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Foreword

for the realisation of such projects. 
That’s quite an important distinction 
– treating housing as its own 
infrastructure asset class changes your 
perspective on how and why it needs 
to be delivered.

We tasked Maria Shahid, a real estate 
journalist with 20 years’ experience 
of writing for the property sector, to 
discuss with eight business leaders 
from the housing and infrastructure 
sectors the idea that housing is an 
asset, which is key to unlocking the 
delivery of infrastructure. She shares 
her overarching findings on p6.

We have also canvassed public opinion 
via a YouGov survey and the housing 
industry’s opinions via our own survey. 
The surveys show how people feel 
about the delivery of housing and 

Research conducted for last year’s 
Perspectives on Infrastructure report 
led us to believe that housing is 
increasingly treated as its own asset 
class within a masterplan enabling 
developers, investors and the 
government to deliver infrastructure 
projects, or at least be the rationale 

gives an indication of what would 
influence communities to support new 
build projects. The results – which are 
a very interesting read – are on p8-9.

We hope you find this report 
interesting. If you have any questions 
or would like to contribute to the 
discussion, please do get in touch. 

“Housing is increasingly treated as 
its own asset class... That’s quite an 
important distinction – it changes 
your perspective on how and why 
it needs to be delivered.”

By Ross Polkinghorne
Partner
Burges Salmon
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There is broad agreement that mixed 
tenure schemes, where affordable sits 
alongside market rent housing, needs 
to form the basis of such schemes, 
and that this does not have to come 
at the expense of financial viability. 

Our interviewees note that modular 
housing methods, currently still 
in their infancy, could make such 
development schemes not only more 
cost-effective, but could also help 
deal with the skills gap faced by the 
construction industry.

It is felt that more needs to be done 
to tackle the grip that traditional 
housebuilders have on the market, 
with some noting that social housing 
needs to feature more prominently in 
the government’s proposed solution 
to the housing crisis. 

Local authorities with visionary 
leadership have been praised for being 
able to act as drivers in taking schemes 
from concept to reality. Indeed, one of 
the most positive messages to come 
from our interviews is that regional 
devolution is paying dividend. In 
particular, combined authorities are 

It has now been almost exactly a 
year since the government published 
its housing white paper Fixing our 
broken housing market, setting out its 
proposals to tackle the UK’s housing 
crisis. A raft of measures and cabinet 
appointments have followed since, 
and the need to create more housing 
is gaining political momentum.

Our interviews with key industry 
figures provide a glimpse at how the 
sector views government policies, 
the role of local government and the 
importance of infrastructure in the 
debate.

It is encouraging to note that our 
interviewees are very much in 
tune with the concerns raised in 
our YouGov survey on p8, where 
affordable housing and a strain on 
existing infrastructure have been 
raised as key concerns. 

A message that comes across loud 
and clear is that putting people 
and their needs at the heart of any 
housing development is vital, and 
that infrastructure provides the crucial 
link to make such schemes work. 

This process of creating placemaking 
schemes requires an understanding 
of locality including early and 
regular engagement with the local 
community. 

praised not only for the weight they 
were able to give to any conversations 
with central government, but also 
for providing more streamlined 
governance, which in turn can prove 
more attractive to investors.

Whilst the majority of our interviewees 
recognise current government 
initiatives as a step in the right 
direction, many feel that with the 
housing shortage now at crisis level 
a new policy approach is required, 
crucially one that takes it outside the 
political arena, with a cross-party 
commitment to tackling the issue with 
a long-term, workable plan.

This report can only provide a snapshot 
but we believe that it shows an 
industry that recognises its critical role 
in providing workable solutions to the 
significant challenges society is facing.

“A message that comes across loud 
and clear is that putting people 
and their needs at the heart of any 
housing development is vital, and that 
infrastructure provides the crucial link 
to make such schemes work.”

Summary

By Maria Shahid
Property journalist
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35% 
believe that more 
council housing

are the

42% of respondents believe 
that an increase in affordable 
housing and 

 46%
better transport

 40%
employment opportunities

Almost ONE THIRD  
of respondents oppose future 
development in their area 

BEST WAYS to improve 

YouGov 
survey

Industry
survey

 46%
medical facilities

Of those surveyed the 
percentage of respondents 
shown below would 
support construction in their 
local area if these social 
infrastructure incentives 
were emphasised 

Just under TWO THIRDS 
of that group say it’s due to the strain 
it will put on infrastructure

housing supply



73%  of 
respondents believe that 
housing should be a class of 
infrastructure in its own right

9

 40%
planning delays

 20%
lack of skilled workforce

 15%
lack of land 

60% of respondents 
believe that EV charging points 
should be compulsory in all 
new builds

Industry
survey

The housing industry 
believes that the main 
threats to the delivery of 
the government’s housing 
targets are:
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is about professionally built and 
managed homes being available 
to large parts of society across all 
ages, raising standards of living and 
providing greater choice.

“Affordability does not have to come 
at the expense of financial viability,” 
says Hughes. “These notions can be 
challenged by reinterpreting existing 
space standards as well as reassessing 
current construction methods 
through modular, off-site builds.”

In late 2016, L&G launched its 
modular housing business, which 
aims to deliver a new solution to 
the supply-side problems we face 
in the UK. The factory in Leeds will 
manufacture better quality, more 
energy and time efficient houses to 
rival conventional building methods. 
Hughes acknowledges that there can 
be misconceptions associated with 
such housing: “It is possible to avoid 
any stigma associated with factory 
manufactured houses by focusing on  
the precision-engineered quality.”

In Hughes’ opinion, a variety of 
tenures should form the basis of any 
good housing scheme: “We intend 
to build housing with different 
tenures – they will be tenure blind. 
We want the populace of every 

Bill Hughes was appointed Head 
of Real Assets at Legal & General 
Investment Management in 2012. 
L&G has already delivered over 
£12 billion of investment in UK 
infrastructure, direct investment and 
urban regeneration projects, and has a 
significant commitment beyond this.

Currently involved in 10 major urban 
regeneration schemes around the 
country, Bill Hughes explains: “A 
successful city needs good transport 
and energy infrastructure, as well 
as social infrastructure and housing. 
We are simply trying to procure 
the built environment within which 
society lives.”

“We concluded quite early on 
that we could make a useful 
commitment to transport, energy 
and social infrastructure,” he adds. 
“In our view, this is also important 
for the prosperity of the country, 
as it will help create employment 
and generate growth. Partnerships 
with local authorities will form an 
important part of this.”

“A whole range of tenures are 
needed in the housing sector. 
L&G has invested in student 
accommodation, in build-to-sell 
housebuilding, in the build-to-rent 
sector (BTR) and more recently in the 
later living space.”

L&G is investing about £1 billion in 
BTR schemes around the country, 
with the aim of providing what 
Hughes describes as an ‘affordable 
rental product’. “The BTR model 

scheme to be balanced and diverse, 
creating vibrant communities.”

The government’s recent regional 
devolution of power to combined 
authorities is in his view “one of the 
most exciting things to happen.”

“There are a number of cities that 
are underinvested in at the moment 
and this provides a new political 
imperative and dimension as to how 
that can happen,” he adds. “It’s 
too early to say to what extent this 
opportunity will be harnessed but I 
am encouraged that there is going to 
be productive dialogue.”

What of the future? Hughes is in 
absolutely no doubt that in 10 to 
20 years from now the UK will be 
looking very different. Although 
he applauds the government’s 
commitment to housing, he voices 
some concerns: “Young people have 
very little chance of getting on the 
housing ladder unless they have 
significant help and we need society 
to provide palatable options on how 
people live.”

Bill Hughes 
Head of Real Assets, Legal & General 

“The government’s 
recent regional 
devolution of 
power to combined 
authorities is one of 
the most exciting 
things to happen.” 
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benefits that are going to come with 
the development,” she says.

King acknowledges that when 
it comes to new development 
opportunities, and competing with 
larger developers for sites, there 
are challenges for the smaller social 
housing provider. “Our pockets 
aren’t as deep as larger providers. 
We are a boutique business, so the 
economics of a larger developer don’t 
apply to us. We have to be agile 
and know our markets really well. 
Quality is important in our investment 
decisions,” she says.

She acknowledges that housing 
associations have a role to play in 
destigmatising affordable housing:

“The problem is that there are 
preconceived views of what people 
living in affordable housing are like, 
which are not accurate. We seek to 
house the many people on lower 
and middle incomes who cannot 
otherwise afford to live in our 
operational area, but who are the 
lifeblood of the community – such as 
those who run our public services.”

Tackling the housing crisis requires 
not just an increased supply but 
more financial support to create local 
authority-led schemes, adds King.

Soho Housing’s Chief Executive 
Officer, Vivienne King, is charged with 
overseeing the housing association’s 
commitment to providing affordable 
residential accommodation in the 
heart of the capital.

As an organisation Soho Housing is 
completely self-funded and has built 
a commercial investment portfolio 
in central London. In addition to 
apartments at market rent, this 
provides an important revenue 
stream to sustain its charitable aims 
of providing affordable housing to 
the local community and those with 
genuine local connections. 

Soho Housing’s vision is refreshingly 
simple: it is to provide quality homes 
that people are proud to live in, in 
environments they want to be in 
and enjoy. 

“Housing and infrastructure are 
integral to each other,” explains King. 
“But we need to make infrastructure 
that supports and nurtures rather 
than destroys communities. London 
is a series of villages, all with slightly 
different personalities, and the people 
who live in those locations contribute 
to its character. When developing, 
you need to make sure you’re not 
destroying the personality of a place 
but are evolving and improving it.”

Consultation is key believes 
King: “You have to introduce 
your proposals in a respectful, 
nonthreatening way by building trust, 
so the local community can see that 
change can bring advantage. You 
have to be able to demonstrate the 

“You need to be flexible in how the 
housing crisis is tackled. Certainly, 
increasing supply is an important part 
of that solution and the government 
is clearly committed to that. The 
policy position is clearly there, but 
there has to be a blend of solutions 
and not just housing associations. 
There are some policy measures that 
the government could consider with 
private developers in order to loosen 
the grip of housebuilders on the 
trickle of supply.”

“It’s going to take a number of 
different implementation streams 
to resolve our housing crisis with 
a number of sectors stepping up 
to the plate. Housing associations 
are one. There is definitely a role 
for government to play. The 
government recognises its role to 
create more of a drive for housing 
and I would hope we can expect 
to see an environment where 
private developers are incentivised 
to create more housing.”

Vivienne King
Chief Executive Officer, Soho Housing

“When developing, you need 
to make sure you’re not 
destroying the personality of 
a place but are evolving and 
improving it.” 
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‘dormitories’ near stations. It’s about 
sustainability and the creation of 
communities.”

“We need to make sure that the 
schemes we are developing reflect the 
different parts of London that they are 
located in. So, a development in South 
Kensington would be different from 
say a development in Old Street. We 
need to understand the local context.

“Yes we have housing and financial 
targets and we also want to deliver 
improvements in the transport 
network but above all, we have to 
make places that work and connect 
into the areas that they are located 
in,” he says.

Craig adds that with its focus on 
long-term revenue generation as 
opposed to capital receipts, TfL has 
a vested interest in making sure its 
developments are successful. 

“Our twin drivers are ongoing 
operating income and overall 50% 
affordable, with a tenure mix that we 
agree on, on a site-by-site basis. We 
will build for sale, but with a view to 
generating long term revenue; there 
will be an increasing focus on the 
private rental sector.”

He acknowledges that TfL can’t solve 
the capital’s housing and economic 

Graeme Craig is Commercial 
Development Director at Transport for 
London (TfL), one of London’s largest 
landowners with a development 
pipeline across 75 of its sites. With a 
target to build 3,000 homes a year, 
half of which will be affordable, its aim 
is to raise a revenue stream to reinvest 
in London’s transport network. 

As part of this process, in 2015, TfL 
launched the Property Partnership 
Framework, appointing a panel of 
13 development companies whose 
expertise TfL can draw on to deliver 
pipeline projects through a series of 
joint ventures.

Craig is charged with the 
commercialisation of TfL’s real estate 
assets, an organisation that by its 
very nature, he says, understands the 
relationship between housing and 
infrastructure and its key role in shaping 
the capital: “We’ve got the ability 
on and around our own transport 
network to build the homes and the 
commercial space that can help London 
grow. We are aspiring to leverage the 
relationship between infrastructure and 
the development of the city. Housing 
delivery now sits as one of the core 
elements of TfL’s corporate scorecard. 
I have this notion that TfL should be a 
great London estate.”

For Craig, an awareness of locality 
and building sustainable schemes is 
vital if TfL’s schemes are to gain local 
acceptance: “If this is going to work 
it’s absolutely about placemaking and 
people, not just about building ugly 

issues by itself. Due to the high-profile 
nature of the organisation, one of 
its biggest challenges is managing 
expectations of what it can actually 
deliver on individual sites, partly 
through community engagement.

“We can’t solve London’s problems 
at every site but we can go a 
way towards solving them if 
you take the TfL portfolio in 
aggregate. The particular 
focus will have to vary site 
by site,” he explains. 

“So, for example in 
South Kensington, 
there is clearly a 
commercial opportunity 
there but the answer can’t 
be looked at only from 
a commercial point of 
view. We must respect the 
local context, and put our 
energy into community 
engagement.” 

“These are all high-profile 
sites immediately above 
transport networks in the 
heart of London. We’ve got 
to get it right. We cannot 
be involved in ongoing 
arguments at local level.”

Graeme Craig
Commercial Development Director, Transport for London

“Above all, we have to 
make places that work and 
connect into the areas that 
they are located in.”
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Sadek believes that the design and 
ethos of the Great Estates in London is 
one modern-day housebuilders would 
do well to emulate when planning 
such schemes: “You only need to 
look at places like Mayfair and the 
Grosvenor Estate, which has some of 
the richest real estate in the world, 
to see how good estate planning 
can work in practice. It’s about good 
design, layout and a benevolent 
stewardship. To me these models 
are far more interesting than what 
housebuilders are doing right now.”

While the government’s housing white 
paper, Fixing our broken housing 
market, published in February 2017, 
was a step in the right direction, 
Sadek is of the view that it didn’t go 
far enough in its final incarnation. 
“Volume housebuilders hold a lot of 
sway with political parties. What we 
really need is a wholesale revolution 
in housebuilding. The models we 
are using at the moment are broken 
and any solution using this model is 
doomed to failure,” she says.

Strong, politically stable local 
authorities hold the key to successful 
regeneration, in her opinion: “The 
current two-tier system at local level in 
place in some parts of the country is a 
powerful disincentive to development. 

Jackie Sadek is Chief Executive at 
UK Regeneration where she works 
on delivering urban regeneration 
throughout the country. When it 
comes to managing large-scale 
redevelopment projects and public-
private partnerships, there are few 
who can claim her level of experience. 
Until recently, Sadek was chair of 
the Constellation Partnership and 
was charged with the regeneration 
of Crewe, which, with the arrival of 
HS2, will benefit from direct trains to 
London in less than an hour.

Sadek is a firm believer in putting 
the community first on any scheme: 
“Real people are at the heart of 
regeneration,” she says. “HS2, for 
example, is not just a fast-link train, 
it’s about economic development and 
improving real people’s lives. We need 
our town centres to be repurposed 
for people.” 

To make a redevelopment scheme 
work requires a multitude of elements, 
she adds: “You need homes, you 
need infrastructure, you need work, 
and you need a sense of wellbeing 
and place. As an industry, we are 
disassociated from the public. When 
it comes to creating a community, the 
experts on the place are the people 
who live there. The more I work with 
the existing community on a project, 
the better the result. You really need 
to put them at the centre of the 
project. All stakeholders on a scheme 
need to be properly consulted and 
engaged with. That’s really where I 
differ from other housebuilders.”

Jackie Sadek
Chief Executive, UK Regeneration

“What we really 
need is a wholesale 
revolution in 
housebuilding.”

The complications of having to deal 
with a county council and a district 
council are too much. Overseas 
investors don’t want to deal with two 
tiers of local government. When you 
look at combined authorities, such 
as that in West Midlands, which is 
now being led by Andy Street (former 
managing director of John Lewis 
Partnership), that’s one to aspire to. 
The mayoral model in particular is 
one that has been proven to work 
economically and is great for 
investors,” says Sadek. “I 
honestly believe that, 
going forward, 
local authorities 
hold the key to 
liberating land 
for housing.”
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facilitate as much of that as possible, 
it’s actually sustained by all of us. It’s 
a very simple concept.”

“People all have similar needs. It’s 
not that complex. They want to feel a 
bit special about where they live but, 
unless you continually work at it, it 
will break down pretty quickly.”

He admits that there is always a 
viability aspect on any scheme; that’s 
development. For Mac Ruairí there 
is a clear role for local government 
to provide strong leadership: “I was 
strategic director of place at Bristol 
City Council and, prior to that, 
strategic director of regeneration and 
culture at Bradford City Council. I’ve 
had the most success where I’ve set 
myself a limited number of goals. 
You have to have a specified goal 
and work with absolute focus. There 
is always an issue of capacity as local 
government is badly underfunded. 
It takes great quality of character, 
political leadership and stability in order 
to succeed in the mid term. In city 
leadership – you mustn’t let the little 
things distract from the big things.”

“In terms of the built environment, 
it’s not about short-term gain. It’s 
definitely about mid-term and long-
term gain. You have to have the right 
mindset to deliver that. To get from 

Barra Mac Ruairí is Chief Operating 
Officer at YTL Developments (UK) 
Limited. He has a leading role in the 
redevelopment of Filton Airfield, the 
first of YTL’s major developments 
in the UK and one of the largest 
brownfield sites in the country.

Filton Airfield secured a resolution 
for outline planning permission 
in October 2017 and, in addition 
to over 2,675 homes, will include 
employment space, schools, 
community facilities, a new railway 
station and a MetroBus route.

“In any major regeneration scheme 
it is important to understand how 
a site and its development fits into 
society and it is pivotal to its success,” 
explains Mac Ruairí. “You have to 
look at why the house itself exists in 
that place as a home. It’s there for 
someone to live in and to progress 
their lives. They need an income to 
do this. The infrastructure behind the 
income is a crucial part of how the 
housing is supported. That breaks 
down into proximity to work and 
to schools. Housing is often seen as 
a problem in its own right, but it’s 
actually something that responds to a 
wider system. You have to start with 
the infrastructure.”

He admits that, although developers 
can set out to build a neighbourhood, 
for it to be sustainable requires input 
from everyone: “Our neighbourhoods 
will have the structure to create 
community life but they won’t work if 
people opt out.”

“We say: It is built by us, made by 
you (meaning the people that we 
sell or rent to) and, although we will 

site to city requires a huge amount of 
leadership, a plan and delivery with 
an amount of good luck.”

Mac Ruairí believes there is also 
a clear need for a longer-term 
vision from central government 
too to deal with the housing crisis: 
“Development is at the forefront of 
how people view society at that time 
and government has to say: these 
are our weakest, most difficult issues. 
For the good of the country, post-
recession what is our plan? What is 
worthy of debate and what are the 
very simple things that we just need 
to get right? A national plan is a 
strong thing.”

Barra Mac Ruairí
Chief Operating Officer, YTL Developments (UK) Limited

“Our neighbourhoods 
will have the 
structure to create 
community life but 
they won’t work if 
people opt out.”
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infrastructure that is needed. There has 
been an assumption over recent years that 
most people are mobile. This should not 
be taken for granted especially in view 
of the aging population. People need to 
live in areas that are sustainable as well as 
plugged in, not just in terms of transport, 
but also in terms of social infrastructure. 
Mix of tenures and mix of product is also 
vital where, for example, it is good to see 
the re-emergence of new build bungalows 
that many seniors are so keen to live in.”

Taylor believes that modular construction 
will ultimately be the way forward: 
“Housebuilding is traditional in nature. 
Whilst modular construction has been 
gradually embraced, especially for budget 
hotels and student accommodation and for 
certain, specific aspects of housebuilding, 
against the backdrop of the strong returns 
currently being seen, there is no real 
incentive for housebuilders to move to 
radically different construction methods. 
Why would they change a successful, 
profitable approach? Many housebuilders 
also cite concerns around customer 
acceptance, although in Scotland most new 
build houses are timber framed.” 

He acknowledges that for funders modern 
construction methods pose a “real 
conundrum”: “Modular housing brings 
with it a number of challenges for us as 
funder, both practically in the short term 
and economically in the longer term. Under 

Hugh Taylor heads the Housing Team at 
HSBC that was formed in 2015 in response 
to the sector’s need for specialisation and 
growing political importance. The national 
team works across a spectrum of related 
sub-sectors, including: housebuilding and 
build-to-sell, social housing, build-to-let and 
the private rented sector, as well as student 
and retirement housing.

Taylor frames the discussion by opening 
with: “The inability of large groups in the 
population to access affordable housing 
and get on the housing ladder if they wish 
to, should be a major concern for all of us.”  

Are the current plans to deal with the 
housing crisis radical enough? Taylor is 
circumspect. “The government’s housing 
white paper was a collection of good 
ideas and the challenge is to implement 
those and many others. The government 
has done a lot to help people buy, and 
to facilitate building, but I would support 
a stronger connection between housing 
and infrastructure. If government funding, 
for example, like that channelled through 
Homes England can be focused upon 
enabling and critical infrastructure it will 
allow commercial funders to do more in 
supporting development. We need to 
respond to the housing challenge with 
an inclusive, sustained, quality centred 
approach. Grenfell was a real wakeup 
call,” he says.

So what role do the banks play? “As 
a commercial bank, we respond to a 
proposal,” explains Taylor. “We play a 
modest but important part, although it’s 
not for us to say what form a scheme 
should take. However, in my view, 
infrastructure is absolutely key to housing. 
There is a danger that mass construction 
of housing can go ahead without the vital 

Hugh Taylor
National Head of Housing, HSBC Bank plc

“People need to live in areas 
that are sustainable as well as 
plugged in, not just in terms of 
transport, but in terms of social 
infrastructure.”

traditional methods, every time a brick is 
laid, you are adding value and adding to 
the security. Under modular construction, 
the added value is going on in a factory 
environment, so as a funder your security 
is less firm and more portable. We have 
worked with borrowers and with the 
support of project monitoring surveyors 
and lawyers found work arounds, but 
there is no current formulaic approach 
and structuring transactions takes 
time. In the longer term, if modular 
construction consistently and 
significantly reduces build times, 
the reliance on funders will 
also reduce.”

Dealing with the crisis 
more effectively requires 
a change of mindset 
in his opinion: 
“There are some 
very good Public 
Private Partnerships driving placemaking 
that is changing locations with economic 
challenges but currently the commissioning 
and procurement of large projects is usually 
determined on the basis of best value. It’s 
about switching people’s mindset from 
best value to best outcome and being 
willing to consider different approaches. The 
government’s industrial strategy document is 
the first I have seen that makes this leap. We 
now need to see the execution, where the 
test will be future generations truly valuing 
what we build over the next few years.” 
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What we have at the moment is quite 
new and it appears to be working,” 
she says.

“I look to our continental cousins 
where there is more of a relationship 
between local and national authorities. 
For example in Bilbao: the reality is 
that they had massive investment 
in public realm and transport; the 
Guggenheim was the cherry on top 
of the regeneration story. There 
wasn’t a wrangle about why Bilbao 
should get such investment; all tiers 
of government – local, regional and 
national – backed it. They all knew 
they had to work in partnership to 
turn around the fortunes of a post-
industrial city if it wasn’t going to 
completely die.”

She is of the firm belief that there is 
work to be done in communicating 
the importance of these schemes 
to local communities. “One of my 
concerns is how we take the public 
with us and communicate the 
importance of these projects to them. 
A large part of that is involving them 
in the scheme. It is tricky and we are 
learning to do this in a new way. It’s 
not an exact science,” she says.

Having quality designers and 
communicators within local 
authorities to help people understand 

Patricia Brown is Director at Central, 
a niche consultancy that advises the 
public and private sector on achieving 
good change in places and cities, 
especially through partnerships.

As Deputy Chair of the Design 
Advisory Group under former London 
Mayor, Boris Johnson, Brown helped 
develop the ‘Good Growth’ concept 
and agendas, launched in February 
2016, adopted as a principle by the 
current mayor. 

A significant part of her work involves 
creating a shared vision as well as 
alliances between the public and 
private sectors and she chairs the 
Elephant and Castle Partnership.

Brown is clear that infrastructure 
plays a pivotal role in regeneration. 
“It unlocks places and the opportunity 
for development,” she explains. “We 
need quality infrastructure for people 
to live their whole lives and have 
homes, amenities and jobs.”

“It starts from a vision of a place that 
is workable, liveable and attractive, as 
opposed to the ghettos that we have 
created in the past. Getting to that 
point is a work in progress.”

A firm advocate of building 
partnerships to create the right type of 
places, Brown believes that funding for 
infrastructure requires a joint response 
from local and central government as 
well as the developer. “Public Private 
Partnerships are absolutely at the heart 
of this. Whether it’s the GLA releasing 
land at the Royal Docks, or TfL working 
with private developers on its sites. 

the decision-making process is vital, 
says Brown.

“A lot of this is down to whether 
you can achieve trust between the 
different stakeholders,” she explains. 
“It’s about coming together for a 
common cause to build a vision for a 
place and getting the building blocks 
in place to create the infrastructure 
and the right type of housing to 
achieve that.”

When it comes to urbanisation outside 
London, she believes there are lessons 
to be learned from the capital. “We 
are very short term in some of the 
decisions we make in this country,” 
she says. “We are getting better and 
it will be interesting to see how 
the combined authorities work 
out in terms of taking a 
strategic view.”

“Leadership is 
really critical in 
all of this. This 
is not a party 
political issue. 
You need people 
who know what they 
want to achieve in their 
local area and set out to 
do it. It’s about saying you’ll 
deliver something, and then actually 
delivering it.”

Patricia Brown
Director, Central 

“It starts from a vision of a place 
that is workable, liveable and 
attractive, as opposed to the 
ghettos that we have created in 
the past.”
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“We take a long-term approach to all 
of our schemes,” adds Joseland. “It’s 
about achieving a place that people 
want to buy into.”

Joseland believes that one of the 
key challenges to the government’s 
housing initiatives is that its vision on 
growth is not matched at local level. 
“I agree with what the government 
is trying to achieve but it’s about 
how you try and deal with that at 
local level,” he explains. “Complex 
planning applications being dealt 
with by under-resourced planning 
authorities is just part of the 
problem,” he adds.

“At Buckover, we are working with 
the West of England Combined 
Authority, made up of Bath and 
North East Somerset, Bristol and 
South Gloucestershire, and you can 
see how working together to achieve 
a sustainable result for the growth 
of city regions is working in a really 
positive way,” he explains.

Buckover forms part of the West of 
England Joint Draft Spatial Plan and 
Joint Transport Study, which sets out 
sustainable growth for the region in 
order for it to meet its housing and 
transport needs for the next 20 years. 

“They are really standing back and 
looking holistically at what they 

Rupert Joseland is Property Director 
for the West and Wales at St. 
Modwen, one of the UK’s leading 
property developers. It has a number 
of development schemes around the 
country.

Most recently, the developer secured 
two new mixed-use schemes at 
Kingsgrove, Wantage, where 
1,500 homes will be delivered, 
and at Buckover Garden Village in 
Gloucestershire, where a 3,000-
home community will be created. St. 
Modwen recently signed a long-term 
development agreement with the 
Tortworth Estate in order to make the 
garden village a reality.

One of the company’s core values 
is to create communities through 
regeneration.

Joseland explains the role that social 
infrastructure plays on its sites: “A 
number of our schemes across the 
country include schools, community 
halls and sports pitches. Residents buy 
into our sites because they can see 
that a community will be created.”

“There’s definitely been a step-
change in expectations. 10, 15 or 20 
years ago people were happy to buy 
into large residential estates with just 
housing but that’s now changed.”

He cites the example of Buckover 
Garden Village where, in addition to 
homes, employment space, a range 
of health, education and community 
facilities, transport and communications 
infrastructure is planned.”

have to achieve in terms of housing 
numbers and employment space,” 
adds Joseland. “It’s about looking 
beyond the boundaries of a specific 
authority at the bigger picture and 
that’s important.” 

Joseland explains that when it comes 
to negotiations with the transport 
authorities and Highways England, 
having the weight of the combined 
local authorities behind its proposals 
should make a big difference: “It 
really allows a dialogue as to 
what provision of strategic 
infrastructure is required 
to facilitate the 
development.”

Rupert Joseland
Property Director for the West and Wales, St. Modwen

“It’s about looking 
beyond the 
boundaries of a 
specific authority at 
the bigger picture and 
that’s important.” 
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