the standards
into its own five ethical principles and regulates its members
under them. RICS’ code of conduct will also be incorporated. C
Alexander Aronsohn FRICS is RICS Director of Technical
International Standards and Executive Secretary of the
IPMS Standards Setting Committee
aaronsohn@rics.org

Visit the international standards section of the RICS website
www.rics.org/intstandards

Related competencies include
Conduct rules, ethics and professional practice, Measurement
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Supporting
the 2030
global agenda
The Sustainable Development Goals call for a “data revolution” by 2030. Sound land
governance and administration are also fundamental and land professionals have a
key role to play, argues Stig Enemark

T

The Millennium Development
Goals (MDGs) were
superseded by the Sustainable
Development Goals (SDGs)
in 2015 – 17 objectives (see
Figure 1) and 169 targets to
which UN member states are
committed in setting their
agendas and policies over the
next 15 years.
These goals and targets
integrate economic,
social and environmental
objectives and recognise
the connections between
them if comprehensive
1 0 M A R C H /A P R I L 2 0 1 7

sustainable development is
to be achieved. While the
MDGs did not mention land
directly, the SDGs include a
number of goals that directly
refer to land issues, putting its
governance at the top of the
global agenda.
Land governance concerns
the policies, processes and
institutions by which land,
property and other natural
resources are managed. This
includes decisions on access
to land, and related rights, use
and development.
The operational component
of land governance is the
range of administrative
functions, including:
bb tenure: securing and
transferring rights in land and
natural resources
bb value: the valuation
and taxation of land and
of properties

bb use: planning and
controlling the use of land and
natural resources
bb development:
constructing utilities,
infrastructure and urban and
rural developments.

The SDGs
The SDGs include six goals
with a significant land
component specified. For
example, goal one calls for
ending poverty in all its forms
everywhere. Target four of
goal one states that by 2030
all men and women will have
equal rights to ownership and
control over land and other
forms of property. This calls
for closing the security of
tenure gap that exists in most
developing countries where
less than 30% of the land and
the people are included in
formal registers.

Similarly, land is referred
to in target three of goal two
on ending hunger and, more
generally, in goal five on gender
equality, goal 11 on sustainable
cities, goal 13 on climate action,
goal 15 on life on land and goal
16 on peace, justice and strong
institutions. These goals and
targets will never be achieved
without good land governance
and well-functioning
nationwide administration
systems in place.

Monitoring
Effective monitoring and
assessment of progress
towards achieving the SDGs
is essential, while robust,
reliable data is also necessary
so appropriate policies and
interventions can be devised
and governments and the
international community held
to account.
Image © Stig Enemark

RI CS Land
JO UR NAL

Figure 1
The Sustainable Development Goals; goals one, two, five, 11, 15 and 16 are land-related

Lagos is one of the fastest
growing cities in the world,
with huge slum areas
expanding into the waters

“
There is an

urgent need to
build simple
and basic
systems by
taking a flexible
and affordable
approach to
identifying
the way land
is occupied
and used
About 240 indicators have
therefore been established
to measure progress towards
the targets, which will be
reported annually by the UN.
In conjunction with the World
Bank and other partners,
the UN has also developed
the Land Governance
Assessment Framework to

benchmark and monitor core
areas, such as national legal
and institutional frameworks.

Global agenda
The wider global agenda
includes a range of
land-related issues.
Land tenure
Responsible tenure
governance is incorporated
into the global agenda
through the Committee
on World Food Security’s
Voluntary Guidelines on
Responsible Governance of
Tenure (http://bit.ly/1f6wKTb).
The guidelines place
tenure rights, whether legal
or just locally recognised, in
the context of human rights.
They represent a global
consensus on principles and
responsible practices. Actors
can then determine whether
their proposed actions and
those of others constitute
acceptable practices.
The UN–Habitat programme
has developed an innovative
approach to addressing land
tenure in the form of the
Social Tenure Domain Model
(http://stdm.gltn.net/). This
includes a range of steps from
informal to more formalised
land rights.
This continuum of rights
does not mean that societies
will necessarily develop into

freehold tenure systems.
Rather, each step in the
process can be formalised,
providing stronger protection
to ensure that legitimate
rights such as customary
tenure are recognised.
Human rights
The Universal Declaration of
Human Rights of 1948 states
that the rights of human
beings are based on the
principle of respect for the
individual. In relation to land
governance, the declaration
states “that everyone has
the right to possess property
(security of tenure) and
the right to adequate food,
clothing and housing”. This
right to housing should be
seen as the right to live in
security, peace and dignity.
Women´s access to land
also needs to be seen as a
universal human right under
these terms, independent of
any other arguments for it.
Climate and disasters
One consideration in
achieving climate-resilient
urban development and
sustainable rural land use is
the degree to which climate
change adaptation and
disaster risk management
are connected to two
major components of land
governance: securing and

safeguarding land rights, and
land-use planning and control.
Responsible land
governance should be
underpinned by land
administration systems that
are fit for purpose and include
security of tenure rights as
well as effective land-use
planning and control.
Urbanisation
The incredibly rapid growth
of megacities – that is, those
with a population of more
than 10m people – is causing
severe ecological, economic
and social problems, and
it is increasingly difficult to
manage this growth in a
sustainable way.
More than 70% of urban
growth currently happens
outside the formal planning
process, while 30% of urban
populations in less-developed
countries are living in slums
or informal settlements where
vacant state-owned or private
land is occupied illegally. In
Sub-Saharan Africa, 90% of
all new urban settlements are
taking the form of slums (see
image, above left).

Land professionals
Responding to global land
issues involves alleviating
poverty, ensuring social
inclusion and stability,
securing investments and
M A R C H /A P R I L 2 0 1 7
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economic development,
protecting the environment,
and the management of
natural resources.
Embedded in the SDGs,
these matters will fall to
the professionals who are
the custodians of land
governance systems and
provide land administration
services: lawyers have a
major role by setting legal and
regulatory frameworks, and
land surveyors normally enjoy
a monopoly on boundary
determination in their own
countries, though in most
developing countries there are
not enough such surveyors to
meet demand.

Fit for purpose
Most developing countries are
struggling to find remedies
for many land problems
that are causing conflicts,
hampering economic
development and preventing
them achieving their true
potential. Investments in
land administration and
management have been
piecemeal, and have not
ensured the required changes
and improvements at scale.
Neither have the measures
taken helped the neediest –
the poor and disadvantaged
who lack security of tenure.
In fact, the beneficiaries
of this unsustainable land
management have been the
rich, the elite and bodies
involved in land grabbing.
It is time to rethink these
approaches. We need to
ensure security of tenure for
all, which should be quickly
developed and scalable;
the recent Global Land Tool
Network publication on
fit-for-purpose land
administration (see Land
Journal May/June 2016 p.20)
is designed to help with this,
and the guidelines it offers are
currently being considered for
implementation in Indonesia
(see image, above).

Opportunities
Land professionals need to
understand and embrace the
1 2 M A R C H /A P R I L 2 0 1 7

Pilot project in Gresik District, East Java, Indonesia. This satellite image shows the parcel boundaries
identified by a participatory field process: yellow indicates parcels already registered in the land book. Source:
Land Registry of Gresik District, East Java, Indonesia.

Unsustainable
management
of land has
benefited
the rich, the
elite and
organisations
involved in
land grabbing
fit-for-purpose approach. This
will require clear articulation
of the benefits of such a move
so that any perceived threats
are dissipated.
The fit-for-purpose
approach will create even
greater demand for land
professionals as security
of tenure is provided for all
and the need for services
increases significantly.
For example, new services
will be required to maintain
and upgrade evidence of
land rights, to train and
supervise local land officers

and to manage and assure
the quality of land information.
This is a great opportunity for
land professionals.

Conclusions
There is a general consensus
that governing the relationship
between people and land is at
the heart of the 2030 global
agenda. There is an urgent
need to build simple systems
using a flexible and affordable
approach to identify the way
land is occupied and used,
whether land rights are legal
or locally legitimate.
Systems need to be simple
and flexible in terms of spatial
identification, legal regulations
and institutional arrangements
to meet actual needs in
society, and they can then
be incrementally improved
through time.
Developing such
frameworks will establish
the link between people and
land. This will enable the
management and monitoring
of improvements in meeting
the aims and objectives of
adopted land policies, as well
as fulfilling the global agenda.
Land professionals have a key
role to play. b

Stig Enemark FRICS is Honorary
President of the International
Federation of Surveyors (FIG) and
the winner of RICS’ Michael Barrett
Award in 2016. He is Professor
of Land Management at Aalborg
University, Denmark
enemark@land.aau.dk

UN. Transforming our World:
The 2030 Global Agenda for
Sustainable Development. 2015.
http://bit.ly/1PADKGg
Stig Enemark, Robin McLaren
and Christiaan Lemmen.
Fit-For-purpose Land
Administration – Guiding
Principles for Country
Implementation.
UN-Habitat/Global Land Tool
Network, Nairobi. 2016.
http://bit.ly/2johsNh

Related competencies include
Access and rights over
land, Cadastre and land
management, Property
records/information systems
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Clarity on conflict

T

Nigel Sellars explains the need for RICS’ forthcoming professional
statement on conflicts of interest
he surveying services market
is changing and we, as a
self-regulating profession, have
a pivotal role to play. We assure
professional competence,
enhancing our status by providing
confidence for consumers and
markets. Our Royal Charter
requires us to promote the
profession’s usefulness for the
public around the world.

Existing guidance on conflicts
Both the RICS Rules of Conduct for Members and Rules of
Conduct for Firms make specific reference to conflicts of
interest. In addition there is targeted guidance on the matter
in certain sectors, including the Conflicts of interest 1st edition
guidance note for dispute resolution practitioners, as well as
specific commentary in the Red Book on valuation. However, no
global principles have been agreed in this area.
Such principles are important, as conflicts of interest cut
across the profession. If they arise but are not appropriately
identified and managed, then the integrity of the profession will
be at stake.
As a regulator, we have to ask what constitutes a conflict
and when a professional should refrain from acting or should
proceed with appropriate management systems in place, and we
ought to provide an answer to these and related questions.

Consultation downloads and responses received both
reached record numbers, illustrating the strength of feeling and
interest in this matter. Recurring response themes included
informed consent, information barriers and related firms, along
with sector-specific comments.

Status
This proposed guidance will be global, containing a mixture of
mandatory and advisory elements. More detailed guidance and
the application of these principles in particular specialisms and
geographies will be provided through the appropriate forum, in
due course.
RICS-qualified professionals and member firms will be
subject to the organisation’s discipline should they be found
to be negligent or acting without regard for the professional
statement. The statement will dovetail with the new International
Ethics Standards and will therefore have the appropriate status
in the RICS standards hierarchy.

Next steps

RICS has drawn together a working group to consider conflicts
of interest, which includes its own senior staff, member firms of
different types and sizes and industry bodies, as well as some
of our members’ clients to represent stakeholder interests as
broadly as possible. This group is chaired by an external solicitor
with extensive experience of conflicts, and its members have
together drafted the professional statement.

The working group has considered all feedback it has received
so far and appropriate amendments have been made, with
continued engagement across all world regions to ensure
relevance and applicability.
It is envisaged that, over time, RICS world regions and local
professional groups will provide additional sector-specific or
regional guidance where appropriate. In the UK, RICS is currently
working on a UK commercial investment agency professional
statement, which will contain mandatory and advisory content to
support the global professional statement.
As each and every situation is distinctive, we do not wish to
label categories of conflict strictly because this would take into
account neither individual circumstances and local practices nor
the judgement of RICS-qualified professionals.
Following the publication of the professional statement, there
will also be supporting material including an FAQ document as
well as training for RICS professionals.

Professional engagement

How you can contribute

RICS issued a questionnaire on conflicts of interest in autumn
2015 and received more than 400 responses from trade
associations, users of surveying services and practitioners.
These demonstrated a range of opinions on how the
respondents interpreted “conflict”, its seriousness, and what
should be done when such conflicts arise. All of this illustrates
that, whatever form the professional statement took, some
would disagree with it.
But RICS-qualified professionals who face a potential conflict
of interest as well as their clients should be clear about what
we view as a conflict of interest and what would be considered
a breach of the professional statement. We asked practitioners
and stakeholders from around the world to consider the draft
consultation document.

Please do get in touch with me at the email address below as I
would be delighted to hear your thoughts about further guidance
required, and any comments or suggestions about guidance for
your specialism or geographic location. C

Working group

Nigel Sellars FRICS is Associate Director, Commercial Property at RICS
nsellars@rics.org
www.rics.org/standards

Related competencies include
Conduct rules, ethics and professional practice
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The going
rate
A new rating assessment
for all non-domestic
premises, due to be
introduced from 1 April,
will have a profound
effect on many
businesses, explains
Barry Davies

B

usiness rates – the
non-domestic
equivalent of council
tax – are usually
reset every five
years. But the last
revaluation was in
2010, based on 2008
values, so the government’s decision to
defer a review of rateable values until this
year means that it is now having to adjust
them to reflect seven years of changes in
property markets.
On 23 January, The Times pointed out
the significant implications that this will
have for some businesses: “Although
rates will fall for 920,000 businesses,
1 4 M a rch /a pril 2 0 1 7

and remain the same for another
420,000, critics say that the levy is being
unevenly spread among the 510,000
whose rates will go up.
“Riding schools, livery yards and farms,
vineyards and livestock markets are
facing some of the steepest business rate
rises in England.”
In England and Wales the Valuation
Office Agency (VOA) has carried out
valuations based on a valuation date
of 1 April 2015, which is termed the
“antecedent valuation date” (AVD). The
rateable value (RV) of a non-domestic
property business is based on the open
market rental as at the AVD, on certain
statutory assumptions.

Draft RVs were published on the VOA
website on 30 September last year
(http://bit.ly/2d0xa0i) but there is no
obligation on local authorities to inform
business owners in writing of their new
valuation. Some councils are contacting
ratepayers; others are not.

How it works
After being advised of the proposed RV
by the VOA, a council then calculates new
business rates bills that will be applied
from 1 April on the basis of the multiplier
set annually by central government. This
is currently 49.7p in the pound in England,
or 48.3p for properties with an RV of less
than £18,000 (or £25,500 in London).
Image © Shutterstock
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The multiplier for 2017/18 bills will be
46.6p, or 47.9p for properties with a
new RV of more than £51,000. For
a property with an RV of £40,000,
therefore, the rates payable would
be £40,000 x 46.6p = £18,640. The
government has introduced a scheme of
transitional adjustments to phase in new
rates liabilities where these have altered
significantly following the revaluation.
The government is additionally
proposing that from 2020, councils will be
able to keep 100% of the business rates
they collect, which are estimated to be
worth more than £26bn.
Small Business Rate Relief (SBRR),
introduced in 2005, is generally only
available to ratepayers that occupy a
single main property in England, and this
relief will be 100% for properties with RVs
of up to £12,000, reducing on a tapered
basis to zero for properties with RVs of
more than £15,000.
“Agricultural land” and “agricultural
buildings”, as defined in the Local
Government Finance Act 1988, are
exempt from non-domestic rates and are
not entered in the rating list.

Valuation methods
There are two principal valuation methods
that are used in respect of commercial
businesses in rural areas.
Open market rent
This is based on the rental value of
the land and buildings, which the VOA
terms “hereditament”, as at 1 April
2015. In the majority of cases where
the rural buildings have changed in use
to commercial B1, B2 or B8 – offices,
light industry or distribution – this is the
valuation method applied. Farm shops
would also be valued on this basis.
If a commercial lease is in place under
the Landlord and Tenant Act 1954 at an
open market rent, then this will serve
as primary evidence for valuation. It is
important to ascertain whether or not the
lease is at “arm’s length” or whether there
are connected parties – for instance,
where the freeholder is a director of the
company that is occupying the property.
Receipts and expenditure
This valuation method involves analysis
of the financial accounts, normally for a
period of three years before 1 April 2015.
A full analysis of the accounts is
required to ascertain profitability or
loss to arrive at a divisible balance. The
tenant’s capital and renewal value of
non-rateable assets is also taken into

account to arrive at an estimate of the
figure representing the rental value that
would be paid to the landlord by the
tenant, to equate to the rateable value.

Valuation considerations
Other important factors that must be
considered in the valuation are:
bb historical planning permissions: these
may have onerous conditions restricting
the business and have an effect on the
rateable value
bb location of the premises
bb road infrastructure changes
bb comparable evidence of similar
business operations in the locality
bb seasonality, which many rural
businesses experience
Any challenge to your RV before 31 March
is regarded as an “informal” approach, but
it may be worth pursuing because it could
be quicker and cheaper than entering the
formal appeals procedure later.
Grounds for challenge include the
factual information used by the VOA
being incorrect – for example, the
description of the property, area of
buildings or turnover of the business.
Where any of these is the case, you
should consider notifying the VOA,
preferably by email, and requesting a
revised assessment.

“Check, Challenge, Appeal”
A new business rates appeal system is
being introduced in England from
1 April, which will be referred to as
“Check, Challenge, Appeal”.
At the “Check” stage, ratepayers will
be required to check and confirm the
accuracy of the facts on which their
rating assessment is based. The intention
is to try to ensure that the majority of
disagreements are resolved quickly.
The VOA has indicated that it intends to
respond to the great majority of cases
within three months.
Ratepayers who disagree with their
rateable value following the “Check”
may initiate a “Challenge”. This must be
begun within four months of the end of
the “Check” stage, although any case
that has spent more than 12 months at
“Check” can move on automatically.
Ratepayers will be able to enter a
“Challenge” if they have confirmed that
the specific details held by the VOA about
the property are correct within the last
four months.
A “Challenge” must contain:
bb details of the (legal) grounds on which
the challenge is made

bb a proposed alternative rateable value
bb evidence or analysis supporting this
proposed alternative
bb a statement of how this evidence
supports the alternative.
Challenges lacking these elements
may be regarded as incomplete by the
Valuation Officer.
If agreement is not reached during
the “Challenge” stage, the VOA will
issue a letter setting out a summary
of its decision on outstanding matters,
supported by its reasons. This will
formally end the “Challenge”, and the
ratepayer will have four months in which
to lodge an appeal against the decision
notice should they wish.
“Appeals” will be made to the Valuation
Tribunal for England. The ability of
either party to introduce substantial
new evidence at appeal stage will be
restricted, unless the parties both agree
to it or it was not known, and could not
have been known, at the date that the
appeal was made.
The government also proposes to
introduce an appeal fee of £300 for
large businesses and £150 for small
businesses. This fee will be refunded if
the appeal is successful.
The draft regulations propose, too, that
the Valuation Tribunal should only order
a “Challenge in rateable value” where
its view is that the current valuation
is “outside the bounds of reasonable
professional judgement”. However,
there is no definition of “reasonable
professional judgement” provided in the
draft regulations.

Rate responsibility
The liability for paying business rates
is the responsibility of the occupier
of the property, or the owner if the
property is unoccupied. Local authorities
actively seek out and review commercial
properties where no rates are being paid.
If you have any concerns then you should
contact your council’s non-domestic
rating department. b
Barry Davies is a member of the Institute of
Revenues Rating & Valuation and the Rating
Surveyors Association
info@daviesandco.co.uk
www.daviesandco.co.uk

Related competencies include
Property finance and funding
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RICS rural
Brexit
priorities
Fiona Mannix and Tamara Hooper
outline the latest RICS UK rural land
Brexit priorities and recommendations

I

In the light of the UK’s decision
to leave the EU, RICS has
formed a Rural Brexit Group to
assist with developing RICS
policy priorities for the rural
land sector. This group,
consisting of members
representing RICS Rural
Professional Group board and
RICS Countryside Policy Panel
with some additional members,
has devised the following UK
rural land Brexit priorities and
associated recommendations.
1 6 M A R C H /A P R I L 2 0 1 7

These are being further
developed and expanded
for the UK nations and form
the basis of RICS’ external
affairs activity with relevant
government departments.
Brochures are also being
produced for each UK
region – for copies of the
relevant brochure for England,
Scotland, Wales or Northern
Ireland, please email Tamara
Hooper (thooper@rics.org).

Agriculture and
horticulture
In 2015, the value of food,
feed and drink exports
from the UK was £18bn,
the principal destinations
being the Irish Republic
(17%), France (11%) and the
USA (10%). The value of
UK imports for the same
category was £38.5bn,
the principal countries

“
After Brexit,

the UK needs
resilient and
sustainable
agriculture and
horticulture to
contribute to
food supply
and exports

of despatch being the
Netherlands (12%), the Irish
Republic (10%) and France
(10%), leaving an agri-food
trade gap of £20.5bn.
It is clear that, following
Brexit, the UK needs resilient

and sustainable agricultural
and horticultural sectors both
to contribute to affordable
food self-sufficiency and to
expand our export base.
Resilience will only be
achieved with the support of
the government, the public
and retailers. With the current
£2.3bn of annual direct
agricultural support from the
EU not guaranteed beyond
2020, anticipated gradual
reductions in support after
this date will directly affect
farm incomes and lead to
restructuring of the sector.
UK farms of all sizes will
need to strive for efficiency
and profitability after Brexit.
Access to labour will be
crucial for the survival of
many businesses and wage
subsidies may even be
required in order to ensure
viability. Continued direct

RI CS Land
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support may also be needed
by some sectors and should
include funding, for example,
for new marketing initiatives
and training.
Recommendation
RICS calls on government
to guarantee funding of
targeted direct financial
support beyond 2020 where
it is required and provide
an availability guarantee of
labour for the agriculture
and horticulture sectors
to assist them achieve
resilience post Brexit.

Ecosystem services
New approaches to the
valuation, appraisal and
management of natural
capital and nature’s services –
ecosystem services – promise
to transform the way land
is managed, development
is undertaken, assets are
appraised and valued, and
payment is made for a
range of goods and services
previously taken for granted.
There are an array
of ecosystem services
opportunities for land
managers, which can
contribute to sustainable
rural businesses and to the
public good.
These include, but are not
limited to, the enhancing of
biodiversity, the prevention
and alleviation of flooding,
the sequestering of carbon
and the management of the
countryside and access to it
by the wider public.
The forestry sector has
a significant role to play in
the provision of ecosystem
services, and the delivery
of these public goods by
land managers should be
recognised and duly rewarded
as well.
Recommendation
RICS calls on government to
provide financial incentives
for and reward the provision
of ecosystems services and
public goods that contribute
to wider governmental and
societal objectives.
Image © iStock

Education,
knowledge and
technology
The increase in productivity
required from UK farms
after Brexit will require a
move to intensify production
sustainably, produce more
from less land and fewer
resources, and manage any
associated environmental
impact of increased output.
Application of new
knowledge and technology to
day-to-day practices through
education and upskilling of
farmers will be key to this.
The UK has an opportunity to
become a world leader in this
area. The food industry and
consumers also need to be
educated on, and alert to, the
demands on farmers and the
myriad of challenges ahead.
Recommendation
RICS calls on government to
enhance funding immediately
for UK applied agricultural
and horticultural research
and agri-tech development.

Land use
There are ever-increasing
demands being made on UK
land for farming, forestry,
recreation, energy, built
development, flood alleviation,
carbon sequestration, air
quality improvement and
wildlife conservation.
Brexit provides the UK with
a golden opportunity to devise
a national strategy identifying
the most appropriate use of
land according to its physical
characteristics.
Better quality information
is required to identify more
readily the potential of land to
help inform decision-making
and ensure the best and
most appropriate use of UK
land post Brexit to ensure it
delivers its full potential.
Recommendation
RICS calls on government
to modernise the systems of
land classification/capability
for agriculture and review
permitted development
rights to enable more

conservation-related
activities.

Natural resources
and the environment
While agri-environment
schemes have provided a
number of environmental
benefits, some populations
of farmland birds, butterflies
and wildflowers are in
continuing decline. More than
75% of English surface waters
do not meet a good standard,
and there are growing
concerns about the health
and stability of our soils.
Farming’s major role in
the protection of our natural
resources is recognised,
and food security will only
be achieved by protecting
our natural resources. The
public needs to appreciate
the role that farmers and
land managers play in
enhancing the aesthetics
and biodiversity of the
countryside, and the myriad
public goods that flow from
good management of land.
Recommendation
RICS calls on government
to draw up outcome-led
agri-environment measures
beyond 2020 to support land
management activities which
enhance the environment,
contribute towards a
reduction in emissions and
support rural businesses.

Rural businesses
The nature of rural
land-based businesses
continues to evolve. Looking
at rural estates alone gives a
clear picture of the changes
over time. The percentage
of total estate income from
agriculture was 48.7% in
2000, but in 2016 it fell to
36.9%. Estate income from
residential, commercial and
leisure activities all rose over
the same time frame.
With the inevitable
restructuring of UK agriculture
ahead, there will be a need
to support all rural business
activities beyond primary
agricultural production.

Recommendation
RICS call on government
to “rural proof” all national
polices, recognise the highly
diverse nature of rural
land-based businesses and
ensure rural development
funding is available to
support and develop the
establishment and growth of
rural businesses post Brexit.

Trade
UK food is exported to more
than 200 countries. Research
by Savills has shown that
changes to trade agreements
could potentially be far more
significant to the agricultural
sector than changes to
existing agricultural support.
It is inevitable that farming
businesses will be affected
in a number of ways in terms
of access to markets, tariff
changes, cost of production
and retail prices. The sector’s
role in producing high-quality,
safe food, supported by
health and safety standards
and contributing to the health
and wellbeing of UK residents
should be appreciated.
Recommendation
RICS calls on government
to ensure the food sector,
incorporating both primary
production, food processing
and manufacturing, is
attributed special status
when negotiating future
trading arrangements and
ensure due recognition of
the UK’s high production
and environmental quality
standards. b

Fiona Mannix is Associate Director
of RICS Land Group
fmannix@rics.org
Tamara Hooper is RICS Policy
Manager
thooper@rics.org

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

Mapping overlays can identify potential policy synergies, benefits and conflicts
as well as helping investment decisions, according to Andreas Schulze Baing,
Mark Baker and Cecilia Wong

T

Spatial awareness

he mantra of “location, location,
location” reminds us of the most
important factor in determining
the price of real estate: two
properties of the same size and
style can command very
different prices because their
locations offer a separate array
of services, infrastructure and
environmental quality.
It is the intrinsic
characteristics of a property,
together with this wider spatial context that determine the price.
This context is not only important when making investment
decisions, but also in coordinating different policy actions. But
too often, placemaking does not take this spatial perspective
into account.
Decisions are frequently made in disciplinary or sectoral silos
without considering possible opportunities for cooperation or
conflict across locations. The need to think and act spatially in
policymaking is critical, to maximise development potential and
minimise conflicting land uses.

Figure 1
Areas of relative water stress and household growth
projection
District with projected household growth (2014–39) >30%
District with projected household growth (2014–39) 20%–30%
Low
Moderate
Serious

A Map for England
The Royal Town Planning Institute commissioned the University
of Manchester in 2011 to examine the interplay between policy
needs and spatial contexts by mapping the government’s policy
and programme delivery, resulting in the publication of A Map for
England. Since no single government office or data source
makes all of these maps available, A Map for England is designed
to help policymakers and stakeholders make better decisions
about the way individual policy proposals affect the development
of the country through better spatial planning. Despite
advancements in GIS technology, there has been a
long-acknowledged delay in its application in planning,
surveying and the built environment.
The research considered 95 relevant sources, including
documents and websites from the Departments for Communities
and Local Government; Environment, Food and Rural Affairs;
Transport; Culture, Media and Sport; and the former Department
for Business, Innovation and Skills. It also looked at material
from the Treasury, the Home Office, the Cabinet Office, British
Waterways, the Environment Agency and Natural England.
The scanning exercise first sought to identify which national
policy documents had a spatial content and which were
essentially ‘aspatial’. Just over a third were found to include
maps, spatial diagrams or clear, spatially referenced data or
text. While in many of the documents a spatial perspective
was completely absent, some contained a few maps – such as
the National Infrastructure Plan, which included maps showing
where transport investments were planned.
1 8 M A R C H /A P R I L 2 0 1 7

*Levels of water stress mapped here conform to local authority
boundaries and are therefore only indicative. For original data based
on water company boundaries, please see Future Water: The
Government’s water strategy for England (2008)
Planning and development across different local authority
and partnership areas is very much affected by the physical
constraints of landscape designation and emerging development
trends, as well as the government’s own policies and
programmes, notably green belt designation.

Household growth
The 2014 household projections show that most areas in
England will experience some growth up to 2039, though these
levels are very uneven across the country. Figure 1 shows a
dividing line from the River Severn to the Wash in terms of
household growth, with the largest rise projected to be south of
Images © DEFRA, Natural England; data © Ordnance Survey/Crown
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Figure 2
Key landscape designations and household growth
projection

District with projected household growth (2014–39) >30%
District with projected household growth (2014–39) 20%–30%
Urban footprint
National parks
Areas of outstanding
natural beauty
Green belt

With growing concerns about climate change, large-scale
housing developments have to take account of flood risks and
water supply issues. While the high-growth areas that have
fewer planning constraints tend to be found in the East of
England and the East Midlands, these areas are also at risk of
high water stress levels.
As Figure 1 shows, areas in eastern England tend to suffer
from more serious water stress, which are partly related to their
higher vulnerability to drought. Our overlays clearly indicate that
any major housing developments in these sensitive areas will
need to make serious consideration of water supply issues.
While the government’s long-term household projections
should be treated with caution, varying as they do with recent
events such as the EU referendum result and changes in
underlying assumptions, they nevertheless illustrate where
future pressure for housing development may be at its most
severe, and where potential conflicts with land-use constraints
might be located.
Making these spatial challenges and opportunities more
explicit would help to inform policy debates and encourage
partnership working, ensuring better coordination, management
and fulfilment of complex spatial planning policies. In contrast,
not articulating the spatial relationships between planning issues
such as future household growth and the spatial strategy for
housebuilding can lead to disjointed, ad hoc management of
infrastructure and service provisions at local level.

Toolkit

that divide, although parts of the East Midlands as well as
pockets of the north such as Greater Manchester are also
forecast to have high growth.
London and the South East are experiencing the strongest
growth pressures, with more than 30% increases expected.
The longstanding national green belt policy – which limits the
spread of conurbations and major towns – imposes further
restrictions on development, often in areas that are facing the
greatest pressures. This is particularly problematic for housing
affordability in the wider South East around Greater London, and
this has led to heated debate over whether to release green belt
land for housebuilding.

National parks
The designation of national parks and areas of outstanding
natural beauty as protected environments and landscapes in
England sets physical restrictions on the development of land.
By simply overlaying maps of these with the latest projected
household growth (see Figure 2), the potential conflicts in
locations with high landscape value and high projected
household growth are clearly highlighted:
bb the Chilterns and North Wessex Downs around
Greater London
bb the Kent Downs, the High Weald, the South Downs and the
New Forest in the South East
bb the Broads in the East of England
bb Dartmoor, the Cotswolds, Cranborne, Dorset, the Blackdown
Hills, East Devon and Cornwall in the South West.

The GIS mapping analysis mentioned in this article could offer
a useful toolkit for the public and key stakeholders to make
themselves better informed about the cumulative spatial impacts
and opportunities brought by any changes in planning policies
and major development proposals.
This would enable individuals to make more critical analysis
of space and formulate their own understanding of different
spatial relationships. Making these relationships explicit through
a relatively simple GIS mapping overlay approach can both
inform policy and encourage enhanced partnerships between
policymakers and stakeholders. The result could be enhanced
coordination, management and fulfilment of complex planning
policies at different spatial levels. b

Dr Andreas Schulze Baing is Lecturer in Urban Planning,
Dr Mark Baker in Planning Policy & Practice and Cecilia Wong is
Professor of Spatial Planning at the Manchester Urban Institute of the
University of Manchester
andreas.schulze.baing@manchester.ac.uk
mark.baker@manchester.ac.uk
cecilia.wong@manchester.ac.uk

A Map for England: spatial expression of government policies and
programmes (and its Map Compendium), by C. Wong, M. Baker,
S. Hincks, A. Schulze Baing and B. Webb (2012) is published by
the Royal Town Planning Institute, London
http://bit.ly/2jrrKyV
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D igital c u rrenc y

Blockchain could change
the face of property
transactions, writes
Ragnar Lifthrasir

Chain
reaction

T

he internet made it
possible to transfer
information, quickly,
cheaply and
paperlessly without
intermediaries.
Similarly, blockchain
technology offers the
same advantages for transferring value.
You use the internet to transfer words
and pictures; you use blockchain
platforms to transfer money and assets.
Blockchains comprise two elements:
1. distributed ledger: shared and
synchronised data that is spread
geographically across multiple sites,
countries and/or institutions
2. cryptocurrency: a digital token with
monetary value.
When people use the term “the
blockchain”, they are most often referring
to Bitcoin, although sometimes to
Ethereum and occasionally to other
smaller cryptocurrencies.
In any case, blockchains can offer the
following advantages when making
real-estate transactions:
1. disintermediation
2. fraud prevention
3. enabling “money 2.0”
4. smart contracts.

Disintermediation
Real-estate transactions can be
cumbersome, opaque and expensive
because of intermediaries; in the USA,
these include brokers, government
property databases, title companies such
as insurance and property databases,
escrow (third-party) companies,
inspectors and appraisers and notaries
public. The line-up will be similarly lengthy
in most territories.
Paying multiple parties, waiting for
and depending on them causes much
frustration with property transactions;
Bitcoin, Ethereum and others cut out
2 0 M a rch /April 2 0 1 7

these intermediaries. Currently, these are
necessary because they hold information
that others cannot access, or they have
skills or licences that are needed in the
existing market. Public blockchains in
contrast provide a distributed database
in which anyone can record information
without needing permission to do so and
without it being censored, and which
anyone can access.
To consider title: US county recorder
offices and title insurance companies
maintain various databases of property
ownership records, including the address,
previous and current owners, and various
encumbrances such as mortgages.
Before the advent of the internet, the
government and title companies were
necessary to verify and record property
data. How can blockchain replace them?
As Jason Ray, Chief Customer Officer
at Indiggo, explains: “Blockchain will
enable every property, everywhere, to
have a corresponding digital address
that contains occupancy, finance, legal,
building performance and physical
attributes that conveys perpetually and
maintains all historical transactions.
“The data will be immediately available
online and correlatable across all
properties. The speed to transact will be
shortened from days, weeks or months to
minutes or seconds.”
Currently, the title to a property is a
piece of paper. To transfer a property
in the USA, you fill in the blanks on a
deed, sign it with a pen, drive to a notary
who puts their rubber stamp on it and
then deliver it to the county recorder’s
office to be placed in their database.
Instead of a paper title, Bitcoin or
Ethereum can create a digital title; this is
a cryptographically secure token that can
be transferred as effortlessly, quickly and
cheaply as an email.

Before email, you needed envelopes,
stamps, trucks, sorting facilities and
postal workers to organise and distribute
the mail if you wanted to send a letter.
Once people can easily verify property
records themselves and transfer a title
digitally, brokers, escrow companies, title
insurance companies, county recorders
and notaries public will go the way of the
post office.

Fraud prevention
Real-estate fraud is practised at every
level of the market, and is accomplished
by forging paper documents such as
driving licences, bank statements or
deeds. Where does Bitcoin come in?
Don Oparah, the CEO of Venture
Aviator, comments that: “By offering a
100% incorruptible resource, whereby the
sender and recipient of funds is logged,
and where ‘digital ownership certificates’
for properties are saved, the blockchain
would effectively make forged ownership
documents and false listings a thing of
the past.
“The unique digital ownership
certificates would be almost impossible
to replicate, and would be directly linked
to one property in the system, making
selling or advertising properties you do
not own almost impossible.”

“Money 2.0”
Bitcoin is a digital currency; Ethereum has
its “Ether” token. Unlike the dollar or euro,
blockchain currencies are not paper that
is later represented by software but are
entirely electronic from the outset. The
power of software is its programmability;
the power of cryptocurrency is you can
program it to escrow and distribute itself.
With fiat currency – that is, conventional,
non-cryptocurrency – you need humans
and banks.
Image © Shutterstock
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Using a smart contract
Drew Hinkes, a lawyer at Berger
Singerman and a digital currency
advocate, observed in 2014 that, at
present, a real-estate transaction
works in the following way: “Party A
and Party B … enter into a contract
that requires Party A to pay $200,000
to Party B in exchange for Party B
agreeing to convey title to Party B’s
condominium unit to Party A on receipt
of payment.
“If Party A pays ... but Party B refuses
to convey title, Party A is required
to hire an attorney to seek specific
performance of that contract, or to
obtain damages. The determination of
the outcome will be made by a third
party: a judge, jury or arbitrator.”
But Hinkes explained that, in
contrast, “using a smart contract …
avoids the potential for one party to
perform while the other refuses or fails
to perform. Using a smart contract,
Party A and Party B can agree to the
same transaction, but structure it
differently. In this scenario, Party A
will agree to pay $200,000 worth of
virtual currency to Party B, and Party
B will agree to transmit the title to the
condominium in a specialised type of
coin on the blockchain.”

When someone rents an apartment,
the landlord takes a security deposit in
case the tenant damages the property.
By law, they are supposed to keep those
funds in a separate escrow account and
not spend it. Once the lease ends, the
tenant has to rely on the good faith of the
landlord to have the deposit returned. But
if you have ever attended a small claims
court, you will know how frequently this
system fails.
Bitcoin has a function called
multisignature, in which you can use your
private key to approve the transfer of
digital currency to another person. With
this “multisig” option, you can carry out a
transaction with three private keys, where
at least two are required for spending.
Bitcoin can be used to create a
programmable escrow. Instead of sending
the landlord’s dollars to a bank account,
the tenant and landlord together create
a multisignature transaction. Each have
a private key, while a third is given to
a neutral third-party arbitrator. For the
security deposit to be spent, two of the

He continued: “When Party A
transfers the virtual currency to
Party B, this action serves as the
triggering event for Party B, which then
automatically sends the specialised
coin, signifying the title to the
condominium at issue, to Party A. The
transfer is then complete, and Party
A’s ownership of the condominium is
verifiable through a publicly available
record on the blockchain.
“Structuring this transaction as
a smart contract ensures that the
transfer occurs as soon as funds are
received, and results in a publicly
available, verifiable record of the
transfer. Because the contract [is
performed] automatically based on
the predetermined rules agreed to
by the parties to the contract, there
is little risk of fraud, and virtually no
need for external measures to enforce
performance of the agreement.
“Thus, no specific performance
action would ever be necessary to
compel the transfer after payment
is made because the coin, which
represents title to the condominium,
is automatically transferred, and the
transfer is automatically published to
third parties on the blockchain.”

three people need to use their private key.
The funds are locked in crypto-escrow
for the duration of the lease.
The tenant will almost always want
their deposit back, and so they will
approve the transaction with their private
key. When the lease ends, if the tenant
did not damage the property, the landlord
uses their own private key to release
that Bitcoin deposit. If they did damage
the property, then the landlord will send
evidence to the arbitrator, though the
tenant has an opportunity to respond.
After the arbitrator hears both sides,
they will use their private key to send the
deposit to the successful party.
The Bitcoin can be sent instantly,
24 hours a day, seven days a week. There
is no need to wait for a letter or an email,
or any need to deal with routing and
account numbers and banking hours for
a wire transfer. By using Bitcoin,
real-estate escrows can be carried out
more securely, quickly and cheaply.
Bitcoin is also censorship-resistant.
China attempts to maintain tight control

of its currency, the Renminbi, and each
citizen is restricted to transferring the
equivalent of $50,000 outside the
country a year. However, last year,
Chinese families made up the largest
group of overseas homebuyers in the
USA for the first time, showing the
potential for a technology that would
enable such transactions to be made
easily and safely.

Smart contracts
Blockchain protocols such as Bitcoin
and Ethereum have the ability to perform
“smart contracts”, a concept that began
with Nick Szabo, a pioneer of blockchain
and cryptocurrency. He gave the example
of a vending machine that releases an
item after a selection is made and the
correct value is deposited.
The goal of a smart contract is to
reduce the need for humans to process
and verify an agreement. A software
protocol automates and self-executes
an action when certain conditions are
met. The box, left, gives an example of
how a smart contract could be used in a
property transaction.

Summary
Wall Street is already using Bitcoin
technology to issue stock and transfer
private securities, the International
Blockchain Real Estate Association
has more than 900 members, and
ever-increasing numbers of property
professionals are looking to get
connected. It is time for the real-estate
sector to wake up to the cost savings,
efficiencies, fraud reductions and
conveniences of the technology. b

Ragnar Lifthrasir is the Founder and
President of the International Blockchain Real
Estate Association
ragnar@ibtcrea.org

www.ibtcrea.org
www.rics.org/futures

Related competencies include
Leasing/letting, Property management,
Purchase and sale
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Teleco m s

paragraph 3(h) on code rights,
entitling an operator to cause
interference or obstruction.

Cracking
the code

The right to require operators
to disclose information has
been extended to include
neighbouring landowners
or occupiers in respect of
access to the neighbouring
land as well.

Thekla Fellas
gives an update on
the new Electronic
Communications Code
and its legal implications

The Digital Economy Bill,
which contains the new
Electronic Communications
Code, has completed the
committee stage in the
House of Commons. Written
representations were received
from stakeholders and the bill
was amended, and has since
been progressing through
the House of Lords, with
the second reading held in
December and the committee
stage in late January.
2 2 M A R C H /A P R I L 2 0 1 7

There are three further
stages – a report, a third
reading and the consideration
of amendments – before the
bill can receive Royal Assent.
The government’s plan was
to have a new code enacted
by this spring, although this
appears now to have slipped
back slightly to June. It seems
unlikely that there will be any
major revisions to the new
code in the mean time, so the
current version is probably
very close to the final form.
There have already been
some amendments to the
draft code; however, many will
feel disappointed that some
key concerns for stakeholders
have not been addressed.

The key amendments
Part 1: Code rights
The definitions in Part 1 have
been revised, so the right to

“keep” apparatus “installed”
on, under or over the land has
been listed as a separate and
distinct right.
Part 6: Neighbouring land
A new section on the rights of
neighbouring landowners and
occupiers to require removal
of electronic communications
apparatus has been added at
paragraph 37.
The neighbouring
landowner or occupier has the
right to require removal if two
conditions are met:
bb if the exercise by an
operator of a right mentioned
in paragraph 13(1), on rights
of access in relation to the
apparatus, interferes with or
obstructs a means of access
to or from neighbouring land
bb the landowner or occupier
of the neighbouring land is
not bound by a code right in
Image © Shutterstock

Part 6: Enforcing removal
of apparatus
There are also new provisions
relating to third parties who
have rights to require removal
of electronic communications
apparatus other than under
the code.
The third party must
serve notice in accordance
with paragraph 89, notices
given by persons other than
operators. If the operator
serves a counter-notice within
28 days then the third party
can make an application to
court. If a counter-notice is
not served then the third party
is entitled to enforce removal
of the apparatus.
A new paragraph 41 has
also been added to deal with
the alteration of apparatus
in consequence of street
works. Likewise added is a
new right to make a separate
application for restoration
of land, which applies to
circumstances where “the
condition of the land has been
affected by the exercise of
a code right and restoration
of the land … does not
involve removal of electronic
apparatus from any land”.
The relevant person
exercising that right must not
for the time being be bound
by the code, would have to
serve notice in accordance
with paragraph 89, on notices
given by persons other than
operators, and must specify in
the notice a reasonable period
within which the operator
must complete the works.
The relevant person will
have the right to apply to
court for either an order to
restore the land, or an order
recovering the costs of
restoring, if within 28 days
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RICS comment
RICS has been working closely with the Department
for Culture, Media and Sport (DCMS) on the aspects
of the Digital Economy Bill that relate to the Electronic
Communications Code. The code is central to enabling the
deployment of broadband and wifi connectivity in the UK
and has seen major consultation with the Law Commission
and subsequent overhaul in recent years.
RICS has been advising DCMS expert staff on the code’s
integration into the bill as well as certain key professional
practice and technical issues such as land valuation,
compensation and consideration (paragraph 23). These
aspects of telecommunications site valuation and related
issues have been a difficult area, but we believe that through
collaboration with other bodies, especially the Central
Association of Agricultural Valuers (CAAV), we have found a
potentially equitable solution.
On the issue of urban connectivity, RICS has collaborated
with the City of London Corporation’s infrastructure
group, the Law Society and others on the formulation
of a new standardised wayleaves legal document (see
Land Journal December 2016 – January 2017, p.9). This
should dramatically speed up the connection of new urban
developments to superfast broadband and smooth the
relationship between building owners and providers of
telecommunications services and infrastructure.
RICS has also engaged with organisations such as the
CAAV, National Farmers Union and the Country Land and
Business Association along with the telecoms operators
Mobile Broadband Network Limited and Cornerstone
Telecommunications Infrastructure Limited to discuss
greenfield telecommunications sites and the potential for
standardisation of lease agreements.

James Kavanagh is Director of RICS Land Group

agreement has not been
reached with the operator on
either of the following:
bb whether the operator
will restore the land to its
condition before the code
right was exercised
bb at what point the land will
be restored.
Code transitional provisions
Existing agreements
The definition of “existing
agreement” has been widened
to include an agreement
for purposes of paragraph
2 – right to execute works
etc. – and paragraph 3 –
obstructing of access – of the
existing code, and not merely
paragraph 2(1).
The limitation of code rights
for existing agreements has

consequently been amended
to limit existing paragraph 3
code agreements as well.
Termination and modification
of existing agreements
The termination and
modification provisions under
paragraph 5 of the new code
– which, among other things,
imposes new continuation
of agreement provisions
– will not apply to existing
agreements when either of
the following applies:
bb they are within the security
of tenure provisions of the
Landlord and Tenant Act 1954
bb they are outside the
security of tenure provisions
of the 1954 act, but the
primary purpose of which is
not to grant code rights.

Amendments of
particular enactments
Landlord and Tenant Act 1954
Schedule 3 Part 2 of the
bill proposes to amend
section 43 of the 1954
act to exclude new code
agreements from the security
of tenure provisions of that
act by inserting the following
subsection to section 43:
“(4) This Part does not
apply to a tenancy –
“(a) the primary purpose
of which is to grant code
rights within the meaning
of Schedule 3A to the
Communications Act
2003 (the electronic
communications code), and
“(b) which is granted
after that Schedule comes
into force”.
Landlord and Tenant Act 1987
Schedule 3 Part 2 of the bill
also proposes to exclude
a code agreement from
the definition of a relevant
disposal, for purposes
of tenants’ right to first
refusal, by adding into the
list of disposals that are not
relevant disposals in section
4(2) a new subparagraph
(db): “The conferral of a
code right under Schedule
3A to the Communications
Act 2003 (the electronic
communications code)”.

Outstanding issues
Unfortunately the opportunity
was not taken to address
some of the key concerns,
such as the following.
Definition of land
Land is still defined as
excluding electronic
communications apparatus.
The definition of “electronic
communications apparatus”
includes structures
designed or adapted for
use in connection with the
provision of an electronic
communications network.
As a building is a structure,
then a lease of one adapted
for the use of an electronic
communications network
potentially may not give rise to
rights under the new code.

Assignment of rights and
power to share or upgrade
The draft bill still provides
that any agreement will be
void to the extent that it
attempts to prevent, limit or
impose conditions on the
ability to assign, share or
upgrade apparatus.
Ability to contract out
of the code
The draft bill still provides
a blanket restriction on
contracting out. As such,
secure and blue-light
landowners will be subject to
the code, and will therefore
have concerns about the
ability to control access to
their secure sites.
Likewise, in respect of
school or hospital sites where
there are vulnerable users
and occupiers, the inability to
restrict access to operators
and their contractors will be
of concern.
Consideration and
compensation
Under the new code,
compensation will be based
on compulsory purchase
order values.

Last stages
It will be interesting to see
whether the House of Lords
committee stage produces
any further amendments.
However, given the
representations already made
by stakeholders, it is unlikely
that any major revisions will
be made. b

Thekla Fellas is head of the
Real Estate Litigation team at
Fladgate LLP
tfellas@fladgate.com

Related competencies include
Analysis of client requirements,
Legal/regulatory compliance,
Planning
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Water

Blue planet
thinking
Bruce Keith sets out
the challenges we face
in managing global water
resources and explores
some innovative ways to
promote efficiencies

T

he Earth
is called
the Blue
Planet
for good
reason:
70% of
its surface
is covered
by water. However, only 2.5% of
this is freshwater and, of that, almost
69% is locked up in glaciers, 30% is
groundwater and just 1.2% is surface
water.
Not only is there very little “available”
freshwater, but losses are also
significant. The Aral Sea, lying between
Kazakhstan and Uzbekistan was once
the world’s fourth largest inland body of
water, but, due to the diversion of feeder
rivers for irrigation schemes, it has all but
disappeared. The eastern basin is now
known as the Aralkum Desert.
Global water use is equivalent to the
annual flow of the Amazon, the world’s
largest river. Agriculture accounts for
69%, industry 23% and domestic use 8%.
Water consumption is also highly variable
– the estimated daily usage per person in
the USA is 576 litres, in the UK 149 litres
and in Mozambique four litres.
The appalling statistic that one billion
people – nearly 15% of the world’s
population – do not have access to clean
water must not sit easy with any of us.
The UN defines water stress where
annual supplies are less than 1,700 cu. m
per capita. There are serious shortages
in Yemen, parts of Africa, California
and Brazil. In São Paulo, the world’s
12th largest city, the figure is 200 cubic
2 4 M A R C H /A P R I L 2 0 1 7

metres, which is defined
as “absolute scarcity”.
Estimates by UNESCO and other
bodies on the resource implications of
the goods and services we consume
provide a useful comparator of litres of
water used per kilogram of product. This
is referred to as “virtual water”, a concept
which identifies the amount of water
used or embedded in the production of
a commodity. Beef has a water footprint
of 15,500 litres/kg, for instance, lamb
6,100 litres/kg, pork 4,800 litres/kg and
chicken 3,900 litres/kg.
The principal pressures on freshwater
resources are worth rehearsing.
bb Global population growth: from
3bn in 1960, the world’s population
now stands at 7.3bn and is expected to
increase to 9.7bn by 2050. One third of

these people alone will live
in China and India.
bb Urbanisation: a major feature of
population concentration is the trend
towards urbanisation, with 12% of the
world’s population living in 28 megacities
– that is, cities of 10m or more people.
bb Improved living expectations:
the Organisation for Economic Cooperation and Development predicts
that global GDP will triple over the
next 40 years, but this increasing
urbanisation and wealth will lead to
changing dietary preferences, with
meat consumption rising significantly.
The UN Food and Agriculture
Organization estimates that food
production will need to increase by
60% by 2050 to meet this rising level
of demand.
Image © Shutterstock
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Water use can also be reduced by
innovation, in which the agricultural
sector has an excellent record, with
significant progress having been made in
developing drought-resistant crops.
For instance, Syngenta hybrid corn has
been genetically modified to grow in
water-stressed areas, and commercial
planting is due to begin this year.
A new variety of the grain sorghum
has also been developed in India with
a deeper and more fibrous root system
than maize and a waxy coating on
its leaves. These features allow it to
withstand periods of water stress and
produce 7 tonnes/ha.

Beef
Total water requirement (litres/kg)

12,000

10,000

2,000

Eggs

4,000

Chicken

6,000

Pork

Sheep

8,000

Soya beans

Using less water
Reduction in use might be achieved in the
following ways.
bb Population control: China’s
discontinued one-child policy avoided
a population increase of 300m, which
equates to a 20% decrease in water
usage. No other society has contributed
so much to global water security.
bb Dietary changes: we could eat
ourselves out of the problem, according
to Tony Allan, Emeritus Professor of
Geography at King’s College London, in
his book Virtual Water (2011). Changing
from a carnivorous to a vegetarian diet in
industrial countries could reduce
per-capita water consumption by 40%.
We could also consider insect-based
diets – a family of four who eat
insect-derived food for one day per week
could save 1m litres of water per annum
over conventional agricultural production
(see Figure 1).
bb Stop wasting food: in the UK, we
dispose of 7m tonnes of food each year,
which is just throwing “virtual water”
away. Including the water footprint as
part of the food labelling might make an
impact on consumers.
bb Use water for appropriate purposes:
we use potable water not only to drink,
but to wash the car and flush the toilet.
Greywater – waste water from household
activities such as washing and cooking
– and alternative technologies need to
become higher priorities.

14,000

Rice

There are three basic options – use less
water, use the same water more efficiently,
and create more freshwater resources.

16,000

Sorgum/corn/maize

Meeting the challenges

Figure 1
Total water requirement for different food sources

Wheat

The crux is that water consumption
is rising at 2.5% per annum, which is
faster than the rate at which the world’s
population is increasing.

0
Source: Angela Morrelli in Virtual Water, by Tony Allan (2011)
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Global water use is
the equivalent of the
annual flow of the
Amazon, the world’s
largest river
Research at Harper Adams University
in Shropshire is looking at the role of
anti-transpirants in helping plants resist
drought at crucial stages of their growth
without reducing the yield. Genetically
modified crops are also achieving results
– there is evidence that some have a
lower requirement for water.
There are also healthy improvements
in livestock production. Aviagen, which
breeds more than 50% of the world’s
broilers, is developing its lifetime feed
conversion ratio modelling to produce
breeds of poultry that perform as well as
or better than current breeds but using
less water.
The most significant advances will
continue to derive from attention to
detail, and that is where precision
agriculture – the fusion of information,
skills and technology – will be critical.
By bringing sensitivity to the timing and

accuracy of input of water, fertilisers and
sprays, farmers are able to apply their
husbandry skills for the maximum benefit
in managing their resources. Variable
rate irrigation has been shown to save up
to 50% of water in practical trials in the
Canterbury Plains area of New Zealand.
More efficient resource use
The urban wastewater systems of the
21st century are significantly more
reliable in removing contaminants. Israel
sets the recycling benchmark high,
reclaiming 100% of wastewater for
non-potable uses, with a significant
amount going into crop irrigation. In Spain
and Italy, more than 4,000ha of various
crops are irrigated using recycled water.
Recycling water on farms has some
potential. Trickle water is used to control
temperature in intensive broiler houses
in Australia, and condensing water is
captured after evaporative cooling and
then recycled by the ventilation and
cooling system.
Rainwater harvesting and other
infrastructure provision should attract tax
allowances to encourage sound, efficient
water use, while advocacy of whole-farm
planning should include water use as best
practice, promoted through education
and advisory services for farmers.
For an example of re-use, British
Sugar is hard to better. At Wissington in
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Watering water melon saplings on the Teesta River bed in West Bengal, India
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Norfolk, in the world’s largest sugar beet
factory, hot water that is a by-product of
the combined heat and power system is
fed through almost 400km of piping to
greenhouses producing 140m tomatoes
per year. The crop is irrigated by
rainwater harvesting from 18ha of roofs.
Creating more water resources
The appliance of science and technology
has seen considerable advances in
accessing new sources of freshwater.
bb Desalination: a significant reduction
in the costs of desalination is due to
improved membrane technology in the
reverse osmosis process as well as
a reduction of about a third in energy
requirements since the 1970s. However,
the major leap forward is the use of
renewable energy, principally solar power.
In the Middle East, 70% of freshwater
resources are derived from desalination.
Globally, the consultancy Frost & Sullivan
forecasts that the number of desalination
plants will have doubled by 2019 from the
current 13,000 to 26,000, as a result of
water scarcity. The $1bn investment in
the Carlsbad desalination plant near Los
Angeles has been driven by five years of
drought in California.
bb Growing salt-tolerant crops: with
1bn ha of salinised soil worldwide,
there is potential in growing crops that
can withstand these salty conditions.
Potatoes have been grown successfully
2 6 M A R C H /A P R I L 2 0 1 7
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The World
Economic Forum
has stated: “Water
now presents the
highest risk to the
world over the next
10 years”
in trials in the Netherlands, but the
International Center for Biosaline
Agriculture in Dubai is leading the field.
Salt does, of course, accumulate in soils
that are irrigated – 21% of irrigated land is
subject to salt damage.
bb Rainmakers: the US National
Academy of Science says searching for
ways to enhance precipitation is one
of the most important challenges that
can be tackled by science; the United
Arab Emirates is developing innovative
solutions to drought, concentrating on
cloud-seeding techniques.
The future is bristling with new ideas – as,
indeed, it must if we are to tackle some
of the key challenges of feeding the
global population by 2050. Predominant
among these, with the presumption
Image © Uttam Kamati

that it will exacerbate rather than quell
the prognosis, is climate change, and
its inextricable links to accelerating the
water cycle.

Is the world taking heed?
In September 2015, the UN adopted its
new Sustainable Development Goals
(SDGs) as part of Transforming the
World: The 2030 Agenda for Sustainable
Development (see article on p.10 of this
issue for more on the SDGs). There is a
goal specifically dealing with “water” and
all but three of the remaining 16 SDGs
have a direct or implied reference to
water resources or water quality.
The World Economic Forum has stated
that: “Water shortage now presents the
highest risk to the world over the next
10 years”. The salient point is that prior
to 2012, it did not even feature in the
Forum’s top 20 risks. C
Bruce Keith is President of the Chartered
Institution of Water and Environmental
Management and a past chair of the RICS Rural
Faculty Board
lbrucekeith@yahoo.co.uk

Related competencies include
Management of the natural environment and
landscape, Sustainability
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How is HS2 going to affect
you or your clients?
To answer this question, businesses and
landowners affected will need expert
legal and valuation advice.

Together we can provide:
a large national team of specialist solicitors and
chartered surveyors who can provide joined up
compulsory purchase order advice;

A team who specialise in compulsory purchase can
achieve the certainty you need to plan ahead and get the
best outcome. From understanding your rights, objecting to
orders and maximising the compensation you are entitled
to, we can help.

a strategic and comprehensive approach, covering all
legal and valuation issues efficiently;

Working with our partner, Gateley Hamer, we bring you a
unique service comprising all the professional legal and
valuation support you will need across the compulsory
purchase and compensation regime.

an experienced team with members of the Law Society,
the Royal Institution of Chartered Surveyors and the
Compulsory Purchase Association;

in-depth knowledge of the statutory processes, through
a single instruction;

and one main point of contact.

Find out how we can help you:
+44 (0) 121 212 7870
cpo@gateleyplc.com
To a d ve rtise con t a c t Em m a Ke n n e dy +4 4( 0 ) 20 7 8 7 1 5 7 3 4 or emmak @wearesu nday. c om
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“The need for speedy, accurate
and affordable 3D information
led us to Bluesky.”
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D i r e c t f r o m t h e U K ’s
leading aerial survey
company

Derived photogrammetrically from our high resolution stereo aerial photography, our 3D building models are
specifically designed to support developers, architects and urban planners in making efficient, cost effective and
informed decisions about the urban environment.

www.bluesky-world.com/3d
+44 (0)1530 518518
info@bluesky-world.com

Visit us at Regen
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We produce our models at three distinct levels of detail, from our Level of Detail 1 (LOD1) simple block buildings,
through to our LOD3 models containing fully modelled roof structures, dormer windows and chimneys.

