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

Stephen

McKenna
MRICS

Our attention has turned to the new
version of the National Planning Policy
Framework published in late July. Among
other areas, it has revised the text on
mineral working, and I urge members
to read it as soon as possible. On first
reading there is more on safeguarding
of minerals from development than there
was in the 2012 version, but the text on
protecting the environment from mineral
working is weakened; there will be more
to follow on this issue.
We are also looking ahead to upcoming
changes to our structures under the
PG2020 initiative, and it is ever-more
important for members to get involved
with the profession. We will report back
to you as the initiative progresses.

RU R A L

Gerard

Smith
FRICS

The latest quarterly RICS Rural
Update includes details of both recent
standards and guidance publications
and consultations, and all RICS rural
events and activities; please email
fmannix@rics.org to ensure you are
receiving it.
Among our recent activities was a
breakfast at the Royal Welsh Show in
July, where Caroline Drummond, Chief
Executive of Linking Environment and
Farming, inspired us with her speech, in
which she highlighted the opportunity to
connect products from the rural economy
with the Welsh identity. In association
with the Environment Agency, RICS is
also holding its first water conference
(www.rics.org/waterconf). This is relevant
4 OC TOBER/NOVEMBER 2018

to a range of professionals, but none
more so than rural chartered surveyors –
email events@rics.org for details.
Finally, on the careers front I’d like to
highlight the Grow Your Future project
being organised by Andrew Black of
Harper Adams University. Its overall
aim is to promote the rural surveying
profession to a wider audience, in
particular people from disadvantaged
backgrounds. Andrew is currently looking
for case studies of practising rural
chartered surveyors, so if you would like
to contribute to promoting the profession
by showcasing the work you do, please
visit https://bit.ly/2OUgpnl. The Rural
Professional Group and RICS Future
Talent Team will be engaging with this
project in future.

LAND & RESOURCES
GLOBAL BOARD

Barney

Pilgrim
FRICS

The report from the RICS Africa summit
in this issue (pp.12–14) highlights the
existential issues concerning land and
resource management with which many
nations in Sub-Saharan Africa are having
to deal. This is also brought into focus
by the excellent article on Cape Town’s
recent water crisis (see pp.15–17), and
how the municipality has put several
important steps in place to help maintain
basic water services.
As the impacts of climate change
intensify, natural resource management
will become even more urgent. The
UN has provided a framework with the
Sustainable Development Goals, and
RICS has started to look at how our
professional sectors can influence these
(www.rics.org/responsiblebusiness).
Meanwhile, members are encouraged
to answer the RICS questionnaire
on the future of the profession
(www.rics.org/futureprofession). The
focus may seem technological, but land
and resource issues are absolutely

central – not only to the future of the
profession but also the planet.
Finally, the International Land
Measurement Standards are now
in their exposure draft consultation
phase, which closes on 31 December
(www.rics.org/consultilms), and there are
translations in French, German, Spanish
and Arabic.

PLA NNI NG &
DEV ELOPMENT

Paul

Collins
MRICS

The Planning & Development Professional
Group Board summer meeting at the
new RICS Birmingham office heard from
practitioners in the West Midlands about
market activity. In the public sector,
Birmingham Municipal Trust, working for
Birmingham City Council, has developed
more than 1,600 homes for rent and
about 1,400 for sale since 2009. It has
done so using council-owned land but
is now having difficulty finding sufficient
sites for new development.
In the private sector, projects on big
greenfield sites were reported to be
facing continuing long delays in receiving
planning permission and agreeing
commitments to put in infrastructure;
trying to get the necessary grey, green
and social infrastructure in place through
planning agreements where land values
are low is difficult, if not impossible.
On these infrastructure and planning
issues, I advise members to look at the
revised descriptors for the APC for
planning and development surveyors,
published in August. These include:
bb splitting the mandatory Level 3
“Planning” competency into a choice
of two separate ones, “Spatial planning
policy and infrastructure” and “Planning
and development management”; all
candidates can do both
bb a revision of the mandatory Level 3
competency “Development appraisals”
bb the introduction of an optional
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UPDATE
competency in “Masterplanning and
urban design”
bb a new, mandatory Level 1 competency
in “Inclusive environments”.
More details can be found at
www.rics.org/panddpathway.

GEOMAT I CS

Gordon

Johnston
FRICS

As chair of the Global Geomatics
Professional Board, I have always
said I want to encourage and develop
our younger surveyors. Education
and training along with a professional
awareness and attitude, I believe, need to
be nurtured in our younger and potential
colleagues, for their long-term benefit
and that of our profession.
There are, however, constant pressures
and threats, and an area of current
concern is the state of tertiary education
in surveying in the UK. For example,
the University of East London (UEL),
previously known as North East London
Polytechnic (NELP), has a long and
influential tradition in surveying but is now
facing an uncertain future. If you owe a
debt of gratitude, or more, to NELP or
UEL, then I urge you to write and offer
your support to its programme.
Hydrography is the specialist area in
which I work most, so it was sad to hear
recently of the passing of Rear Admiral
Ken Barbor, former director of the
International Hydrographic Organization
and a founding director of the University
of Southern Mississippi's Category
A-recognised course in hydrography. Our
condolences go out to his family. As part
of RICS’ 150th anniversary celebrations
this autumn, we commemorate the life
of another hydrographer, John Rae, who
pioneered the survey and opening of the
North-West Passage. He played a critical
part in northern sea exploration but, in my
view, his achievements were undervalued.

Preventing fraud in land registrations
Reforms to the Land Registration Act
2002 are being recommended by the
Law Commission to tackle increasing
fraud. According to the commission,
HM Land Registry has had to pay
almost £60m in indemnity payments
because of fraud over the past decade.
In England and Wales, 85% of land
is registered, totalling 25m titles. The
remaining 15% will be registered at the
latest on the next occasion that it is
sold or transferred.
The commission’s recommendations
include the following:
bb enabling the Land Registry to set
reasonable measures conveyancers
must take to verify clients’ identities

Survey School
prizes awarded
Four graduates on the Survey
School’s surveying course have won
prizes for outstanding achievement.
The best student award, sponsored
by the Survey Association (TSA) and
Leica Geosystems, went to Eurig
Price, while Jack Dods of Network
Rail won the TSA-sponsored
vice-president’s award.
Rafe Holmes of WYG Group
was presented with the Chartered
Institution of Civil Engineering
Surveyors prize for best assignment.
Finally, a new prize from RICS for the
best measured building assignment
was awarded to Steven Smith of IIC
Technologies for his explanation of
the laser scan surveying process.
n www.surveyschool.org.uk

Journal redesign
From the January/February issue,
Land Journal will be published in a
more modern, accessible design;
content will not be affected. Your
comments are welcome.

bb imposing a duty of care on
conveyancers to make identity checks,
based on the Land Registry’s directions
bb ensuring that the Land Registry
has a right of recourse against
conveyancers where they have failed to
meet their duty to check identity, so the
amount paid for the loss caused by the
fraud can be recovered; conveyancers
who follow the required steps won’t be
responsible if fraud still takes place
bb requiring evidence of interests that
people want to protect with a unilateral
notice at an earlier stage, preventing
disputes at the tribunal
bb bringing mines and minerals on to
the register
bb creating a power to introduce
electronic conveyancing that does
not require simultaneous completion
and registration
bb beefing up the powers of the Land
Registration Division of the First-tier
Tribunal (Property Chamber).
The commission has also produced a
draft bill for implementing the reforms.
n https://bit.ly/2A6zRuI

Conference dates
RICS Rural Conference
3 October, Hexham
n rics.org/ruralconfhex
RICS Telecoms Forum Conference
13 November, Park Plaza, Victoria,
London
n rics.org/teleforconf
RICS Rural Conference
15 November, Preston
n rics.org/ruralconfpres
RICS Water Conference
27 November, Crowne Plaza, Solihull
n rics.org/waterconf
RICS Rural Mid-Session Conference,
Scotland
29 November, Perth
n rics.org/midsesconfscot
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With UK agriculture facing many disruptions, including
Brexit, Estate Director at Clinton Devon Estates John
Varley considers how emerging trends may shape
land-based rural businesses over the next few years

Agricultural break
point

I

t is clear that we are at
an agricultural break
point, potentially on a
scale not seen since
at least the 1970s: for
the first time in more
than 40 years, the UK
government has an opportunity to take
control of agricultural policy.
However, while most commentators
are focusing on Brexit, there are other
connected disruptors that may shape the
future for those who own and manage
land-based businesses:
1. consumers, markets and trade
2. competitiveness and productivity
3. rural economy priorities
4. environmental awareness.

Consumers, markets & trade
Consumers have always wanted
inexpensive, high-quality and safe food,
and they now have more information
about it at their fingertips. They more
than governments have the power to
change industries, as can be seen in
the retail sector with the successful
pressuring of Primark to think harder
about conditions in its factories in Asia.
Social media and connectivity are also
driving shifts in consumer thinking and
behaviour; my youngest daughter is 18
and has been a committed vegan since
watching the documentary Cowspiracy,
for instance.
Over the past 50 years or so, spending
on food has fallen from around 40% to
11% of household income. For some,
though, 11% is still too high, and Policy
Exchange, a right-wing think tank, claims
that UK food prices remain higher than
in a pure market. There is emerging
opinion that a significant cause of
perceived higher prices has been the
combination of tariffs and agricultural
6 OC TOBER/NOVEMBER 2018

support, increasing costs and subsidising
inefficient methods of production.
But some fear that lower prices
will come at the expense of lowering
standards. In the EU, the European
Food Standards Agency has adopted an
approach based on the precautionary
principle, leading to a divergence
between producers in and outside the
union; for example, the EU bans products
such as chlorinated chicken, genetic
modification and hormone-treated beef,
which are permitted elsewhere.
There is pressure for the UK to adopt
a more objective, evidence-led and
scientific approach to food standards
once it leaves the EU, though this may
bring both opportunity and risk. What we
should expect is much more transparency
and accreditation to help consumers
make informed choices. The Red Tractor
scheme already looks at slurry capacity
on dairy farms and there is talk of Green
Tractor labelling for wider environmental
outcomes. But is this enough?
At Clinton Devon Estates, we are
funding research to understand and
reduce the environmental impacts of
our business, including monitoring the
links between our farming practices and
water quality downstream, with a view
to making the data available publicly. We

“
The existing

financial model for
agriculture does not
appear robust or
offer confidence for
the future

take our responsibilities not to pollute
water very seriously, and know that
society increasingly expects such a
protective approach to the environment.

Competition & productivity
In 2015/16, more than half of the UK’s
farms earned less than £20,000, and
42% made no profit at all; income per
worker remains only £19,000 a year.
These statistics would make most
investors who are not looking for tax
breaks steer well clear.
Total income from UK farming is
£3.6bn, including subsidies of £3.1bn or
87%. The existing financial model for
agriculture does not appear robust and
neither does it offer confidence for the
future – especially if direct subsidies
will be reduced and the outcome of
discussions over new international trade
agreements remains uncertain.
British farmers used to be among the
most productive in the world, especially
in the 1970s. In recent decades, however,
productivity has stagnated and is now
below that of numerous other countries
and many farms today are not sustainable
without substantial subsidy. Managing the
withdrawal of farming support is therefore
going to be central for the new domestic
policy. The goal should be to create a
highly productive, dynamic farming sector
that is more specialised and capable of
competing in global markets.
Images © Clinton Devon Estates

The low productivity of UK agriculture
cannot be blamed entirely on the EU’s
Common Agricultural Policy (CAP):
other member states have seen better
performance, despite the negative
influences of the regime. Cuts to
investment in research and development,
high land prices, energy costs and an
ageing and non-specialist workforce
have all had an impact. As a sector, we
need to demonstrate active leadership
in addressing these issues. Technology,
skills, new business models and
innovation will surely have a role to play.
We need to establish the next
generation of farming leaders, with
succession based on merit and entrants
encouraged from new backgrounds. The
median age of farmers is 59, compared
to 40 in the workforce as a whole. But
bringing young people into farming is
not straightforward, given the high cost
of buying or renting land, expensive
rural housing and poor career paths. An
irony of one of the core objectives of the
CAP, “the creation and maintenance of
employment”, is that UK employment in
agriculture has fallen dramatically, from
more than 3% of the workforce in 1960 to
just above 1% today.

Subsidies allow investment in
mechanisation, substituting capital for
labour. CAP support proportionately
benefits larger farms, which grow more
rapidly than smaller ones. Since 2005
the number of smaller farms has shrunk,
with the average size of holdings rising
from 69ha to 80ha. As technology and
machinery get more expensive, there
is pressure on the larger farms to grow
and spread costs. The smaller farms,
on marginal land, may have neither the
capital nor the opportunity to take on
more land. CAP support is in many cases
the only driver of on-farm investment.
Without the policy or a new business
model, the consequences for farm
viability, or improved performance, may
be bleak.
There is nevertheless an opportunity
to evolve new forms of collaboration
between farming enterprises and
different types of ownership, landlords
and tenants and non-farming enterprises
to drive benefits and investment in
skills and capital. At Clinton Devon, we
have commissioned a legal opinion on
a concept referred to as a “cooperative
contracting agreement”, where a landlord
and one or more tenants form an LLP,

or similar, to establish a new kind of
business partnership.
The industry should be benchmarking
itself against not just the most efficient
farming enterprises globally but also
against other industries, being the best
in class for procurement, business
processes, human resources, skills and
financing. We need to upskill and ensure
that farmers have the knowledge to make
more informed decisions, increasing
productivity and competitiveness. We
also need to focus on health, safety and
well-being: agriculture is in the spotlight for
its woeful record in serious work-related
injury, fatalities and mental health.
The opportunity to change work
practices also applies to animal health, in
which the UK is a leader, although there
is much more to do. We need to embed
animal health along with workplace safety
in our business-as-usual practices. This
should be a unique selling point, a clear
example of the high standards for which
we strive that can be used to differentiate
our products.
As business leaders, we should
be commissioning research and
development and knowledge transfer,
providing the tools to help farming
enterprises make the transition to new
business models and developing centres
of academic excellence. Our local
colleges and universities should be rising
to the challenge, reinventing themselves
to be ready to support future industry
models with science and evidence rather
than unguided research or courses,
pointing the most able students to
careers in agriculture – careers in a
globally competitive business that
exploits emerging technology, artificial
intelligence and science.
Qualifications and licensed training
must also become prerequisites for some n
OC TOBER/NOVEMBER 2018
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agricultural roles, perhaps leading to the
introduction of the chartered farmer.

Rural economy priorities
There are obvious synergies between
agriculture and rural economies. But
agriculture is no longer the biggest
employer, and in terms of gross value
added (GVA), agriculture, forestry and
fishing combined represent just 2% of
the overall rural economy and 0.55%
nationally. Is GVA the right measure?
My experience is that, in Devon,
policymakers have undervalued
agriculture’s contribution to the local
economy. After the 2001 foot-and-mouth
disease outbreak, our estate struggled
to get the then South West of England
Regional Development Agency to take
seriously the need to support land-based
business in the recovery. There was a
level of ignorance then, and even now
some local enterprise partnerships and
local authorities view agriculture and
forestry as something other than a real
business: their plans need to recognise
the value of land-based business to the
economy, support joined-up strategies to
attract investment and develop the skills
required to sustain and grow successful
farming and forestry enterprises.
Valuing natural capital is gaining
traction, which is potentially a big
disruptor in both policy and market
terms. The challenge is how value can be
generated from the natural capital that
farmers in rural areas provide, including
the value created from food and fibre
production, renewable energy generation,
wildlife, air pollution removal, waste
water cleaning, flood protection and
education. The value of day trips alone to
the natural environment is estimated to
be £6.5bn, not far below the entire GVA
of agriculture. Many of these visits are to
experience an environment delivered by
farmers – so will farmers get paid for it?

Environmental awareness
Agriculture dominates land use in the UK.
Farmers, foresters and land managers
can shape the environmental costs and
benefits resulting from their work and
make a huge difference to the value and
quality of this country’s natural capital.
The challenge is to decouple agricultural
production from environmental
degradation, so that agriculture can
continue to meet increasing demand for
food without putting undue pressure on
natural resources.
Agriculture’s contribution of 0.55% of
UK GVA contrasts with its generation of
10% of total greenhouse gas emissions.
8 OC TOBER/NOVEMBER 2018

Other significant environmental impacts
from UK agriculture are associated
with water pollution, air pollution, soil
degradation and harm to biodiversity;
indeed, in 2017 agriculture became
England’s number one polluter of water.
The costs to society of cleaning up
these impacts are huge and are met
by taxpayers by, for instance, an extra
£100m on water bills, and the government
is looking to reform agricultural policy
after Brexit to reduce these. Soil
degradation is already in the spotlight,
with an estimated 2.2m tonnes of soil
eroded each year in UK catchments,
costing £1bn.
At Clinton Devon, we are working
with the local catchment partnership to
install sediment traps, monitor outcomes
and host farm visits. It is widely argued
that there has been a decline in on-farm
biodiversity as a result of increasingly
homogenous landscapes. While entering
Mid-Tier Stewardship, Clinton Devon
farms are using its options to complement
and support our own nature improvement
strategy and optimise outcomes for
wildlife. Our recent management contract
with Velcourt to run the in-hand organic
dairy is novel in that, as well as agreeing
financial performance targets, we have
included development of goals for
biodiversity, the environment, animal
health and employee satisfaction.
We have also just let a farm not for the
highest rent but on a balanced scorecard
Images © Clinton Devon Estates/Matt Austin

of financial return and alignment of
objectives for cirl buntings, improved
soil quality and education. We have also
invested in comprehensive soil and bird
and butterfly surveys to benchmark
agreed targets over the course of our
partnership with the tenant. This is now
our model for all new tenancies, and
we are undertaking soil analysis on
some already tenanted land to identify
improvements as well.
We need to understand what we are
stewards of today by commissioning
audits and working on a landscape or
catchment scale across farm boundaries,
to be ready to provide what society
wants. In 2016, at Clinton Devon, we
undertook a comprehensive audit of
3,108 species across the Pebblebed
Heaths Site of Special Scientific
Interest. We now have baseline
evidence to improve future conservation
management. Recently, we published our
Wildlife Prospectus – Space for Nature,
which identified all the important areas
for biodiversity across the estate, along
with our key partnership projects. From
this we have developed 13 priorities for
action that we are discussing with our
farm tenants, commercial partners and
stakeholders, with a view to implementing
integrated, landscape-scale conservation
improvement schemes.

Opportunity
These four areas of disruption present
a once-in-a-generation opportunity
for reform and putting agriculture and
land-based businesses back into the
heart of the rural economy where they
belong. Many feel it is our collective
role to challenge the policymakers and
politicians to own the problem on behalf
of farmers by ensuring continuity and
stability. But isn’t it our role to question
our own business models and transform
them to be fit for the future? b

John Varley is Estate Director at Clinton
Devon Estates
john.varley@clintondevon.com

Related competencies include
Agriculture
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Coal comfort
A new organisation has been licensed to provide a CON29M report on the risks to
property from mining activity for the first time, writes Tom Backhouse

T

he CON29M is
a mining report
required by law
when dealing with
property transactions
in coalmining areas,
including purchase
and mortgage lending, or before
any development takes place. It was
introduced in 2000 and, until now, such
reports have been completed solely by
government agency the Coal Authority.
However, the Coal Authority’s desire
to open up competition in the market
and improve responsiveness to customer
demand led to the Law Society in July to
license Terrafirma as the first commercial
organisation to provide a new, official
CON29M report. This will ensure that the
29% of properties in coalfields across
the UK can be expertly risk-assessed for
potential liabilities posed by past, present
and planned mining activity.
In compiling reports, the Coal Authority
had previously only queried data and
not analysed gaps between data sets.
Terrafirma proposed to the Law Society
that it was the only company that could
offer this service, and as such has
become the sole alternative provider of
CON29M reports.
Previously, both the lender and the
conveyancer had relied on property
surveyors for an assessment of the
potential impact of nearby mines
on property valuation and use. The
Terrafirma CON29M (2018) report offers
significant benefits for surveyors by
including a professional opinion and an
expert risk assessment, with robust terms
and conditions allowing the transfer of
risk from the client to Terrafirma when
reporting on coalmining activity.
The new Terrafirma report allows
for expert-interpreted answers to all 11
CON29M questions, or 14 for commercial
properties. These can draw on all of the
Coal Authority-licensed data, and will
also meet the requirements of the Law
Society’s CON29M (2018) guidance
(https://bit.ly/2Mu4a09).

For parties to a normal property
transaction, the Terrafirma CON29M
can transfer the liability for reporting on
coalmining activity, with expert opinion
now provided on previously unanswered
questions such as whether the property
is susceptible to coalmining-related
subsidence, or whether past and present
mining activity will have an impact on the
value of the property.
Coal and all other forms of mining
continue to pose a risk to existing
property and future development. Every
week, a claim is made somewhere in the
UK to rectify the physical damage that
has been caused by mining activity. In
fact, around £40m has been paid out in
the past decade in relation to properties
in coalmining areas alone.

Rationale for revision
The risks for those involved in property
transactions in coalmining areas are
considerable, and the need to ensure
expert advice was included in reporting is
what prompted these changes. Through
discussions with Terrafirma, the Law
Society recognised the problem, as well
as the improved services that can be
offered by commercial organisations,
and revised the CON29M coalmining
guidance accordingly.
The new guidance emphasises the
potential risk from shallow coalmining as
well as mining for chalk, metals and brine.
It also enables Terrafirma to develop
and provide official CON29M reports,
while stating that it should not be the
solicitor’s or surveyor’s role to report on
the potential impact on property value,
instead relying on the expert opinion and
transfer of risk to Terrafirma.

What’s changed?
The previous CON29M form raised
questions that often required further
interpretation and additional reports
at extra cost to the client in terms of
money and time, particularly when they
concerned properties situated near to or
above a mine entry.

Given that Terrafirma has access to
all existing coalmining data, the revised
CON29M automatically includes this
and interprets it at no additional cost,
resulting in a dramatic reduction in the
number of delayed transactions.
Furthermore, improved data
processing, risk screening and
assessment have given lenders a better
understanding of the hazards the
property faces from coalmining, and of
how a transaction can be progressed.
The Terrafirma CON29M report is
also backed by comprehensive terms
and conditions, with all liability for the
outcomes of the report passing to the
company – protecting the client, lender
and solicitor.

Professional interpretation
For a specialist area of expertise such as
coalmining, relying on data and regional
knowledge alone is not enough. Data
needs to be professionally interpreted
so that those involved in property
transactions are given the best advice.
The Law Society’s decision to amend
the CON29M guidance and license
Terrafirma to provide a new report
represents a significant change in the
way professionals can identify, assess,
manage and resolve the risks that
coalmining poses. b

Tom Backhouse is Founder and
Managing Director of Terrafirma
tom@terrafirmasearch.co.uk

www.terrafirmacon29m.co.uk

Related competencies include
Ground engineering and subsidence, Minerals
management, Risk management
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The new Electronic Communications Code
was supposed to bring clarity on digital
infrastructure. Sue Doane and Mark Talbot
examine where it is not working and explain
why there is a need for RICS guidance

Ending
the code
deadlock

T

he Electronic Communications Code
(ECC) regulates the relationship between
network operators and site providers in
the UK, providing a statutory framework
for agreements covering the installation
and maintenance of communications
apparatus on land and property. Introduced
in the Telecommunications Act 1984 and extended in the
Communications Act 2003, the code was reformed as part
of the Digital Economy Act 2017 and came into force on 28
December last year, being incorporated as Schedule 3A to the
2003 act.
Reform had been necessary to reflect the profound changes
in digital communications since 1984, with the sector witnessing
dramatic evolution in technology and in the demand for services.
The government has acknowledged this shift in the way digital
communications are deployed, accessed and used. People now
expect access to fast broadband anywhere, including at home,
irrespective of where they live. The government’s aim therefore
was to give full support to the installation and maintenance of
high-quality digital communications infrastructure.
The new code applies currently to the networks that support
fixed broadband connections to premises, mobile broadband,
voice and text services, and cable television, as well as landlines.
It also looks to ensure the provision of future services to the fifth
generation – 5G – and beyond (see box, above right). It provides
the legal framework for the roll-out and maintenance of physical
networks that support these electronic communications services
across the UK. Importantly, the code focuses on underpinning
consensual commercial relationships with regulation.

Reforms
There are provisions that aim to ensure property owners are
fairly remunerated for use of their land, but that also explicitly
acknowledge the economic value of investment in digital
infrastructure for everyone. With this in mind, the reforms seek
to make it easier for communications providers to deploy and
maintain their infrastructure through new rights to upgrade and
share apparatus. From the property owner’s perspective, there
is recognition that obtaining vacant possession at the end of a
contractual term is imperative, particularly where redevelopment
is to take place.
10 OC TOBER/NOVEMBER 2018

A 5G and full-fibre future
The government’s Future Telecoms Infrastructure
Review sets out plans for fifth-generation (5G) mobile
technology to be available in the majority of the UK by
2027, and for homes and businesses nationwide to have
access to full-fibre broadband networks by 2033, aiming
for 15m in place by 2025. The government says it is clear
that a mix of full-fibre and 5G broadband networks is the
long-term answer to ensuring that the speed, resilience
and reliability demanded by consumers and businesses
are all provided.
n https://bit.ly/2LrGuNA

In addition, robust changes to court processes and
jurisdictions aim to improve dispute resolution, ensuring
that disagreements between communications providers and
landowners do not hold up investment and create uncertainty.
This has been achieved with more clearly defined processes that
closely mirror those found in landlord and tenant legislation, and
by the engagement of the Lands Chamber of the Upper Tribunal.
The government concluded that the reforms struck the right
balance between the interests of site owners, communications
providers and, most importantly, the public, supporting enhanced
investment in digital infrastructure.

Payment
Unfortunately, government hopes that the new code would offer
greater clarity have not been realised, particularly in relation to
paying site providers for the granting of agreements. This was
one of the key points of contention under the original code, and
a substantial portion of the stakeholder consultation focused on
addressing the concerns of both site providers and operators
about this.
In justifying the new policy, the government stated that
site providers should continue to receive fair payment – a
consideration – for the use of their land, and that this should be
in addition to simple compensation for any damage or loss of
value. The definition of both consideration and compensation
was helpfully set out by the Law Commission in its report The
Image © iStock
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Paralysis
As such, a new hypothetical scenario, the new valuation basis
and the dearth of evidence of agreements transacted on
the new basis appears to have led to a paralysis in activity.
Understandably, representatives of all parties directly involved
in negotiating electronic communication agreements want to
ensure that such transactions correctly reflect the new code’s
rules and achieve a fair outcome in this respect.
However, the legal interpretations of paragraph 24 vary
extensively in what is currently an absence of evidence that
reflects the new code, and this has a direct impact on the
potential valuation parameters. In turn, this has resulted in
parties taking widely divergent positions, which are then
exacerbating delays in reaching agreement thanks to a
reluctance to set a market precedent.

Need for guidance

Electronic Communications Code, Law Com No 336, February
2013 (https://bit.ly/2LRckTp) at paragraph 5.4, which states
that compensation is a payment compensating for a loss, and
paragraph 5.5, which explains that consideration is something
more than compensation that can be best described as a price
for the grant of rights.
However, in recognition of the priority the government
attached to the role of digital communications in economic
growth, productivity gains and social interaction, the commission
also expressed concern that the cost for “rents” in the
telecommunications industry was significantly higher than those
enjoyed by utilities and providers of essential services. The
Impact Assessment published by the Department of Digital,
Culture, Media & Sport (DCMS) in 2016, RPC-3329(1)-DCMS
(https://bit.ly/2vvi62x), sets out the evidence for its view, and
cites the Nordicity Report, Modelling the Economic Impacts
of Alternative Wayleave Regimes (https://bit.ly/2Km2Jih), and
Financial impact of ECC changes (https://bit.ly/2G0yyeu),
produced for the DCMS in October 2013 and May 2016
respectively. Consequently, the government felt that, while
site providers should get fair value for the use of their land,
this should not as a matter of principle include a share of the
economic value created by high public demand for services that
the operator provides.

Middle ground
The government therefore sought to achieve a balance in
the new code by defining a basis for payment that would sit
somewhere between a pure compensation-based regime akin
to compulsory purchase on the one hand, and the potentially
higher levels of rents under the previous version of the code on
the other.
In aiming for a middle ground, the basis of payment defined in
paragraph 24 of part 4 of the new code shares similarities with
the market value defined in the RICS Valuation and Professional
Standards – the Red Book – but with very distinct disregards,
in particular the assumption that the right to which the
transaction relates is not concerned with the provision or use
of an electronic communications network. It is also important
to understand that this is not a compulsory purchase regime;
nevertheless section 118, Schedule 4 of the Communications Act
2003 does provide for a route for compulsory purchase.

RICS recognises the need for substantive best practice
guidance to support the government’s vision for the digital
economy. Reflecting the public interest principles of the RICS
charter, a guidance note would redress the current absence
of any neutral professional advice on the valuation principles
and best practice under the new code. Such a professional
interpretation of the valuation elements by RICS would benefit
its immediate membership as well as other professionals.
In bringing some clarity to this issue, the interests of all
stakeholders would be addressed. The legal interpretation
will be developed by case law and precedent where there is a
fundamental requirement to so do. Development of the guidance
note has begun and information about the consultation and
publication dates will be provided through the RICS Telecoms
Forum when the time comes.
Apart from this, RICS always supports professional discussion
of emerging and challenging matters by members representing
all parties involved. In this respect, Ofcom has emphasised
the importance of positive, productive engagement and, as
a complement to the new code, it has published a Code of
Practice following public consultation (https://bit.ly/2DvJeof).
This provides a framework to support landowners and operators
in establishing, developing and maintaining effective working
relationships across a range of issues, roles and responsibilities.
It is important to note that, while Ofcom’s code provides
some examples of best practice, these are not intended to be
exhaustive. As such, there is an expectation that members will
always act in accordance with RICS’ ethical and professional
standards, and that conduct during the negotiation process will
reflect the principles of the Code of Practice. b
Sue Doane FRICS is a consultant chartered surveyor and RICS Telecoms
Forum Board Member
sue.doane@outlook.com
Mark Talbot FRICS is Partner, Head of Telecommunications, Carter Jonas LLP
and Chair, RICS Telecoms Forum Board
mark.talbot@carterjonas.co.uk

Related competencies include
Legal/regulatory compliance,
Smart cities and intelligent buildings, Valuation
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Visualisation of the Konza Technopolis pavilion

Continent of
opportunity
Africa’s population is predicted to double by 2050,
putting pressure on cities that are already bursting at
the seams. One answer is to build new smart cities
from scratch, as Roz Wrottesley reports from this
year’s RICS Africa Summit in Johannesburg

K

inshasa, the capital
of the Democratic
Republic of Congo
(DRC) and the
country’s largest
city, was founded
by the British
explorer Henry
Morton Stanley in 1881 as Leopoldville,
and was named for the colonial power’s
sovereign King Leopold II of Belgium. In
1889 it had 5,000 inhabitants; 130 years
on, the population is 11m and it may be
30m or 40m in three decades’ time.
The infrastructure, including the
railways and roads, is a relic of the
1960s, with just one bridge spanning
the Ndjili River that divides the city, only
one central commercial district, and
an upscale residential area close to
the centre. Most of the new immigrant
population lives in a network of informal
settlements linked by paths rather than
roads, and each of them walks as much
as 32km a day to make a living. Being
rural people, they find ways to grow
things wherever they can find fertile
ground; hence the term “rurban”, coined
12 OC TOBER/NOVEMBER 2018

for informal city growth that looks and
feels like one sprawling village.
This is just one illustration of the
crisis facing Sub-Saharan Africa: how
to accommodate the fastest-growing
population on the planet, and the most
rapidly urbanising one, in a small number
of cities established in the colonial era.
Sebastien Goethals, an architect and
urban planner working in Kinshasa, told
the online science magazine Inverse in
2015 that more balanced urbanisation
was non-negotiable for the DRC,
since a population of 40m people was
“environmentally and socially impossible
to assume for the region of Kinshasa”.
One emerging solution is to build whole
new masterplanned cities to relieve
pressure on existing conurbations, cater
for the expectations of an overwhelmingly
youthful population, create employment,
stimulate skills development, attract talent
and tourism and inspire confidence in
the city and the country. Goethals sees a
second metropolis emerging in the long
term, but only once smaller commercial
hubs have been created to structure
the informal areas. These will be linked

to each other and Kinshasa by a rapid
transport bus network, which will provide
a focus for commercial activity.
By contrast, two smart-city projects
planned for Kenya and Botswana are
models of self-containment, whereby
greenfield land is made available for a
fully integrated, mixed-use development
in which residents can live and work
without needing to travel long distances.
Konza Technopolis, which will cover more
than 2,000ha some 110km from Kenya’s
crowded capital Nairobi, is preparing
for a permanent population in excess of
200,000. Meanwhile, Kgale Lake City,
on the outskirts of Botswana’s capital
Gaberone, will be much smaller at 135ha.
Nevertheless, it is designed to be an
exemplary residential, commercial and
recreational space, signalling Gaberone’s
new identity as the diamond city of the
future, following the De Beers Group’s
relocation of its diamond-cutting and
sales office from London five years ago.
Both projects are ambitious but pride
themselves on taking their countries into
the Fourth Industrial Revolution, in which
technology becomes yet more embedded
in our surroundings to promote not just
convenience and interaction but also
efficiency and sustainability across all
aspects of design, construction and
service provision.

Konza
Eng. John Tanui, CEO of the Konza
Development Authority, told the RICS
Africa Summit in May that the technopolis
is the flagship project of Kenya’s Vision
2030 development plan, which aims to
transform it into “a newly industrialised,
middle-income country providing a high
quality of life to all its citizens” by the end
of the next decade.
Rapid urbanisation is both a problem
and an opportunity, he said: on one
Images © SHoP architects
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hand, the Kenyan economy loses an
estimated US$500m daily as a result
of time and resources wasted in traffic
jams in Nairobi; but on the other, “with
people driven to cities in search of job
opportunities, we can serve our people in
more concentrated locations”.
This has prompted a rethink on how to
build cities in Africa, said Tanui. “Making
urbanisation work well is something
countries that want to grow quickly
must learn to do,” he said. “You need to
foster the growth of high-productivity
activities that benefit from agglomeration
and economies of scale in the cities of
developing countries, and you need to
manage the likely side effects of the
economic success of cities – congestion,
regional inequality and the high cost of
land and housing.
“In Kenya, Konza Technopolis is being
put up as a solution to these challenges.
Through this model, we can begin to
redefine the building of cities as not just
commercial, administrative or logistics
hubs, but as places where we can work
and live.”
Almost three-quarters of the
population of Kenya is below the age of
30 and tech-savvy, numbers are growing
from 50m in 2018 to an expected 67m in
2030, and the traditional economy based
on commodities is failing to support the
required growth levels. Information and
communication technology (ICT) has
therefore become the best prospect for
economic uplift, as well as the key to city
management and sustainability.
The vision for Konza is to:
bb establish Kenya as a
knowledge-based economy and
preferred science, technology and
information destination

Overlooking growth
Widely accepted numbers on how
much of the world's population lives
in cities are incorrect, with major
implications for development aid and
the provision of public services for
billions of people, researchers say.
The UN predicts that the world's
urban population will grow to 70%
of all people by 2050, up from
55% today. But researchers at the
European Commission have used
high-resolution satellite images to
estimate that 84% of the world’s
population, or 6.4bn people, already
live in urban areas.

In Asia, the figure is 90% and Africa
80% – roughly double UN estimates.
The variation is because countries
report their own demographic
statistics to the UN, and use widely
different standards for collecting them.
The chief problem is limiting what
constitutes a city to its boundary line,
which takes no account of economic
and demographic patterns such as
those who commute to work there. b
This box is based on a Thomson Reuters
Foundation Place report by
Gregory Scruggs

Visualisation of the Konza Technopolis university

Visualisation giving an overview of
the Konza Technopolis

bb foster the growth of the technology
industry in Kenya – particularly small and
medium-sized enterprises – by developing
an “innovation ecosystem” that provides
everything needed to support creativity,
from material resources and human
capital to the commercial markets for
new products
bb generate 17,000 jobs directly and
provide homes for 200,000 by the end
of 2030
bb be a sustainable, world-class
technology hub – a “Silicon Savannah”
– and a major economic driver for the
nation, with a vibrant mix of businesses,
workers, residents and urban amenities
bb attract widespread investment from
both local and international bodies
wanting to establish themselves in the
new smart city
n
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Visualisation of Honey Comb Towers,
Kgale Lake City

State of the continent
bb Africa’s current population of
1.2bn is likely to double by 2050,
according to Gugu Cele, chair of
the summit.
bb If the population reaches the
expected level of 4.1bn by 2100,
the continent will be home to
one-third of the world’s
population, the UN Department
of Economic and Social Affairs’
Population Division 2017 Revision
of World Population Prospects has
predicted (https://bit.ly/28K8gkn).
bb The median age of Africa’s
population is 19.4 years, said
Eng. John Tanui.
bb By 2100 the world’s
population, which was 7.6bn in
2018, is expected to increase to
11bn. Six countries – four of them
in Africa – will account for half of
the increase: India, Nigeria, the
USA, the Democratic Republic
of Congo, Tanzania and Uganda,
according to the estimates of
the UN’s 2018 Revision of World
Urbanization Prospects
(https://bit.ly/2MzbpqM).
bb More than two-thirds of the
world’s population is likely to be
living in urban areas by 2050,
compared with 55% today. More
than 90% of future population
growth will take place in the major
cities of developing countries,
again according to the UN’s
Population Division.
bb By 2034, Africa is likely to
have a working-age population
of 1.1bn, exceeding that of Asia.
By 2060, the same number of
Africans will be in the middle
class; this is another finding in
the UN 2017 Revision of World
Population Prospects
(https://bit.ly/28K8gkn).
bb The average population
density of Sub-Saharan African
cities is around 20,861 people
per square mile – more than
four times the Organisation for
Economic Co-operation and
Development’s average of 4,882
people – as cited in the working
paper Africa’s Urbanisation:
Challenges and Opportunities
from the sustainable growth
expert network Growth Dialogue
(https://bit.ly/2OIt90l).
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bb develop world-class infrastructure
and technology to enable research,
education and business through
ICT-enabled services.
The city will have a commercial district,
a university and schools focused
on producing graduates in science,
technology, engineering and mathematics,
its own 24/7 municipal infrastructure
with utilities data available on a public
dashboard and tracked for sustainability,
and a range of housing types and urban
amenities, all in a built environment of
LEED- or Green Star-certified buildings.
The US$3.5bn project is in the process
of attracting financial partners, with
US$800m in hand and 10% of funding
coming from the Kenyan government.

Kgale Lake City
In Botswana, K-Hill Property Development
is masterminding the country’s first
smart-city development just 10 minutes
from the centre of Gaberone. MD
Moatswi Sekonopo told the RICS
summit that Botswana is one of the most
educated countries on the continent,
thanks to the government’s policy of free
education for all from primary school to
university. With 24 the median age and
60% of the population under 30, internet
penetration is high – with more than 40%
having access to it at the last estimate
in 2016 – and mobile subscriptions grew
2,000% between 2000 and 2011.
Young, educated people want to live
in cities and expect a high level of ICT
functionality, said Sekonopo. “As a result,
Botswana and its cities must adopt smart
technology environments to cater for the
youthful population,” he said. The smart
cities concept is embedded in every
aspect of development and “harnesses all
available factors and data to achieve an
efficient and forward-looking city”.
Kgale Lake City will offer a range
of residential accommodation, from
luxury homes to studio apartments, all
Image © K-Hill Property Development

constructed using local materials as far
as possible and maximising the benefits
of Botswana’s year-round sunshine.
A commercial centre, hotels and a
conference facility will ensure it is a living,
working and shopping environment, but
the emphasis is as much on leisure and
recreation. There will be an artificial lake,
botanical gardens, sports facilities and
cycle tracks, an 18-hole golf course, a
place of worship – part of the land was
made available by the Catholic Church
– and a museum on landmark Kgale Hill
accessible by cable car, all linked by
secure fibre-optic internet.
As Sekonopo put it, “a smart city
should be like a human body with senses
that continuously and spontaneously
react to changes and needs”. Accordingly,
smart technology will constantly adjust
the energy-saving lighting to match
demand, protect the water supply by
monitoring consumption for residents
and businesses, measure electricity use,
track traffic in the city and adjust signals
to improve flow, monitor real-time parking
availability, and provide a high level of
interactive surveillance and security
for residents. The Kgale Lake City app
will provide a one-stop geographical
information system for visitors and, for
residents, offer news updates and enable
communication with the city’s managers.
The developer expects to secure
private-sector funding in the next
few months and then to start building
prototypes of the various homes
immediately after that. b
Roz Wrottesley is a former editor of the Land
Journal and a freelance journalist in South Africa
wrottesley.roz@gmail.com

Related competencies include
Economic development, Spatial planning
policy and infrastructure, Sustainability
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When the taps run dry
Cape Town was in danger of running out of water in April – a crisis many blamed
partly on climate change. Roz Wrottesley describes what it was like to live in a
major city during a severe drought, and how behaviours have changed as a result

I

It is raining in Cape Town
again – at last – allowing us to
think we might have avoided

becoming the first major city in
the world to run out of water.
Tonight, I will collect three
bucketfuls for my bath from
overflowing rainwater tanks,
feeling no guilt about my
preference for baths over
showers, especially showers
so brief that they don’t give
the water time to warm up.
Then I will heat one bucketful
using a Minigeza – an
oversized, plastic-encased

immersion heater – and have
the warm water I crave.
The rainwater tanks feed
three of our four toilets and
our washing machine, so
there will be plenty of water
for flushing and I will do all
the washing to ensure the
tanks are able to replace
what I use while the rain is
still falling. The fourth toilet
is disconnected from the
municipal water mains, but we

fill the cistern after every flush
using the watering can we
once used in the garden.
Life has changed forever in
Cape Town. At the beginning
of the year we faced “day
zero”, the date that the city
council estimated the taps
would run dry and we would
face queueing for a ration
of 25 litres per person per
day. At the time of writing,
we are experiencing rainfall
that is not above average but
is certainly better than it has
been over the same period for
the past three years, and the
dam levels are rising steadily,
reaching 62% full by the end
of August – double the level
for the same spell in 2017.

Water warning

Capetonians queue for water

Image © iStock

Experts began warning of a
four-year drought in summer
2017, following two unusually
dry winters in 2015 and 2016.
With the new year came the
wake-up call: temperatures
were climbing to the usual
summer highs and dams were
emptying steadily; in fact, the
collective level fell almost
5%, from 31% of capacity
to 26.3%, between 1 and 29
January alone.
Even more ominously the
largest dam, Theewaterskloof
– which holds 480,000m litres
or 41% of the water storage
capacity of Cape Town – was
at 16.8 % in mid-January. That
month it shrank by another
28,000m litres, or 5.9% of its
total volume. One prediction
was that Theewaterskloof
would be completely dry by
14 February.
Meanwhile, collective water
usage in Cape Town remained
OC TOBER/NOVEMBER 2018
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Dam during drought, Cape Town

“
“There is something

profoundly absurd in the
thought that we would ever
use drinkable water to clean
driveways, or flush toilets, or
to sprinkle over grass”

n stubbornly high – 618m litres

How Cape Town cut water consumption
While Cape Town has never managed to reach the city’s
sustainable consumption target of 450m litres of water a
day, the city did succeed in cutting back, more quickly than
both Melbourne, Australia and California, USA during their
recent periods of severe drought.
In February 2015, Cape Town was using an average
of 1.2bn litres of water a day. Three years later, after
the target for domestic use – the key to controlling
consumption – was reduced from 87 litres per person
per day to 50 litres, daily rates of total water use fell to
less than half at 516m litres per day. In a week of high
rainfall and low temperatures at the beginning of July,
consumption had dropped to an all-time low of 480m litres
per day.
In California ’s disastrous drought between 2013 and
2017, water consumption fell from a high of 521 litres per
person per day in August 2013 to a low of 387 litres per
person per day at the peak of the drought in August 2015
– a drop of 27%. During Australia’s drought from 2000
to 2012, the city of Melbourne reduced water usage by
almost half to an all-time low of 140 litres per person per
day in 2011, but it did take a decade to do so.
California began to slip back to its old, high-consumption
ways as soon as a 25% temporary conservation order was
withdrawn, but Melbourne was recording an average daily
consumption of just 166 litres per person per day in 2016,
four years after the official end of the drought.
In February this year, CBS News reported that
permanent water restrictions were being considered in
California, to impress on residents that “what California
is facing now is growing extremes in wet spells and dry
spells, not just the occasional drought”: a stark warning for
all water-scarce cities.
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a day in the week ending
15 January, against a target
of 450m litres per day – and
at the time of writing we have
still not reached that target,
although we have come a lot
closer. So in mid-January, the
city council started to put a
date on day zero: 12 April was
the earliest prediction.
Areas were identified for
200 water collection points
and a prototype – comprising
rows of water dispensers
like small petrol pumps – was
created on a sports field,
but most questions went
unanswered. How would
each of these primitive
arrangements serve 20,000
desperate people every day?
How would any working family
fetch the daily ration of 25
litres for each person in the
household? How would the
elderly, infirm or vulnerable
collect their water? How
would any but the strongest
people carry full 25-litre
containers, and where would
they obtain them?
The plan was to turn off
the taps in some areas and
not others – for example, the
informal settlements of Cape
Town, home to millions of the
poorest residents, were to
be excluded because water
consumption in these areas
is relatively low. The city
might be excluded too, in the
interests of commerce.
With this surreal scenario
unfolding, things started to
move quickly: the demand
for rainwater tanks, known
locally as JoJos after the
most familiar make, and for
small pumps soared; 25-litre

containers of all kinds
vanished from the stores
overnight; and truckloads of
five-litre bottles of drinking
water disappeared from
supermarkets. Small specialist
water shops, which once
catered for a few people
with a taste for filtered water,
had container-toting queues
outside their doors from
early in the morning, until
their supplies ran out. People
who had not yet invested in
a borehole or well point and
could afford to do so now
found themselves on a long
waiting list.

Aquifer dilemma
Pressure intensified on
the natural springs of the
Western Cape. There are vast
quantities of underground
water in Cape Town’s aquifer
systems, including the Table

Drought-stricken Cape Town
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Why here?
Unlike the rest of South Africa, the
south-west corner of the country has
a climate similar to the Mediterranean,
with relatively short, wet winters
and long, dry summers. Most of the
year’s rain falls between June and late
September. According to Kevin Winter,
Senior Lecturer in the Environmental &
Geographical Science Department at
the University of Cape Town, drought,
population growth and climate change
have all contributed to this crisis.
The university’s data shows that the
Cape has experienced three years of
unusually low rainfall, culminating in
last year’s exceptionally dry winter.
While a drought of this severity is a
once-in-300-years event, Winter told
the university-affiliated online news
agency GroundUp that a pattern
has developed of rain arriving in the

Mountain Group system that
stretches up into the Northern
Cape and more than 600km
across the country to Port
Elizabeth on the Eastern
Cape coast. According
to the Table Mountain
Fund, a conservation trust
that was launched by Sir
Edmund Hillary and Sir David
Attenborough in the early
1990s, the aquifers probably
contain seven times the

catchment areas later, falling more
erratically, and sometimes missing
the catchment completely. This he
attributes to climate change. “We have
to acknowledge that carbon dioxide
is finding its way into the atmosphere
and has reached a new high,” he said.
“This is a global system, so the bigger
systems are beginning to affect us.”
In fact, South Africa’s Water
Research Commission has been
warning of an impending water crisis
in the Western Cape since 1990, and
forecast that existing storage capacity
would be fully committed by 2007, so
water reclamation from sewage should
be considered.
The province dodged that deadline
by bringing the new Berg River Dam
– with a capacity of 130m litres –
into service in 2007, and the water

surface-water capacity of the
six major dams.
With careful management,
these are likely to be a
valuable resource for the
water-scarce future, but in
the meantime the springs
have become another spot for
queues, as well as a source
of income for the enterprising
unemployed who fill
containers and carry them to
cars. Only a few of the springs
produce drinking water and
are monitored regularly;
the others must be tested
privately or used for watering
gardens, car washing, sluicing
down pavements, cleaning
windows and so on.

The city’s response
When they are all operational,
alternative water-source
projects are expected to make
180m litres of water available
to Cape Town per day. Most
of the new supply, 150m litres,
will be groundwater, with
16m litres coming from three
temporary desalination plants,
10m from water re-use and
4–5m from two major springs
in Newlands and Oranjezicht.
Of course, groundwater
has always been an important
resource in rural areas, but a
Images © iStock/Shutterstock

reclamation proposal was never taken
up. Meanwhile, the population of the
Western Cape has increased 79% since
1995, from 2.4m to an estimated 4.3m
in 2018.
But water scarcity is a global threat,
according to the World Economic
Forum’s annual Global Risks Report
(https://bit.ly/2DiN58N); it has ranked
water crises above natural disasters,
mass migration and cyber attacks in
its risk hierarchy since 2015. A report
in National Geographic in March 2018
(https://bit.ly/2G2ZLOJ) said 14 of the
world’s 20 mega-cities, defined by the
UN as cities with populations in excess
of 10m, experience periods of drought
and as many as 4bn people live with
severe water stress for at least a month
every year, nearly half of them in India
and China.

huge spike in the number of
private boreholes in the city’s
suburbs and the city council’s
plans to drill into three of
the Cape’s many aquifers for
emergency drought relief have
caused concern.

Toilet etiquette
Without a doubt, most of
us have become more
resourceful, disciplined and
water-aware than we could
have conceived of three
years ago. In the mostly
patient queues we have
shared information, and some
misinformation, with complete
strangers on such delicate
matters as toilet etiquette –
having realised that flushing
is the number-one enemy of
water saving rather than an
inalienable right.
Other hot topics include
waterless household cleaning,
and the most efficient
methods of capturing grey
water from showers and
washing machines for
cleaning and watering plants.
As our gardens died, we learnt
to love cacti and appreciate
the resilience of weeds, to fill
flowerbeds with “Cape grass”
– that is, pebbles or stones –
and to pave surfaces where

previously there was
forever-thirsty lawn.
Darrel Bristow-Bovey,
a columnist for the online
newspaper Rand Daily Mail
(businesslive.co.za/rdm), said
it all when he described his
attitude to the crisis: “I think
being made aware of the
water, becoming conscious of
it, is an opportunity, a curious
kind of gift,” he wrote. “There
is something profoundly
absurd in the thought that
we would ever use drinkable
water to clean driveways, or
flush toilets, or to sprinkle
over grass, no matter how
full the dams. I think such a
restriction is good for the
water supply, but it’s also
good for our souls.” b

Roz Wrottesley is a former editor
of the Land Journal and a freelance
journalist in Cape Town
wrottesley.roz@gmail.com

Related competencies include
Legal/regulatory compliance,
Management of the natural
environment and landscape,
Sustainability
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With health and well-being an increasingly
important consideration in towns and cities,
Yvonne Rydin and Helen Pineo discuss an
RICS insight paper showing how surveyors can
contribute to healthier lives

Fitter cities

W

hile high-income
and low- to
middle-income
countries face very
different health and
well-being problems
– with issues of
clean water and sanitation pressing for
the latter group – there are a range of
shared priorities. These include the lack
of opportunities for physical activity in
daily life; noise and air pollution; limited
access to affordable housing;
ill-preparedness for the impacts of
climate change; poor thermal comfort
and air quality inside buildings; restricted
access to green spaces; the importance
of designing for groups with special
needs such as children, the elderly and
disabled people; and the value of learning
from communities about their perceptions
of health and place.
The first important point is that much of
the work of surveyors has implications for
health and well-being in towns and cities.
Design, development and management
of the built environment can help improve
health in a variety of ways (see Figure 1).
bb It can reduce pollution of all kinds
– such as airborne pollutants and noise –
both indoors and outdoors.
bb Active transport – cycling and walking
– can be promoted and the conditions for
use of public transport fostered, rather
than reinforcing reliance on the car.
bb Better land-use mix in and
connectivity across urban developments
can become a way to generate a sense of
local community.
bb Green spaces and parks can be
incorporated, bringing physical and
mental benefits, while the associated
greenery and water features can
combat the urban heat island effect that
exacerbates heatwaves in cities.
bb Incorporating elements of urban
agriculture may tackle problems of
access to fresh fruit and vegetables and
promote better diets.
18 OC TOBER/NOVEMBER 2018

Almost all the elements of a development
proposal and management plan can
be interrogated for their potential
contribution to improved health and
well-being. There are many cases
where an alteration will even bring
multiple benefits, as with the creation
of pedestrianised, landscaped areas at
the heart of new developments, which
encourage walking and sociability, provide
shade during heatwaves, allow moments
of peaceful reflection, and minimise the
impact of polluting road vehicles.

Design for health
But it is not just that surveyors could
contribute in theory: there are also
compelling reasons why they ought to
do so. For instance, there is increasing

The Parkroyal on Pickering hotel in Singapore.
Many urban planners now weave greenery
throughout the city, using strategies such as
green roofs, vertical gardens or green walls
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evidence – particularly among prime
property – that the incorporation of
features contributing to health and
well-being also brings a financial return in
terms of rental and capital values.
This link can be seen, for instance,
in the way that productivity in office
environments is boosted by features
such as views of greenery, use of natural
materials and natural light and ventilation.
Property owners and tenants alike are
increasingly recognising the benefits of
design for health and well-being and this
is influencing market prices and rents.
Ensuring that a development or
building meets high standards of design,
construction and management for
health and well-being is also relatively
easy. Indeed, well-established building
and development standards such as
BREEAM and Leadership in Energy and
Environmental Design (LEED) already
incorporate criteria to assess this.

Healthier standards
The Cities, health and well-being insight
paper (www.rics.org/citieshealthwb)
compared these standards with the
WELL Building Standard and found
that more than a third of the issues
covered in the latter were already
present in BREEAM and LEED. The main
deficiencies in the broader standards
were in issues concerned with water,
nourishment and mental well-being.

RI CS LAND
JO UR NAL

Figure 1
Physical urban environment factors affecting health and well-being

If a developer, investor or occupier
wishes to move beyond these
well-established criteria for buildings,
then, they could consider adopting
the WELL or Fitwel standards. Using
such standards not only demonstrates
commitment to health and well-being
but also provides a structured means of
ensuring that the different dimensions of
this agenda are taken on board.
At the broader scale of
neighbourhoods or local authorities,
there is also scope for using health
impact assessments to consider how
plans, policy and strategies might affect
health and well-being and the extent
to which this agenda is being adopted.
Mirroring systems such as environmental
assessment, these are generic methods
for systematically considering health and
well-being impacts for proposed urban
development pathways. The advantage is
that the earlier that health and well-being
are incorporated into the planning of a
locality, the easier it will be to achieve
beneficial outcomes and avoid incurring
costs. New facilities such as transport
networks, energy supplies, water and
green infrastructure can all be more
readily integrated at an early stage of
planning, and this can then guide specific
development and building projects.

and health features. The project includes
three office towers, a retail mall and three
residential towers with 429 apartments,
surrounded by public space, and aims
to provide trees, green walls and roofs
and urban farming to reduce the urban
heat island effect, support biodiversity,
manage rainwater and encourage
community gardening. The project also
includes plans for active transport,
social interaction, indoor air-quality
improvements and biophilic design. The
three office towers are registered for the
WELL Core & Shell Certification, which
they aim to fulfil with, for instance, the
provision of showers, lockers and bicycle
storage facilities.
On a smaller level, the insight paper
also gives examples of health-promoting
design in buildings or at street scale. For
example, offices and public buildings
may encourage occupants to be more
physically active by ensuring that stairs
are visible and providing sit–stand or
treadmill desks. In London, Southwark
Council’s Tooley Street office and the
NHS Health Education England office
have signage encouraging the use of
stairs, with the former offering details on
calories burned per floor, and the latter
playful art to remind occupiers of the
benefits of using stairs rather than the lift.

Positive projects

Six steps

The insight paper highlights some recent
development projects in France, the USA,
Singapore and the UK at multiple scales
that incorporate health-promoting design
features. For example, the Paya Lebar
Quarter is a Lendlease development in
Singapore that integrates sustainability

So how can surveyors engage with this
agenda in their next project? The insight
paper suggests six steps.
1. Understand your clients and their
requirements for health and well-being.
This may involve gathering and consulting
public health evidence, looking at

employer’s survey data and engaging with
residents and other occupants, giving a
new perspective on the way public health
is important to your clients.
2. Remember that some residents or
building occupants are more vulnerable
and require special consideration.
This involves thinking about how design
standards could meet different needs in
a building and development; vulnerability
in this case may relate to age, physical or
mental health and other disabilities.
3. Determine the appropriate policies,
design strategies, materials and
technologies taking health and
well-being into account. There may be
a variety of ways in which changes to the
details of a development can enhance
health and well-being. Incorporating them
early on during the planning and design
process can make them easier to adopt
and will reduce costs. There may also
be benefits for other objectives such as
energy efficiency.
4. Arm yourself with data about the
costs and benefits. It is always
important to remember the financial
implications, although many ways of
contributing to health and well-being are
cost-neutral or can be achieved with a
short payback period. Demonstrating this
will reassure clients that they are making
a worthwhile investment.
5. Consider using a building standard.
Such standards are already part of
normal business practice in urban
development, and adopting a standard
with a clear health and well-being
perspective is a simple way of taking the
public health agenda on board.
6. Identify metrics to measure your
success. Maintaining a record of how
contributions to health and well-being
have been achieved, their costs and
their benefits can help build the case
for further engagement with the public
health agenda. b
Yvonne Rydin is Professor of Planning,
Environment and Public Policy at the Bartlett
School of Planning, University College London
y.rydin@ucl.ac.uk
Helen Pineo is Associate Director, Cities at BRE,
and from September has been a lecturer in
Sustainable and Healthy Built Environments at
the Bartlett Faculty of the Built Environment,
University College London
helen.pineo.15@ucl.ac.uk

Related competencies include
Design and specification, Masterplanning and
urban design, Sustainability
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Boscole Verticale, Milan

Rapidly improving digital tools and online
technology are transforming environmental data
collection and assessments. Mark Elton and
Ben Blowers explain the impacts these will have

Collect and
connect

P

rotecting the
environment requires
a thorough knowledge
of its characteristics,
quality and the way
it changes over
time. Only when we
understand the environment fully can we
maintain and enhance it while managing
the impacts of development.
But with technology improving at a
rapid rate, the environmental planning
sector is engaging with new tools and
techniques that allow us to collect better
information about the environment more
regularly and accurately.
Currently, depending on their size
and scale, development projects are
either accompanied by an environmental
statement or by a series of technical
reports on issues such as air quality,
noise, ecology, lighting, flooding and
ground conditions. The survey data
collection and assessment work for
each project is completed as part of the
planning application process and then
made publicly available via local authority
planning application websites.
However, technical reports and
data are only accessible as PDFs and
therefore of limited value to those
looking to validate, monitor or report the
cumulative environmental implications
of various development projects over a
specific area. Companies such as Land
Insight (www.landinsight.io) and Urban
Intelligence (http://urbanintel.io) are
doing an excellent job of making
planning application and policy data
more accessible and searchable online,
but they still only offer a link to the PDF
planning documents rather than access
to the original data.

Digital transition
Over the next five years, we will see a
step change in the environment and
20 OC TOBER/NOVEMBER 2018

planning consultancy sector. Technical
consultants used to working in a
specific discipline such as environmental
impact assessment or ecology will have
to understand digital tools for data
collection and management.
At present, we need to overcome
issues with the format and standards of
data submission and collection, and get
to grips with the platforms for managing
and maintaining the data after it has
been reported online. However, once
consensus is achieved, the sector will
continue to move away from Word and
PDF reports towards using online tools
and mapping.
Stakeholder engagement and public
consultation associated with the planning
process will also benefit from increased
use of online mapping tools such as
ESRI Story Maps (https://bit.ly/1X8Bkl4)
and from the potential to link with other
platforms such as Twitter and WhatsApp
to get immediate consultee feedback
during the planning application process
and later when monitoring construction.

Lessons from other sectors
The good news is that this innovation
and change is not happening in isolation.
The environmental sector can learn
considerable lessons from the digital
processes already being tested in the
planning, building management and
facilities management (FM) sectors.
Future Cities Catapult has been at
the forefront of research into digital
innovation in the UK planning system
(https://futurecities.catapult.org.uk), a
system it describes in its current form
as “using 19th-century governance and
20th-century tools to tackle 21st-century
problems”. It is therefore supporting
various start-ups and new ideas in four
main areas:
bb data-informed planning
bb flexible planning

bb improving users’ experience of
planning applications
bb increasing citizen influence.
For example, Create Streets
(http://dev.createstreets.com) uses a
ground-breaking analysis of big data for
British cities to show how the value of a
place is influenced by a wider range of
factors than economists and planners
have typically realised (see Land Journal
April/May, pp.12–14).
It is also working with SpaceSyntax in
Greenwich (www.spacesyntax.com) to
trail StreetScore (www.streetscore.net), a
project that aims to provide an objective,
evidence-based and comparable
evaluation of the place quality of
individual streets.
In the FM sector, tools such as Spaceti
(https://spaceti.com) are already being
used to combine indoor location and
environmental sensors and analyse
various indicators in real time over the
long term, in order to understand how a
space is used.

Managing survey data
Our ecologists are using the latest
technology to inform their reporting
and advice on habitats and species.
Smartphones are now equipped with
highly accurate and useful tools,
responsive touch screens and internet
Image © Shutterstock
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connectivity. This means they can
process demanding tasks and collect
data whether using their built-in sensors
such as cameras, GPSs and microphones,
or external plug-in or Bluetooth devices
such as laser distance-finders or extra
high-resolution GPS units. Integration
with GIS mapping and development of
an ecology app has enabled effective
measuring and reporting of ecological
data in the field, as well as allowing us to
view different base maps with the GPS
location overlaid.
Drones have become increasingly
important for ecological surveys in the
land-use and planning sector in recent
years. They offer very high-resolution
imagery, close-up inspections of
inaccessible features, 3D models and
hyperspectral imaging; the latter can
show more than standard aerial imagery
thanks to the additional colour bands
that are captured using the advanced
camera lens. Plants and habitats can
be identified through spectroscopy and
vegetation health recorded. Although
satellite imagery is available, it is generally
much lower in resolution than that of
drones, and its drawbacks include images
being taken at the wrong time of year –
for instance, wanting to see vegetation
in winter when vegetation is dead, or to
examine river shoreline features during a
high spring tide.

Not only has this technology provided
ecologists with an accurate and efficient
way of recording and reporting ecological
surveys, it also gives an opportunity
for clients to access all ecological data
and reports for their sites across the
UK. They can now monitor biodiversity
improvements over time and provide
data for corporate social responsibility
reporting as required.

Data tackling climate change
In the past, it has often been wrongly
assumed that we cannot tackle climate
change and promote development at the
same time. Better understanding of the
environmental impact of development,
long-term mitigation measures and
improved data collection mean we
are now seeing more environmentally
responsible developments.
Research has shown that human
beings are healthier and happier living
and working in green areas, which offer
improved air and water quality and
access to nature. Developers often find
that the prices of their developments
can increase when the environment is
given careful consideration, and that
any investment made with ecological
understanding and enhancement is
repaid many times over through a rise in
property prices due to the desirability of
green areas.

Projects such as the Boscole Verticale
or Vertical Forest in Milan (see image,
left) are being built in the centre of cities
to help tackle climate change. Thousands
of trees and plants grow up this tower
to create the equivalent of a 14,000m2
forest in what would otherwise be a
concrete, steel and glass block. Each
vertical forest has its own microclimate
that regulates humidity, absorbs carbon
dioxide and produces oxygen. In addition
to these direct improvements to quality
of life for humans, vertical forests bring
suitable habitats for birds, bats and
insects. This supports biodiversity and
is also beneficial for humans, given that
integration with nature improves mental
states and increases feelings of positivity.
It is common to see development
projects with zero carbon or zero
emissions and positive biodiversity
targets, aligned with green open space
and active travel measures including
cycling and walking. As this becomes
the norm, we will see data collection and
longer-term monitoring of environmental
impacts such as landscaping, air quality
and biodiversity catch up with design
and planning sectors. Ultimately, this will
provide vital evidence of how we can
develop schemes that can start to tackle
climate change. b

Ben Blowers is Principal GIS Consultant and
Mark Elton is Director, Environment at WYG
mark.elton@wyg.com
ben.blowers@wyg.com

www.wyg.com

Related competencies include
Big data, Environmental management,
GIS (geographical information systems)
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Community Forests and the Woodland Trust have put forward a bold proposal
for new forestry in the north of England. Paul Nolan, Michael Norbury and
Tom Butlin explain the vision and the challenges

Northern forest takes root

T

he Northern
Forest is a
25-year initiative
supported by the
UK government to
plant 50m trees
across the M62
corridor. Stretching
from Liverpool and Chester in the west to
Hull in the east (see Figure 1), the forest
will require an estimated investment of
£500m but could also generate natural
capital benefits of £2.4bn or more. The
Northern Forest builds on Community
Forests’ and the Woodland Trust’s record
of planting millions of trees and the
wide-ranging partnerships they have with
the public, private and community sectors
to offer an environmental complement to
plans for the Northern Powerhouse.
Currently, more than a million
companies create 18% of England’s
GDP in the area the forest will cover.
There are 13m people living there, and

the population is due to rise by 9% in
the next 20 years. Yet a combination of
industrial legacy and business as usual
has meant that the north faces a nexus of
environmental challenges.
Cities such as Liverpool rank in the
bottom 10 in the UK for air quality, while
Leeds and Greater Manchester suffered
millions of pounds of losses from 2015’s
Boxing Day floods. Meanwhile, climate
change predictions suggest that urban
heat island effects will be compounded
in our cities, with monsoon-like rainfall
events predicted to increase in intensity
and rate. Much of the north’s resilience to
natural hazards has been lost, with
tree-felling rates outstripping planting.
The Northern Forest is supported by
the government’s 25-year environment
plan, but it is also an effective response
to the Natural Capital Committee’s call
to plant 250,000ha of new woodland in
and around our towns and cities. The
government’s industrial and clean growth

Figure 1
Targeting of tree planting for Northern Forest.

strategies both seek increased natural
capital aligned to sustainable economic
growth. The arrangements for land
management support after Brexit are also
likely to focus on improving such capital
and will be crucial to the forest’s success.
The initiative will prompt discussion
about how trees and woodlands might be
supported by a new land management
programme in the north of England.
The rationale for the Northern Forest is
simple: there is a strong and developing
evidence base that increasing tree
and woodland cover can help address
a wide range of socio-economic and
environmental issues and provide a
range of benefits. There is an urgent
need to improve air quality, reduce flood
risk and tackle health inequalities, to
increase connectivity between habitats
and improve resilience in the ecological
systems in and around our towns and
cities. The Northern Forest is designed
as an environmental programme
to complement the £75bn of hard
infrastructure development planned in
the coming years, to improve quality of
life and place for those living and working
there and enhance ecological networks.

Valuing trees

White Rose Forest

HEYWoods

Leeds

M6

We can monetise some of the Northern
Forest’s benefits, and there are many
tools for specific or more general use in
assessing natural capital values. A recent
assessment of such tools identified and
described 140 different models
(http://bit.ly/2LKJj8v).
In developing the Northern Forest
evidence base and prospectus, we used
the GI-Val tool to provide indicative
economic values for the planting of 50m
trees. This suggests that the forest will:
bb increase the north of England’s
gross value added (GVA) by £1.3bn (see
Figure 2)
bb raise property value in the north of
England by £2.4bn
bb lead to wider economic benefits
of £2.4bn.
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2

Manchester
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Source: Crown/OS
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Fewer

More

RICS has also published research on
natural capital, including the Insight
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Figure 2
Expected GVA uplift from the Northern Forest.
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paper Value of natural capital – the
need for chartered surveyors
(www.rics.org/valuenaturalcapital) and
a planning tool for natural capital.
Other recent reports on natural capital
have included Natural Infrastructure
Schemes in Practice from environmental
think tank Green Alliance, which
estimates that £4.7m profit could
be made if there is a transition from
business as usual to such schemes
(https://bit.ly/2gZW4Oa).
There are 650,000 new homes
projected to be built across the Northern
Forest area. A study by BE Group for the
Mersey Forest, Green Infrastructure –
Added Value (https://bit.ly/2OQ9BrQ),
showed how well-planned green
infrastructure could transform the
financial viability and profitability of some
development projects. RICS is also
currently developing a paper on the
factors that have an impact on the market
and investment values of natural capital.
Northern Forest, if well planned and
implemented, could provide a setting for
high-quality, sustainable homes that help
to stimulate the local economy and meet
the aspirations of a revitalised north of
England, which could match the south of
the country’s GVA and productivity.
It has been suggested that surveyors
may not yet recognise the monetary value
of natural capital and, at present, it does
not play a part in the Red Book valuation

process. Indeed, environmental charity
the Sylva Foundation recently asked
landowners and agents whether they
knew the economic value of their land
for any of the following ecosystem
services: pollination; soil erosion
protection; water flow regulation; culture;
carbon storage or sequestration; and
recreation. In all cases, the majority of
respondents – in the range of 76–85% –
did not know or were uncertain
(https://bit.ly/2fLZaWx).

Making it happen
Paying the £500m price tag for the
Northern Forest will be a challenge, and
a mixture of traditional and new funding
mechanisms and resources will be
required. Planned investment in housing
and transport infrastructure linked to the
forest can also play an important role: an
investment in natural capital of 0.5% of
the £75bn of planned investment in built
infrastructure will secure 70% of the
funding required.
New funding for new forestry
schemes that focus on locking up
carbon has already been launched by
the Forestry Commission. These
targeted schemes may continue and
develop if, as seems likely, there is fear
that national targets for carbon
reduction will not be met.
New mechanisms and ideas are being
explored to bring in long-term funding

for the Northern Forest. We have also
considered the technological changes
that are taking place, or which are likely
to take place; the use of drones to
appraise land and inform planting and
maintenance of trees while monitoring
and measuring natural capital is now
possible, and a commitment to the
Northern Forest plan would enable
investment in developing this technology.
The government’s A Green Future: Our
25-Year Plan to Improve the Environment
(https://bit.ly/2CTW7VH) sets out an
ambition to increase natural capital
and hand over a better environment to
the next generation. Of the plan’s 44
objectives, one is increasing woodland
cover in England to 12%, and Northern
Forest will help achieve this. Meeting
the challenge to the plant 50m trees for
the forest will require partnerships and
the perseverance of multiple agencies,
landowners and stakeholders. b
Paul Nolan, Michael Norbury and Tom Butlin
work for the Mersey Forest in strategic
management, hydrology and GIS respectively
mail@merseyforest.org.uk

Related competencies include
Forestry and woodland management
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Griff Dixon was given a beekeeping awareness
course as a birthday present in 2014 and, encouraged
by a Land Journal article on pollinators, he has
since developed from a novice to an accomplished
beekeeper, as he recounts here

Hooked by the
waggle dance

I

attended an awareness
day about beekeeping at
Thornes in Lincolnshire
in 2014, having had
a ticket to this as
a birthday present,
and was astonished
to find more than 60 other budding
apiarists there. I found that watching
the hierarchical bee colony working to
keep the queen happy and making sure
they expanded and flourished as they
prepared themselves for continued
survival was fascinating.
Seeing honey bees do the waggle
dance, which tells others the directions
and distance to food, is amazing. How
other bees understand this is incredible,
but once they’ve found forage and told
all their mates about it, there will be
hundreds having a go.
I gave myself three years to get into
the craft so that, on retirement from my
job as a contaminated land consultant,
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I could take my newly learned skills
forward, perhaps on a commercial basis.
So after the awareness day, I contacted
the Nottinghamshire Beekeepers
Association (NBKA) and booked for its
beginners course in February 2015. Being
impatient – not actually a good trait in a
beekeeper – I managed to purchase my
first nucleus of honey bees and set them
up in a Cedar self-assembly hive.
I quickly learned that you need a
second hive on stand by to catch your
first swarm, which is made up of your own
honey bees and your old queen once they
have outgrown their space. In your first
year, you also need a mentor to take you
through the regular inspections so you
can build confidence and manage the
hive competently.

Rewards
Confidence in handling honey bees can
take time, especially in the first year
when you only have the one hive and are

concerned about accidently making it
queenless, or that you will miss identifying
when the bees want to start swarm
preparations. But the rewards come
when you extract your first honey crop
and experience the sticky mess it makes,
and the amount of cleaning that follows,
which all add to your understanding of
what being a beekeeper is about.
You need to be highly organised in your
management – leave things too long and
problems can occur. Good management
of honey bees is highly important as the
season only lasts around six months and
you need a plan to meet your objectives.
My first season was difficult: this
is when you require determination to
manage your honey bees rather than let
them manage you. It can take time to feel
that you are in charge of the hive. After
extracting the honey crop, you put the
smaller honey box – the “super” – back on
and the bees pick clean any honey that
has been missed and store it for future
use. If you are careful and manage your
bees well, you can get up to three honey
crops in the year.
In the autumn, the drones get thrown
out of the hive to save its food supply
and the queen lays winter bees, which
are smaller but will last longer and eat
less. The beekeeper must start to take
measures to control for the varroa mite,
which is parasitic on honey bees, using
suitable treatments that are placed in
the hive, vaporised around it or trickled
between the combs.

Winter
Over winter the bees cluster together
to keep warm and look after the queen.
They require a lot of energy as they
vibrate to keep warm, and the outer
bees take a bit of the stored honey and
pass it in to keep the energy levels up.
The cluster can move through the hive
following the food.
It’s the beekeeper’s duty to visit over
winter and heft the hive to see whether
it still has food in it. Top-ups are made
by placing fondant on top of the cluster,
which keeps the bees going. Around
February, depending on the weather,
the queen can start laying again and the
cycle begins anew.

Swarming
The hive can decide to swarm either
because the queen has got too old and
Images © iStock/Griff Dixon
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her pheromone has become weak or
there is no space for her to lay. Checking
the hive every week during the active
season for signs of queen cups or cells
is essential, although these can be
easily missed, leading to half the hive
disappearing and your queen with them.
The new queen cell they have left behind
can then take time to develop.
I had many ups and downs in my
first year that unfortunately led to
the starvation of my original colony in
early 2016, which I subsequently lost.
Unperturbed, I started again with another
nucleus of bees, and managed to expand
with two hives and three nuclei later that
year. The two hives were in my garden
with the three nuclei located in another
beekeeper’s apiary. That winter, I tried
extra hard to make sure they survived –
and they did.
The 2017 season started well, with
the two hives flourishing very early in my
garden. I had already planned to relocate
to a local farm whose farmer was keen to
see whether the oilseed rape crop would
benefit from the presence of my bees.
During the season, I aimed to increase
the number of hives I was managing to 10,
but could only reach eight. I had one very
weak hive that was overrun with wasps,
in spite of my narrowing the entrance to
give the guard bees a better chance of
repelling them.

At the end of the oilseed rape season,
I took off a lot of honey but did not move
the hives to better foraging as some
beekeepers do, which meant that the
bees required a bit of sugar syrup feeding
to keep their stores up. The farmer was
really pleased that his oilseed rape yield
was the biggest in the area, and was
encouraging me to keep the bees on
his farm, so we planned on where to put
them next year.

Heather
I decided to try “going to the heather”, as
you don’t get anywhere unless you learn
from experience. I went to Chesterfield,
to the secret location where NBKA
members take their hives.
At 6a.m. I strapped up two hives and
stuffed their entrances as the bees were
not yet active, then drove very carefully
for an hour. On arrival I offloaded them
and opened the entrances. Four weeks
later, the hives were like concrete blocks.
So this was something new I learned –
especially the extraction method, which
relies on crushing rather than spinning
out the honey.

This season
In 2018 I have been managing two
apiaries of 10 hives each, located next to
the oilseed rape. I got an amazing oilseed
honey crop, with hawthorn and chestnut

in the second crop as well that I am still
extracting. At the time of writing, I am
about to take six hives to the heather for
the third honey crop of the season.
I was also lucky enough to attend the
2018 trip to Denmark of the Bee Farmers
Association, the UK trade association for
beekeepers (http://beefarmers.co.uk).
These bee farmers specialise in different
areas: some breed queens, some sell
boxes of bees and nucleus starter hives,
while others sell honey both in jars and
in bulk.
There are not enough beekeepers
or commercial businesses to keep up
with the UK market’s demands. The
Bee Farmers Association is the voice
of professional beekeeping in the UK,
representing around 450 businesses, and
its members produce honey throughout
the country for both wholesale and retail.
The association also provides contract
pollination services to growers. Its
objectives are to increase UK honey
production and availability by recruiting
more bee farmers as well as by
increasing the productivity of bee
farming businesses.
Anyone who is interested in becoming
a beekeeper should first contact their
local beekeeping association, details
of which can be found on the British
Beekeepers Association website
(www.bbka.org.uk). b

Griff Dixon FRICS is a chartered environment
surveyor and Director of Griff Dixon Associates Ltd
and Honorary Secretary of the Nottinghamshire
Beekeepers Association
griff@norwellapiary.co.uk

Griff was inspired by the article “A helping hand” in
Land Journal July/August 2016 by Claire Carvell,
Adam Vanbergen and Lynn Dicks, which looked at
managing farmland to encourage pollinators
http://isurv.com/helpinghand
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The author and some of his
hives in different locations
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Management of the natural environment
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Working for waders
As conservationists warn about the decline of wading birds across the UK,
Julia Stoddart looks at joint actions being taken to reverse falling numbers
and the important role that land managers can play

B

reeding bird index
figures published
earlier this year by
Scottish National
Heritage and the
Scottish government
(http://bit.ly/2ATOYIc)
state that 10 out of 17 upland bird species
surveyed have shown worrying declines
since the 1990s, with curlew numbers
falling by 62%, lapwing by 63%, golden
plover 43% and oystercatcher 44%.
Scottish Natural Heritage (SNH) has
said curlew and lapwing populations in
particular are reaching crisis point.
But this decline is not inevitable if
positive action is taken now. Working
for Waders (W4W) is a collaborative
partnership project that aims to halt and
reverse the decline in breeding wader
populations across Scotland. Current
partners include Scotland’s Rural College,
the Royal Society for the Protection of
Birds, the British Trust for Ornithology,
Scottish Land & Estates, the Scottish
Association for Country Sports (SACS),
the British Association for Shooting
and Conservation, the Game & Wildlife
Conservation Trust, the James Hutton
Institute, the Heather Trust, SNH and
individual estates and gamekeepers, as
well as interested members of the public.
These project partners believe that by
working together, pooling knowledge and
expertise and taking innovative steps, we
can halt the decline and help these birds
to recover.

Reasons for decline
A number of UK-wide factors are
responsible for dwindling wader
populations, including climate change,
removal or fragmentation of habitat
due to development or afforestation,
and disturbance from activities such
as walking dogs off the lead, cycling,
horse-riding and wild camping. Research
indicates that the most important drivers
of the decline are habitat management
and predation.
Waders need appropriate habitat
for shelter, food and nesting, and in
general, this means moorland, rough
26 OC TOBER/NOVEMBER 2018

Oystercatcher and chick

grazing, pasture, marsh and other wet
areas. Alongside these requirements,
predators whose populations are
abundant – including mammals such as
foxes and some corvid species – have a
disproportionate impact on vulnerable
wader populations.
The W4W partners aim to collate
research and other material on waders
and make current management advice
available to people who can effect
change on the ground. We will also
use adaptive management, a process
whereby successful and unsuccessful
actions are identified through trials. In
this way, best practice evolves and is kept
relevant and targeted.
Quality scientific research is essential,
as is community evidence gained
from practical experience. Combining
the two, a principle established by
the Understanding Predation project
previously run by the Moorland Forum,
is considered the most appropriate
approach. While W4W is focusing on
Scotland, similar wader conservation
initiatives have been started around the
UK, reflecting the national significance of
the problem.

survive and breed successfully. Wherever
you are based, there is information on
how to do this.
Strategies include, for example:
bb avoiding afforestation on sites where
waders breed
bb being aware of the likelihood of
livestock trampling on nesting sites
bb avoiding destruction of nests when
managing springtime grass
bb taking a targeted approach to corvid
trapping and fox control during the wader
breeding season
bb where possible, enhancing breeding
and foraging habitat with wet areas, using
extensive and mixed grazing regimes and
cutting grass later in the summer.
Waders may only recover if we, as
land managers, allow them to. Waders
are intrinsically valuable, but a healthy
environment with robust biodiversity
would have stable populations, so their
decline is a clear warning that our
environment is not in an optimum state.
While some threats to waders are
beyond our immediate control, land
managers do have the opportunity to help
waders recover from damage caused
by previous and ongoing human activity,
and to improve our wider environment.
By using our profession’s expert skills,
experience and knowledge, we can make
the vital difference that will help wading
birds thrive. b

Julia Stoddart MRICS is Head of Policy at SACS
julia.stoddart@sacs.org.uk
www.sacs.org.uk

www.workingforwaders.com
info@workingforwaders.com

Role of land managers
Critical to the rescue of waders in the
UK, however, is action by land managers.
Whether you are a hands-on, practical
manager or you occupy a strategic
management position, consider how you
can make decisions that help waders
Image © Patrick Laurie

Related competencies include
Management of the natural environment
and landscape

Water Conference 2018
27 November 2018

Date: 27 November 2018
09:00 registration
10:00 start
17:05 finish
Venue: Crowne Plaza Solihull
61 Homer Road, Solihull
B91 3QD
Prices: RICS Professional: £210
Non-RICS Professional: £270
All prices not inclusive of VAT
Group discounts:
Three or more places - 10% oﬀ
Five or more places - 15% oﬀ
Seven or more places - 20% oﬀ

Population growth, urbanisation, climate change and
development pressures all have a serious impact on
how we use water and it is clear that RICS professionals
have a key role to play in finding solutions to these
challenges.
Join leading experts from water companies, regulators
and government bodies as they discuss the future of
the water sector and the role that surveyors can play in
making the industry more resilient.
Highlights of the conference include:
• Delivering long term environmental improvement
• Natural Infrastructure Schemes in practice
• Water abstraction regime in England
• Know your riparian rights
• Roles and responsibilities of water companies

5

HOURS

• Statutory powers of water companies – a view from
undertakers and landowners
• Flooding, valuation and land

Visit the website and register at: rics.org/waterconference
Sponsored by

rics.org

A new perspective on aerial sur vey

D

c
V e r ti

al

O b li q

ue

d
-R e
ra
nf

Im

ag
Im

AR

Li

ag

ery

ery

One Flight | Four Products | Endless Possibilities…

u
C o lo

rI

Many UK cities already captured
BS0168AD/RICS/1018

The highly accurate and cost-effective survey solution

www.bluesky-world.com

01530 518 518

info@bluesky-world.com
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