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E XECUTIVE SUMMARY

The Relational City is a vision of how our settlements could 
look in future. A Relational City requires us to reassess our goals 
and priorities, and poses a number of questions: Are our current 
patterns of settlement, business structures and communities 
appropriate for the knowledge economy of the 21st century? 

Our proposal is built upon 30 years of research and imple-
mentation of relational thinking which has been applied in the 
private and public sectors such as justice and health care. At an 
institutional, level relational thinking explores how collaborative 
relationships between stakeholders are essential in both improving 
performance and reducing risk. At a social level research shows 
that relational thinking is key to personal wellbeing.

In an ever-changing world Britain must learn to adapt if she is 
to thrive. The rigid hierarchies and production processes of the 
twentieth century are giving way to flexible networks of people, 
where information is more accessible and good relationships – 
whether personal, public or with nature – are seen as the key to 
a sustainable future. Moreover, it is generally accepted that the 
towns and cities of the north of England have fared less well than 
those in the south east, and this has resulted in an over reliance 
upon London.

Our proposals therefore aim to achieve three objectives:

• To offer an economic and socially sustainable solution to the 
housing shortage.

• To propose a model of city development that supports relation-
ships for public and private benefit; a family friendly city with a 
competitive edge.

• To outline a workable model of how local education systems 
can build public partnerships and industry links to bring 
economic purpose to a new city and its hinterland.

Like Ebenezer Howard, our Relational City is a social vision 
rather than an architectural vision. In our approach to settlement 
design, therefore, we have attempted to outline the principle that 
the physical fabric of the settlement should aim to establish the 
conditions necessary for human relationships to flourish.

One major consideration will undoubtedly be how this applies to 
schools. In our view, good relationships are vital for great educa-
tion, and we would aim to boost educational outcomes and the 
economic impact of schooling by improving key teacher-pupil, 
peer-peer and school-industry relationships. In part, this would 
involve considering the physical layout of educational establish-
ments and their proximity to local businesses and organisations. 
In his recent book, Good Cities, Better Lives, Sir Peter Hall 
suggested that cities should aim to make the transition to the 
knowledge economy by equipping students with skills that em-
ployers value. By partnering with local businesses, schools in the 
Relational City can help deliver this.
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E XECUTIVE SUMMARY

We would introduce a Relational Business Charter that would 
transform the way that organisations approach stakeholder 
relationships. Improved stakeholder relationships are not only 
important for good Corporate Social Responsibility, but they 
bring tangible benefits to risk management, employee engagement 
and the development of a superior competitive advantage.

We argue that one of the principal drivers of the housing shortage 
is the increase in single occupancy households as the result of 
falling average household size, the postponement or non-forma-
tion of family units and family breakdown.  To address this issue, 
we have sought to design a city that would support family life and 
increase the average household size. Not only would this result in 
higher levels of wellbeing, but it would bring economic benefits 
– a recent study found that family breakdown costs the UK £46 
billion a year. We would introduce policies to encourage family 
co-location and the development of local roots, while we would 
also offer innovative financial packages, such as preferential house 
prices to under 30s to co-locate nearer to family members. We 
would also seek to encourage a return to regional housebuilders 
that have an embedded interest in the local community.

Financial worries can place huge strain on relationships, and is 
often cited as a reason for family breakdown. We propose that 
extended families could be allowed to register as organisations 
to group purchase insurance policies and utilities together, 
and could perhaps be employed to purchase housing or meet 
educational costs. Through an ‘equiBank’ we would encourage 
risk sharing finance and measures to counter people resorting to 
payday loans. We also propose an innovative new form of house 
purchase, called the RISER. This product would link investors 
with house buyers in the form of a trust that would be tailored to 
serve the interests of both parties.

The Relational City would be governed by a small local authority 
headed by a publicly accountable figure. This way the public 
retain meaningful democratic oversight over governance. In our 
city the local authority would be subject to Family Impact State-
ments that assess decisions by their impact upon family life.

By investing in regional economies we believe it is possible to 
rebalance the UK economy away from an overly London-centric 
model and therefore relieve pressure upon housing in the south 
east.  Mansfield, Nottinghamshire has demonstrated an unusual 
resilience against external migration to London, which suggests 
that there is a deep appreciation for rootedness and relational 
values.  One possible location for the Relational City, we suggest, 
is in the Mansfield area.  Nottinghamshire also has potential for 
growth in the advanced manufacturing sector, which could be 
encouraged by the development of a skilled workforce in the area.

In seeking to establish the Relational City we would aim to 
reappraise how risk, responsibility and reward is shared between 
the delivery company and the housebuilder and explore briefly a 
possible arbitrage opportunity.

Combined, our proposals seek to address the social and economic 
drivers behind the housing crisis and provide a platform for a new 
settlement that would aim to be the most family friendly city in 
the UK.
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INTRODUCTION

INTRODUCTION

IN SET TING OUT OUR V ISION FOR 

A NEW GARDEN CIT Y IN THE UK 

THAT IS V ISIONARY, ECONOMICALLY 

V IABLE AND POPUL AR, WE HAVE 

SOUGHT TO ENGAGE WITH THE 

PRIMARY ISSUES THAT HAVE DRIVEN 

THE CURRENT HOUSING SHORTAGE. 

T WO FACTORS IN PARTICUL AR 

STAND OUT: MARKET FAILURE AND 

SHIF TING DEMOGR APHICS.
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INTRODUCTION

‘FAMILY DISSOLUTION IS PL ACING 

SUBSTANTIAL  

PRESSURE ON THE  

AVAIL ABIL IT Y AND  

SUITABIL IT Y OF HOUSING...’

In setting out our vision for a new Garden City in the UK that is 
visionary, economically viable and popular, we have sought to en-
gage with the primary issues that have driven the current housing 
shortage. Two factors in particular stand out: market failure and 
shifting demographics.

The first major factor to contribute to the housing shortage is the 
sharp decline in house building since 2008.1 In part, this has been 
caused by the 2007 credit crunch and the accompanying decline 
in mortgage advances. However, the house building industry 
also suffers from serious structural failings, despite an increase in 
national firms, output trends have fallen over several decades. 

With the market suffering from under supply many low earners, 
especially young people, are either priced out of the market or are 
saddled with high levels of personal debt. Today, the average UK 
first-time house buyer is aged 29 years and spends £147,000 on 
their first house. They will have a mortgage of £117,600.2 If we 
aim to dramatically increase the supply of housing in the market 
it is clear that structural changes need to be made. 

Secondly, long-term demographic changes, such as greater 
longevity and increased levels of family breakdown – are having 
a significant impact upon the availability of housing. As a report 
from the Centre for Social Justice states:

‘Family dissolution is placing substantial pressure on the avail-
ability and suitability of housing, in both the state-supported 
and privately owned sectors. The use of housing is generally less 
efficient particularly where the parent who does not have custody 
requires space to house the children periodically.’3

Not only is family breakdown a distressing event for the partners 
and children concerned the cost to the taxpayer is also staggering. 
According to recent estimates from the Relationships Foundation, 
family breakdown costs the United Kingdom £46 billion every 
year – and it continues to rise.4

There has also been a general increase in the number of people liv-
ing alone. Between 1991 and 2011, the proportion of one person 
dwellings rose from 26% to almost 31%.5 This trend is particu-
larly concerning amongst the elderly, where over half of people 
over the age of 75 live alone, and of these, some five million say 
television provides their main form of company.6

It is clear therefore that such demographic changes have been ac-
companied by serious challenges, not just in the housing market, 
but also in the area of wellbeing. Our vision is for a city that is 
not only environmentally and economically sustainable, but also 
socially sustainable; a city with fewer pressures on family life, a 
greater sense of community and increased levels of fulfilment.
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INTRODUCTION

A RELATIONAL CITY

Britain in the 21st century is a rapidly changing place. We are 
increasingly interconnected, as new innovations, such as the 
internet and social networks, have facilitated a communications 
revolution. Consequently, we are nowadays far more dependent 
upon networks of people than rigid hierarchies. This shift should 
be reflected not only in how we think, but also in how we organise 
our lives – and our cities – not to mention how Britain responds 
to the changing realities of the international landscape.7

We have chosen the relational theme for a number of reasons. A 
Relational City would produce higher levels of wellbeing amongst 
residents, instances of family breakdown would reduce and the 
locality would benefit from a range of positive externalities in 
areas such as crime, education and healthcare.8

Our city would aim to support and deepen relationships across 
society.  This is an approach that applies to government and mar-
ket, as reflected by the emergence of the relational state identified 
by the think tank IPPR.9 The Relational City is a vision of how 
the cities of the future could potentially look. Like Sir Ebenezer 
Howard’s vision for garden cities, our vision is a social vision rath-
er than an architectural vision.  We have deliberately, therefore, 
refrained at this stage from providing a fully costed-out blueprint 
for a specific development. Instead, we have sought to develop the 
concept of a Relational City and demonstrate how this can bring 
benefits across various contexts. 

A city that would aim to support relationships across both the 
economy and society is likely to become the most family friendly 
city in the UK. Such an approach would also go some way to 
addressing the demographic and economic challenges outlined 
above. 
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SET TLEMENT DESIGN

SETTLEMENT DESIGN

“WE SHAPE OUR BUILDINGS, AND 

AF TERWARDS OUR  

BUILDINGS SHAPE US”  

—WINSTON CHURCHILL

“TO NEW YORK CIT Y WHERE I  CAME 

TO SEEK MY FORTUNE AND FOUND IT 

BY FINDING BOB, J IMMY, NED AND 

MARY, FOR WHOM THIS BOOK IS 

WRIT TEN TOO” 

— JANE JACOB, THE DE ATH AND L IFE 

OF GRE AT AMERICAN CITIES
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SET TLEMENT DESIGN

Relationships can be defined as human interactions in which 
people affect one another. There is thus a vital distinction between 
“encounter” relationships, between people who actually know 
one another, and “contingent” relationships, between people who 
affect one another without ever having met.23

Like Ebenezer Howard, our vision is a social vision rather than an 
architectural vision.  However relationships happen in place and 
through time. Although not deterministic, the quality of place is 
paramount to the quality and pattern of relationships.23

It is uncontroversial to argue that the better qualities of human 
nature; trust, sympathy and respect come more easily when 
encounter relationships occurs.  A socially sustainable city is one 
in which the context for encounter relationships across socio-eco-
nomic divides (such as high and low income groups) can occur 
frequently and meaningfully.  Since self-interest and common-in-
terest do not always align, to harness the necessary altruism for 
social sustainability, relationships need to be cultivated across 
social divides within the city. If someone is to make a sacrifice in 
any way for the common good, they must have the motivation of 
seeing concrete examples of the benefits. 

In The Happy City, Charles Montgomery (2013) builds upon this 
idea and takes Aristotle’s definition of happiness as being an active 
and connected member of society and claims “the most important 
… effect of the city is the way in which it moderates our relation-
ships with other people.”  He argues in favour of the compact city 
which has a variety of activities at street level, a strong housing 
mix in each neighbourhood and which encourages people to travel 
on foot or by public transport since these are essentially relation-
ship-friendly environments that seek to create more opportunities 
for ‘encounter’ and ‘contingent’ interactions, whether they are 
previously arranged or occur by chance.

Whilst one cannot force those who encounter one another to have 
good relationships and develop the human qualities mentioned 
above, one can establish conditions in which these qualities are 
more likely to thrive. Such conditions would encourage people to 
actually meet, that they have a common purpose, that they have 
mutual respect, that the relationship endures and that they meet 
each other in more than one context.  

We recognise that good design practice, as outlined by Montgom-
ery, that is conducive to family orientated living, and forming 
relationships more broadly, is well appreciated in the UK. It is rea-
sonable to argue that the contemporary consensus on urbanism – 
to create context for relational encounter - has been a core lineage 
in urbanism developed by the likes of Jacobs, Gehl, Hillier, Krier 
and Lord Rogers over the last half century. Whilst there is little 
need for a radical departure from contemporary urbanism we 
recognise there is room for innovation, especially when developing 
from a blank canvas.

To conclude, our city would be unique in its endeavour to be a 
lifetime community, it would stand out in a culture where young 
and old develop few obligations towards each other and often live 
in different neighbourhoods. A city where many have regular con-
tact across generations, cultures and income groups will increase 
wider social fulfilment.
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EDUC ATION

WE SHOULD RE-FOCUS THE GOALS 

OF EDUCATION FROM 

PERSONAL DEVELOPMENT TOWARDS 

SOCIAL CONTRIBUTION.

THE AIM IS TO BUILD ‘REL ATIONAL 

CAPITAL’ IN THE L IVES OF 

FAMIL IES AND COMMUNITIES 

THROUGH ORGANISATIONAL  

STRUCTURES AND GOALS. 

BUILDING L INKS BET WEEN  

EDUCATION, BUSINESS AND  

WIDER SOCIET Y.

EDUCATION
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EDUC ATION

EDUCATION MUST BE THE HEART OF A 
RELATIONAL CITY.

An education system founded on relational principles considers 
the purpose of education as less about personal development and 
far more about the contribution of the individual to the social and 
political world as a community and as a humanity. The thinking 
of John Dewey sought to unite the individualism of Rousseau and 
the vision of society espoused by Plato. Dewey saw no such 
disconnection; for Dewey, the identity and purpose of the 
individual is found in their relationship to the society and society, 
in turn, exists only for the stewardship of its citizens.

THE RELATIONAL PURPOSE  
OF EDUCATION

A relational worldview regards the goal of education as being the 
preparation of children for outward service, living as involved 
participants in their respective communities. Such a worldview 
foregrounds three relationships – with oneself, others and the 
natural world. Thus education, from a relational perspective, 
addresses the question of how students relate to that which is 
around them. There is both a theoretical and practical outworking 
of this with students learning, for example, to relate to different 
people, in their different roles and in different situations. Funda-
mentally, it centres on the economic and cultural imperatives of 
why every education system internationally is the subject of 
continued and systematic reform; there has been a historic need 
for students to identify how they will contribute to the economies 
of the time and also develop a sense of heritage whilst being part 
of a process of globalisation. It is our contention that learning to 
relate to others is where a person’s sense of identity and belonging 
begins.

A sense of identity goes hand in hand with emotional wellbeing. It 
means becoming a separate person both behaviourally and 
economically (understanding how we contribute to society as a 
whole, inside-out). The best way to nurture this instinct is 
through the promotion of encounter relationships. Brandon notes 
that, ‘learning who we are is a complex and difficult process which 
requires a safe environment. We need to know where we belong’10 
for without this knowledge of how we relate to ourselves and 
others there is a sense that we don’t know who we really are. 

This is essential for the well-being of our communities; that is, if 
people are aggregated together, but dislocated from a sense of 
identity, it leads to dysfunctional and fragmented societies. The 
purpose of education enables individuals to find their place in, 
and contribute to, society using their gifts and resources responsi-
bly. The central tenet here is that personal fulfilment is to be 
found in serving those around us and is entirely distinctive from 
Western concepts of individualism. In southern African tradition, 
the word used to embody this sentiment is that of “Ubuntu” (or “I 
am, because you are”); it stresses the interconnectedness of 
humanity and has been described as the ‘very essence of being 
human’ for, ‘we can’t exist as a human being in isolation…you 
can’t be human all by yourself ’.11 Thus education shapes not just 
the individual, but subsequent generations and the future course 
of society:

“AN EDUCATION CIT Y PERCEIVES 

THE EDUCATION SYSTEM AS AN 

ESSENTIAL INSTRUMENT FOR A 

CIT Y WIDE DEVELOPMENT, AND THE 

CIT Y AS A CENTR AL INSTRUMENT IN 

THE EDUCATION SYSTEM’S DEVEL-

OPMENT. THE CIT Y AS ONE BIG 

SCHOOL – AN EDUCATION CIT Y IS A 

SOCIAL EDUCATIONAL NET WORK, A 

TANGIBLE NET WORK FOCUSED ON 

THE RE ALIZ ATION AND DEVELOP-

MENT OF BOTH THE INDIVIDUAL AND 

THE CIT Y.”

—Yaaccov Hecht

‘Relationships dominate not just the mechanism  
of education but the content. For while we train our children  
to set goals and seek excellence, we also…tell them that life  

is not just about maximising earning power but about using their  
knowledge in ways that benefit others…’12

But those “others” to be benefitted are also, conversely, the 
stakeholders across the “city” who intersect at critical stages in a 
student’s life trajectory.

THE EDUCATIONAL PURPOSE  
OF RELATIONSHIPS

We describe a reciprocal model of “ecological” development 
proposed by Bronfenbrenner & Morris and explained by Sir-
aj-Blatchford et al. as a series of development outcomes which are 
the,

“…result of progressively more complex interaction processes  
in which children actively engage with other people  

(such as parents, siblings, teachers or peers)…on what is referred 
to as the microsystem…level of development.” 13
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EDUC ATION

Child

Microsystem: Religious groups, Peers, 
Sports club, Relatives, Family

Ecosystem: Community, Schools, 
Health system

Macrosystem: Cultural values, Political 
idealogies, Social conditions

The growth of the individual is understood as an “actualized” 
process mediated by the organisations, environments and relation-
ships around them. Bound by a framework of social, political and 
cultural values and mediated by public and private organisation 
and institutions, a child grows in relationship to those who 
inhabit these spaces and embrace these principles. They are the 
“social context of human development and as a whole they shape 
both what is regarded as successful socialization for a child as well 
as the proximal processes through which the child achieves or 
perhaps fails to achieve these socialization goals” and are visually 
represented by the EPPSE study in the diagram below (see Figure 
1):

FIGURE 1

FOSTERING THE PROXIMAL PROCESS

The aim is to build ‘relational capital’ in the lives of families and 
communities through the way organisations and structures are 
established, and through the goals they agree. The most critical 
need our city seeks to address is the problems created by poor or 
dysfunctional relationships which leads to low levels of motivation 
and achievement of pupils in schools, and conflict and/or loneli-
ness among communities, families and individuals across society 
(which can be referred to as ‘relational poverty’). The correlation 
between relational breakdown and poor educational outcomes is 
well documented. Parents from such backgrounds are often in 
housing and community contexts which make it hard for positive 
relationships to be sustained. Young people who live in conditions 
of relative poverty, however defined, are more likely to attain 
lower educational outcomes than those living in relative afflu-
ence.15 Moreover, those achieving low educational outcomes are 
also more likely to then experience poverty themselves.

Strong inter-microsystem relationships, fostered through each 
subsequent generation, promote social prosperity and harmony 
whilst dysfunctional relationships, within and between organisa-
tions and communities, lead to an enduring social imbalance. To 
counteract such inequality we typically draw on various forms of 
“capital”: financial (specifically, the ability to pay for education or 
educational experiences), cultural and social i.e. “the set of 
resources that inhere in family relations and in community social 
organisation and that are useful for the cognitive or social 
development of a child or young person’.16 The interactions of 
these factors we might refer to as relational capital; it describes the 
process where all relationships (personal and organisational) 
across the mesosystem create a highly developed capacity for 
growth and a deep sense of belonging.

How might one design a city to nurture such relationships?
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EDUC ATION

FIFTH SPACE THINKING

Our city philosophically lies in a third place philosophy. Relation-
al Thinking is a framework of thought and a system of political 
economy, which challenges both individualism and materialism. 
It proposes that society in general, and public and private sector 
organisations in particular, should be viewed through a relational 
lens to complement financial and environmental lenses and 
counter-balance the self-lens of individualistic culture. The 
individualism and materialism of the 21st Century has led to two 
sorts of spaces we inhabit:

• The environment of the home: which is increasingly  
inhabited by the individual living alone without relationship  
to others around them;

• The environment of the workplace: where we spend an  
increasing number of hours to the detriment of our ability  
to sustain relationships elsewhere.

Those like American urban sociologist Ray Oldenburg call for the 
creation of “Third” spaces.17 They are physical locations where 
people meet on the level of social/cultural experience. Yet a “fifth 
space” approach to education takes this argument further. It 
promotes a vision of education where many of the third place 
structures which foster encounter relationships, and the workplac-
es and workspaces which promote economic growth and develop-
ment, are united with the physical environment of the school 
itself.

The movement towards a model of relational education might 
have its epicentre in the classroom but that radiates through the 
organisational structures themselves and beyond into the local 
community (both residential and business) and further afield. It 
would be modelled on the distinctive relational values and ethos 
that define the good society, built on good relationships, from 
family and community to public service and business. These 
values might shape not only the physical design of the educational 
building, conceived in relational terms, but also its curriculum, its 
pastoral systems (inclusive of the connections made with parents), 
staffing structures and affiliations with the local environment in 
which it sat and local businesses which surrounded it. It means 
designing a city to encourage its citizens to take responsibility for 
the things experienced by the individual. The values of the city 
radiate through all the urban spaces but the urban spaces, united 
and interconnect, share common value and purpose and reinforce 
and sustain each other. Thus the design of the city promotes 
directness of communication, a commonality of purpose and a 
shared narrative where generations grow up together.

SPORTS

A great example of Fifth Space Thinking in action can be found 
in the sports centres and clubs. A new city that is economically 
sustainable, healthy and desirable must give serious consideration 
to the role of sporting activities. Research from Sport England 
found that sport contributed £20.3 billion to the English econo-
my in 2010,18 with grassroots sporting activities estimated to make 
a contribution of £11.8 billion.19 At the same time, it is through 
sport participation and spectatorship that many relationships 
across social, cultural and generational divides are mediated and a 
sense of common purpose is developed.
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THE SCHOOL AT THE CENTRE

Case Study:

Oak Park and River Forest High School, Chicago, considered to 
be one of the top 500 of the United States’ more than 20,000 
public high schools, is exceptional.

Whilst one of the largest, it is not of exceptional size in terms of 
its pupil admission numbers. Yet its scale and significance within 
the community cannot be underestimated. The High School is 
considered as a “community asset”. They are a school that 
contributes as much to community cohesion as the community 
themselves, contribute to the High School’s success. Described as 
“an exceptional physical plant”, the campus exists across 1 million 
square feet with state of the art facilities over four square blocks. 
They boast: advanced science and computer facilities, a digital 
imaging lab, television studio, art studios, and a music and drama 
wing with a 1,700-seat auditorium, a 350-seat Little Theatre and a 
studio theater. Their 5,000-seat stadium, the field house and two 
swimming pools are the focal point of local sport.

This school is more than its physical spaces: school and profession-
al sport come together in one place. Here elite sport’s men and 
women receive intensive training each day from designated 
qualified professionals whilst selecting from a range of options for 
academic study. The quality of sport is of such a high standard, 
the local community, in turn, pay on turnstiles to see their team 
at the weekend. This pattern is replicated across many other 
disciplines in the school, particularly music and the arts. In this 
“third place” (Oldenburg) environment we see a fifth space 
collaboration. 

In our city, sporting and cultural activity would be inseparable 
from the community from where it is drawn. Professionals and 
amateurs would train and perform together with no boundaries 
through the generations.
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Case Study:

The Jenks School District of Tulsa, Oklahoma is home to a world 
renowned reading programme in the context of a ground-break-
ing, relational model. 

The Grace Living Centre, a retirement home, is also the physical 
home of a local outstanding early years’ school. The mission of the 
GLC was to “eliminate loneliness, helplessness, and boredom in 
aging populations”. The vision of the education board locally was 
to “to make learning as engaging and purposeful as [they could].” 
With such unity of purpose, the GLC paid for the construction of 
two classrooms, housing over 60 children in the heart of their care 
home. With walls built largely from glass and with clear space at 
the top of the partitions, it allows for the laughter and playful 
sounds from the children to escape into the residence and the 
transparent enclosure affords opportunity for the elderly to 
observe the children in their daily work.

It wasn’t long before the residents wanted to become more active 
participants in the Kindergarten. The Book Buddies scheme 
connected a child with an adult from the residential home who 
would hear them read regularly and they, in turn, would read to 
the child. The transformational impact on all stakeholders was 
remarkable. A large proportion of children outperform their peers 
in standardised reading assessments. Conversely, there was a 
staggering impact on the elderly as well with resident’s medication 
reduced or removed entirely – they were happier, healthier and 
“literally living longer”.

Sir Ken Robinson describes this as the restoration of an “ancient, 
traditional relationship between the generations”.20 This is yet 
further evidence that in this “fifth space” setting the mesosystem 
becomes more than ideological construct, it becomes a worked 
through reality.

In our city, education becomes not the responsibility, but the 
outworked purpose of all citizens: Dewey describes the communi-
ty as physical space and mesosystemic presence in education:

“We never educate directly, but indirectly by means of the 
environment. Whether we permit chance environments to  

do the work, or whether we design environments for the purpose 
makes a great difference. And any environment is a chance 

environment so far as its educative influence is concerned unless 
 it has been deliberately regulated with reference to its  

educative effect.”21

Our city is one where chance environment is formalised in a 
deliberately regulated and structured whole.
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EDUC ATION

EDUCATION AND INDUSTRY  
IN PARTNERSHIP

If the school is the epicentre of the social and cultural values 
which radiate through the city in all the urban spaces then 
business can also enrich and develop students as they grow and 
mature. These students, reciprocally, are the very source of the 
largely service driven professions which sustain the economy 
locally.

Apprenticeships are growing in popularity among both employers 
and young people. Each year, over 100,000 apprenticeships are 
advertised nationally, yet successive governments struggle to create 
the required capacity to meet demand which is now thought to be 
around half a million applications every quarter with Business, 
Administration and Law sectors the most sought after destina-
tions. Crucially, research shows that that one in five employers 
have former apprentices working in senior positions. Apprentice-
ships are, therefore, extended interviewing opportunities with 
successful apprentices tending to stay and grow with an organisa-
tion.

As such, businesses in this city would not merely enjoy an 
affiliation with the school; they would be run with the school and 
physically located, in many instances on its land. Why might one 
send a student to learn the trade of a motor mechanic during one 
assigned day of the week and 10 miles away? If the garage were 
part of the school then the apprentices would be drawn from its 
ranks, the teachers, the experienced professionals of the trade and 
the customers interfacing with multi-generational partners. 

Our knowledge of others within a relationship comes through 
information in context. The wider the context of a relationship (a 
relationship where you “meet” one individual but in different 
contexts and through diverse roles) the more opportunities one 
has for increasing our knowledge base and strengthening the 
relationship.

Part of the mistrust towards youth in Britain is explained by the 
absence of direct communication and understanding between 
generations. If society at large were to meet, more regularly, young 
people in their daily lives then they would be less wary of them in 
different urban contexts. Likewise, it is in these settings that the 
young would learn their civic responsibility to those around them, 
serving the community and not just living in it. This model would 
scale up through all sorts of employment opportunities: from 
landscaping and park management to hair and beauty.

In this city, the school would sit at the heart of educational 
relationships in the broadest sense. In his book, Building Com-
munity in Schools (1994), Thomas Sergiovanni ‘echoes these 
sentiments in emphasising the importance of shifting the focus 
from schools as organisations based on contracts and rewards to 
schools as communities bound by moral commitment, trust and a 
sense of purpose.’22The notion of “contract” is crucial and this city 
design would seek to explore the implications of viewing the 
commitment to the key stakeholder of education, the student, as 
far longer term; the ultimate outcome of education is not, 
necessarily, a final terminal assessment point such as a GCSE. 
Whether employment or further/higher education, the school 
would be the key broker of educational experiences. As such the 
university would be nearby and the library (one centre of knowl-
edge and guided study) would facilitate learning for all ages.

This is what Dewey or Schwartzberg might describe as the 
“education city”; this is what we would aim for – with relation-
ships as both the first and finishing stone of the city.
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COMPANY L IFE

COMPANY LIFE
WE SHOULD ENCOUR AGE THE 

GROW TH OF A HE ALTHY CIV IL 

SOCIET Y THROUGH REFORMING 

THE WAY BUSINESSES OPER ATE AND 

SUPPORTING FAMILY ENTERPRISES.

WE WOULD INTRODUCE A REL A-

TIONAL BUSINESS CHARTER THAT 

WOULD TR ANSFORM THE WAY 

ORGANISATIONS INTER ACT WITH 

STAKEHOLDERS AT ALL LEVELS. 
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LOCAL COMPANIES, LOCAL BENEFITS

Putting families and stakeholder relationships at the heart of 
company life causes us to reassess our goals and priorities, whether 
in a commercial setting or in the context of wider society. Various 
thinkers, such as Phillip Blond and Maurice Glasman, have iden-
tified the need for a new political economy that encourages the 
growth of civil society. Their belief is that this essential compo-
nent of a healthy society has been squeezed out by an overbearing 
state on the one hand and a rampant market on the other. In 
Blond’s view, one of the effects of this is that towns have ceased to 
be ‘expressions of region and locality’ and have become ‘hideous 
homogenous consumer zones that are indistinguishable from one 
another.’25

With the decline in civil society we are left with hollowed-out 
communities, as unfettered individualism destroys relationships, 
families and towns. So what is the answer? 

TRANSFORMING CAPITALISM

One positive step would be to reform the way companies do busi-
ness, to create an environment where small traders can flourish 
and where organisations can develop strong and meaningful rela-
tionships with their stakeholders - staff, management, investors, 
suppliers, consumers and wider society. 

If one were to draw only one lesson from the recent financial 
crisis, it would be that we can no longer take the stability of 
the global financial system for granted. The crisis has exposed 
the unsteady foundations on which so much of our economic 
activity is built. At the same time, an increasing distrust of 
corporate behaviour has manifested itself in movements such as 
Occupy. Excessive remuneration for senior executives, a culture 
of short-termism and the mistreatment of small suppliers are all 
symptoms of a corporate malaise that ordinary people are growing 
to resent. Against this background, it is clear that Britain’s 
economy requires rebalancing. If action is taken to strengthen 
local economies and encourage SMEs, then it would be possible to 
build a more robust economy and bring greater prosperity to the 
regions outside London. 

At the heart of our proposals for a new way of doing business is 
the idea that our current priorities need readdressing. No longer 
should stakeholder relationships serve financial objectives, but 
rather financial targets should be seen as a way of achieving 
relational goals. To quote the words of Immanuel Kant:

‘Act in such a way that you always treat humanity, whether in 
your own person or in the person of any other, never simply as a 
means, but always at the same time as an end.’26

If we are to take Kant’s words seriously then it means a radical 
reassessment of company aims and objectives. In an increasingly 
interconnected world, networks of people are becoming ever more 
important as new technology makes more human connections 

possible. With this in mind, we would propose that preference 
should be given to businesses that could demonstrate their com-
pliance with a business charter that encourages the development 
of good relationships and protects the interests of all stakeholders. 
It could perhaps take the form of a Relational Business Charter 
(RBC) as such:27

• The company includes a relational business objective in its 
constitution and demonstrates commitment to implement 
it, providing appropriate training to investors, directors and 
employees. 

• Dialogue is promoted among all significant stakeholder groups, 
through regular face-to-face meetings and, where that is not 
possible, through online communication. 

• There is direct and transparent (named ownership) of a signifi-
cant proportion of the shares by individuals (or family trusts). 

• A high proportion of the shares are both owned on a long-term 
basis and by individuals or family groups. 

• There is evidence of management having respect for the inter-
ests of employees. 

• The dignity of all employees is respected by minimising the 
remuneration differentials within the business. 

• Suppliers are treated fairly and with respect, paid promptly, 
and given support to develop their businesses. 

• Customers and the local community are treated fairly and their 
concerns are respected. 

• The risk of company financial instability is minimised to 
protect the company and its stakeholders. The debt to equity 
ratio limited to the amount paid up share capital and reserves 
of the company.

• Obligations to wider society are fulfilled. 

There is a compelling case for company reform along these lines. 
By investing in their stakeholder relationships and adopting a 
relational approach to working, businesses can enjoy a number of 
advantages, such as greater employee engagement and retention 
– put simply, happy employees are productive and less likely to 
leave. Businesses would also benefit from improved risk manage-
ment. This is because close relationships are characterised by an el-
ement of predictability, which means that organisations can better 
judge the effect of their actions on their stakeholders. Improving 
stakeholder relationships is also likely to encourage businesses to 
move away from a culture of short-termism that seeks to maximise 
profits towards a more sustainable, long-term strategy. Improved 
relationships with investors would result in greater shareholder 
loyalty and, consequently, longer term shareholding.
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FAMILY BUSINESSES

The UK economy is built on family businesses, which employ over 
9.5 million people and turnover in excess of £1 trillion. Family 
businesses consistently outperform their rivals as families tend to 
draw smaller salaries and allow more of the profits to be re-invest-
ed.28

These benefits are part of a global phenomenon. Barclays Wealth 
report that family businesses are the backbone of the global 
economy. According to their estimates, family-owned companies 
account for between 70 and 90 per cent of global GDP. Barclays 
also highlight family businesses tend towards a long term and 
conservative strategy which makes them more resilient to econom-
ic downturns. Higher levels of philanthropy are reported globally 
too since family businesses often have a strong relationship with 
their local community.29

REINVIGORATING SMES AND FAMILY 
BUSINESSES

A regional stock exchange would help to increase listings, 
liquidity and market capitalisation, and would therefore support 
the development of local businesses. A physical location for the 
exchange is likely to be impracticable; however an online system 
could perform the same function and while delivering the same 
benefits. This would also help to reduce the dependence that many 
SMEs have on debt, which according to Liberal Democrat John 
Thurso MP, would protect those businesses during an economic 
downturn.30

In addition, a number of incentives could be offered to SMEs that 
would mitigate against the competitive advantage enjoyed by large 
corporations as a result of their greater resources and economies 
of scale. Possible incentives could include setting preferential 
business rates for local SMEs complying with the RBC.

However, in the UK only 10% of family businesses make it to 
the third generation. The equiBank and local civic organisations 
should be mandated to raise awareness of the need for succession 
planning in family businesses. Such a process could be facilitated 
by the provision of information seminars and tax breaks for profits 
and business rates.

FAMILY BUSINESSES ARE AMONG THE 
MOST ENDURING – HOUSHI ONSEN, A  
HOTEL AND SPA BUSINESS BASED IN 
JAPAN, WAS FOUNDED IN 718 AND IS 
CURRENTLY IN ITS 46TH GENERATION OF 
MANAGEMENT. 

( BARCLAYS WEALTH, INSIGHTS:  
FAMILY BUSINESS, 2009)
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HOUSING

HOUSING

IN THIS CHAPTER WE WILL CALL FOR A NEW APPROACH TO HOUSING THAT 

RECOGNISES THE BENEFITS OF STRONG INTER- GENER ATIONAL REL A-

TIONSHIPS AND SEEKS TO PROVIDE SUPPORT FOR ALL MEMBERS OF THE 

COMMUNIT Y.

• AVER AGE HOUSEHOLD SIZE IN BRITAIN IS TOO LOW AND WE SHOULD 

SEEK TO REVERSE THIS TREND

• OUR CIT Y WILL PROMOTE FAMIL IAL CO -LOCATION AND RESTRICTIONS 

UPON SECOND HOME OWNERSHIP

• OUR CIT Y  PROMOTES A RETURN TO THE LOCAL AND  

REGIONAL HOUSEBUILDER, TO DELIVER QUALIT Y HOUSING AT HIGH 

VOLUME
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HOUSING

CO-LOCATION,  
CO-LOCATION, 
CO-LOCATION

Families are major welfare units, providing social care and sup-
port worth over £50 billion a year. 31

Current economic thinking encourages high levels of mobility, 
but this leads to greater consumption of environmental resources, 
corrosion of community connections and strain upon family 
relationships. 

A primary need of every person is to have a sense of roots, a sense 
of belonging to a certain locality and community. Even if they 
have to move in search for work there needs to be a place to which 
they will return and for which they have a sense of responsibility.  
Further, close proximity to older generations within the family 
establishes the norm of reciprocity; if middle-aged children take 
care of ageing parents, it models for their own children that 
taking care of parents is a normal and expected phase of human 
life. Our city seeks to rediscover the possibility of social and 
economic mobility within the context of familial and community 
rootedness. 

Alongside substantial social benefits, incentives favouring co-lo-
cation would lead to significant long-term savings in government 
spending.  Singapore and Hong Kong use their housing policy 
to enable elderly relatives to live near other family members, 
resulting in 69% of elderly people in Singapore co-locating with 
their children.32

EFFECTS OF SECOND HOMES  
UPON WOULD BE HOUSE BUYERS

 
In many areas of the country prices are being driven by second 
home owners which can have the effect of forcing local people 
out of the housing market and obstructing the wish of many for 
co-location.

There are 255,000 second homes in the UK with close to a fifth of 
people between 50 and 59 years old now owning a second home.33 
Many have purchased one or more buy-to-let properties and this 
sector now accounts for about 6% of all UK households, one sixth 
of the population. The impact of buy-to-let is such that it under-
mines the benefits of property ownership for a new generation of 
would be house buyers.34
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AFFORDABLE PROPERTY  
OWNERSHIP POLICIES

Our city would discourage the purchase of second homes through the 
imposition of a higher rate of Council tax for second home owners.

Our city will be 100 per cent affordable and a 90% owner-occupier 
settlement providing residential properties at no more than four times 
the local average wage.

Where subsidised housing is to be provided it will be done so on a 
rent-to-equity basis, ensuring that as many residents as possible have 
an equity stake in the community. 

Our city would extend the options for home ownership through inno-
vative products such as the RISER – a debt free mortgage that offers 
a higher rate of return and tax efficiency to the investor and capital 
growth for the occupier. (See Appendix 1)

If the market is able to achieve prices higher than four times local av-
erage salary then the surplus (to be paid by non locals) will be charged 
as a tax. 

OTHER CO-LOCATION  
POLICES INCLUDE

Employers can facilitate co-location through transfers and job swaps. 
Some large multi-site employers in the UK, including the John Lewis 
Partnership and Asda, already include this option in their portfolio of 
flexible working policies. 

Extended families are encouraged to co-locate through Council tax 
discounts.

The Development Trust would offer preferential house prices for those 
under 30 who wish to co-locate close to local family members.35

HOUSEHOLD SIZE

Between 1971 and 2006 the number of UK households increased 
by 35%, while the population increased only by 10.5%.  Ap-
proximately 60% of the increase in households resulted from the 
rising number of one person households, which rose from 18% 
of households in 1971 to 28% in 2006.36  The rise in one person 
households is predicted to account for 72% of household growth 
to 2026.37  Yet one person households consume 38% more prod-
ucts, 42% more packaging, 55% more electricity and 61% more 
gas per person in a four person household.38  All things being 
equal family-friendly homes are eco-friendly homes.

By 2020, the population of Britain is predicted to be 67 million 
and the average household size is predicted to have fallen to 2.1. 
Based on these estimates the UK will require 32 million homes – 
7 million more than it currently has. It is time to consider how we 
can increase the size of households.

Assuming the population remains constant, an increase or de-
crease of 0.1 in average household size can affect housing demand 
by 1 million homes.

Our city would have an average of 4.5 bedspaces per dwelling.  (see 
Appendix 2  for how bedspace densities are emerging in contempo-
rary architecture, including a case study of Beveridge Mews, shortlist-
ed for the RIBA Stirling Prize 2013)

Local residents who would like to move into the new settlement, to 
downsize or to establish a three generation home, will be offered 
discounts from Development Trust.
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MULTI-GENERATIONAL HOUSING

“At a household level, as we all know, relationships are key to 
personal self-understanding. It is through other people that we 
come to know ourselves. Relationships are vital for a child to 
develop a sense of his or her identity, a sense of who she or he is 
and how he or she fits into the world... These relationships are not 
just any relationships; they are intergenerational relationships … 
parents, and often grandparents too, as well as uncles aunts and 
other relatives who provide a child with this self-understanding 
and self-esteem.” Dr Michael Schluter CBE

The ‘sandwich generation’, who care for both their children and 
parents, are rediscovering the benefits of multi-generational living. 
According to the Office for National Statistics (ONS), the number 
of multi-generational UK households has risen 30% in the last 
decade. Ancestry report 500,000 households 39 in the UK now 
containing three or more generations of family, and predicted this 
would rise to 608,000 by 2030.40 Research conducted by Barclays 
for the Telegraph reveals two thirds of the UK believe the solution 
to an ageing population would be to move towards a multi-gener-
ational household.41

This reflects a global trend of multi-generational living. In Germa-
ny 12% of people live in a multi-generational home42 whilst this 
figure increases to 16.7% of Americans43 and in 20% of Austra-
lians44. 

Multi-generational housing, where more than two generations 
live in the same home, is the ultimate form of co-location. Shared 
living can lower housing costs, increase relational support for 
vulnerable family members and provide a safety net in times of 
hardship.  

Designing towards larger and more adaptable new housing is 
an economical approach to meeting housing demand and the 
housing an ageing population. It is more cost effective to develop, 
purchase and maintain a single six bedroom house than it is to 
develop two houses with three bedrooms. 

In our city 25% of housing will be designed to accommodate 
multi-generational living.

We propose that throughout the settlement there is a dwelling mix 
that accommodates for all stages of life and facilitates the interaction 
of the extended family.
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HOUSING DEVELOPMENT

In 2008,  the RIBA Stirling Prize was awarded to Countryside 
Properties (Accordia, Cambridge), the first volume housebuilder 
to be either shortlisted or awarded the prize for the most presti-
gious architecture award in the UK.  The award demonstrates a 
new standard of design that is achievable in the sector.  Nonethe-
less, national housebuilders have failed to provide good family 
housing at volume. Between 2005 and 2007 CABE found that 
only 18% of schemes nationwide were ‘good’ or ‘very good’, with 
53% ‘average’ and 29% ‘poor’ – i.e. they should not have received 
planning permission. 

A RETURN TO THE LOCAL AND  
REGIONAL HOUSEBUILDER

Higher design standards are a key aspect of winning local consent.  
In our city we would like to promote the benefits of returning to 
the local and regional housebuilder.

John Callcutt, former chief executive of Crest Nicholson and 
author of the Callcutt Review of house building delivery (2007) 
identified a structural problem at the centre of why volume 
housebuilders have persistently delivered substandard housing; the 
broken relationship between housebuilders and their shareholders.

“A dichotomy exists between the need to maximise shareholder 
value, and the need for the company as a social entity to act in 
a socially responsible manner. Whilst there are some marketing 
benefits that can be achieved through promotion of non-mandato-
ry “sustainability” credentials, in the short term at least high levels 
of CSR carry a real cost.

“Institutions are demanding increased levels of CSR from house-
builders. However, fund managers look primarily to financial per-
formance; CSR performance – along with other desirable non-fi-
nancial criteria – play little or no part in investment decisions.”

Callcutt specifically refers to publicly listed housebuilders whose 
shareholders are remote and disconnected develop an exclusively 
financial connection to the housebuilder and to the locations of 
their activity.  Callcutt implies this exclusive financial interest 
of shareholders in national companies can become the primary 
interest of company directors explaining how the development of 
housing has largely become commodified and fails to capture the 
support of local residents.

With foreign owners,  there is an even more remote connection 
between shareholders and the communities in which the compa-
ny is developing. The takeover of  aforementioned housebuilder 
Countryside Properties in 2013 by US investment firm Oaktree 
Capital Management can only exacerbate Callcutt’s dichotomy.

‘NOBODY HAS EVER BEFORE ASKED THE 

NUCLE AR FAMILY TO L IVE  

ALL BY ITSELF IN A BOX THE WAY WE DO. 

WITH NO REL ATIVES,  

NO SUPPORT, WE’ VE PUT IT IN AN  

IMPOSSIBLE SITUATION.’ 

—Margaret Mead

Whilst all housebuilders are under pressure to realise shareholder 
value, in our city only a local and regional developers (or the 
subsidiaries of national companies with local shareholders) would 
be permitted to develop. This would be assessed chiefly through a 
requirement for a significant proportion of shareholders to reside 
in the local region. The embedded engagement and concern of lo-
cal shareholders for the activities of the housebuilder and the more 
proximate relationship to the directors encourages shareholders 
to establish a more positive and holistic objective for company 
directors.

It might be argued that favouring local and regional housebuild-
ers would hamper the market’s ability to achieve the dramatic 
increase in output levels required nationally. Yet twice the average 
values of recent years have been achieved by only local and region-
al housebuilders in the past. This issue is addressed in Appendix 3 
with an extract from industry historian and expert Fred Wellings.
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FINANCIAL LIFE
THROUGH THE ESTABLISHMENT OF 

AN EQUIBANK WE WOULD INTRO -

DUCE FINANCIAL PRODUCTS THAT 

SUPPORT FAMILY AND COMMUNIT Y 

REL ATIONSHIPS.

FAMIL IES WOULD BE ALLOWED TO 

FORM OGANISATIONS TO SAVE TA X 

EFFICIENTLY AND GROUP PURCHASE 

INSUR ANCE AND UTIL IT IES.

HOUSE BUYERS WOULD HAVE A NEW 

OPTION, IN THE FORM OF THE DEBT 

FREE R ISER, TO PURCHASE HOUSING.
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FINANCIAL L IFE

“Those who understand compound interest are destined to collect 
it. Those who don’t are doomed to pay it.” Anon

Families are a significant source of finance for individuals. 
Intra-family loans in Britain exceed £25 billion.45 Over half (55%) 
of parents have given or loaned money to their children or grand-
children. The average amount given by parents to their offspring 
is £12,610.46

We would introduce several finance initiatives through an 
equiBank to boost local investment, reduce inequality and bring 
greater financial and relational stability.

FAMILY SAVING AND PURCHASING  
SYNDICATES 

We propose that extended and nuclear families could register as 
organisations to group purchase insurance policies and utilities 
together and could also be employed to purchase houses and meet 
educational costs. Such syndicates afford cost savings at a time of 
real pressures upon the cost of living and facilitate a rediscovery 
of joint enterprise that has often been lost through fragmentation 
and dislocation of the family. 

At present most savings and insurance and utility purchases are 
undertaken by the individual. We have tax breaks for Individual 
Savings Allowances, and propose the equiBank could provide 
similar tax breaks for Family Savings Allowances too. Precedents 
such as the Family Associations in Lebanon46 provide examples of 
how innovative finance models can help reinforce broader social 
bonds.

RISK SHARING FINANCE 

As described above interest bearing loans minimise the informa-
tion flows between the borrower and the lender which enables 
lending to occur at ever greater relational and geographic distanc-
es which facilitates the individualisation of society. Yet when there 
is a greater share of risk between lender and borrower, a greater 
transfer of information is required to enable rational economic 
decisions; thus deeper relationships are necessitated and more 
responsible lending emerges. 

Whilst this principle can be applied to household and business 
lending it also has implications for depositors. There is a false 
assumption that banks can provide both an absolute safe haven 
for depositors and a guaranteed financial reward in the form of 
compound interest. If the equiBank were to adopt the principles 
of risk sharing, then it would not only make for a more equitable 
and sustainable economic foundation, it also would help restore 
public confidence in the banking sector.48

Through the equiBank we propose a new form of ethical savings 

that share some risk with the depositor, for example, up to 10% of 
all losses made on the deposit invested. This requires much closer 
attention to the banks activities and its track record of behaviour. 
Because depositors will be local they will have strong incentives to 
encourage the bank to invest in local businesses. Similarly, depos-
itors will have further incentives to purchase from local businesses 
as this reinforces the likelihood of a stable and strong return of 
their investment.

LENDING AS LAST RESORT

In a speech before the House of Lords, Justin Welby, then Bishop 
of Durham, decried the practices of payday loans companies, 
saying:

‘It used to be said in the old days that you could not take away 
people’s beds and cloaks because they were essential for life-that 
is the Hebrew Scriptures; today, equivalent things are being taken 
away as a result of those very high rates of interest. It is a moral 
case, and it is bad for the clients and bad for all of us in this 
country when it is permitted to happen.’49

Recent research from Christians Against Poverty showed that four 
out of five people taking out a payday loan do so to buy food, and 
yet almost one in five were not asked whether they had a job.50 To 
avoid such exploitation the equiBank would provide depositors 
the opportunity to waive part of their interest payments so as 
to encourage the development of both charitable lending at low 
interest opposed to payday and doorstop lending.

A FRESH APPROACH TO HOME  
OWNERSHIP

As previously outlined in this proposal, new house buyers are 
finding it increasingly difficult to raise the capital required. Until 
recently, the only comparable alternative has been a short hold 
tenancy, but what is needed is a fresh and innovative approach 
to extending home ownership. The method we propose would 
link local investors with house buyers in the form of a trust. This 
product, called the Relational Investment for a Shared Equity 
Residence (RISER), has been developed by financier Matthew 
Gray.51 For more information on the RISER see appendix XXX

“THOSE WHO UNDERSTAND  

COMPOUND INTEREST  

ARE DESTINED TO COLLECT  

IT.  THOSE WHO DON’T ARE DOOMED  

TO PAY IT.” 

— ANON
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CIV IC GOVERNANCE

CIVIC GOVERNANCE

• A CONVENTIONAL TOWN WIDE DEVELOPER MODEL IS SUGGESTED THAT 

BECOMES THE TOWN MANAGER DEVELOPMENT TRUST ),  WITH  

DEMOCR ATIC ACCOUNTABIL IT Y. 

• THE DEVELOPMENT TRUST WOULD BESTOW UPON EVERY INDIVIDUAL 

RE ACHING VOTING AGE A SUM FROM  FUNDS GENER ATED FROM THE 

DEVELOPMENT COMPANY AND ASSETS OWNED BY THE TOWN MANAGER

• THE LOCAL AUTHORIT Y WOULD BE SEEN AS A FACIL ITATOR R ATHER THAN 

AN OVERLY-BURE AUCR ATIC ORGANISATION. THIS WAY LOCAL GOVERN-

MENT CAN BE KEPT SMALL AND THEREFORE REDUCE THE TA X BURDEN 

ON THE LOCAL POPUL ATION.

• TO PROMOTE GRE ATER ACCOUNTABIL IT Y THERE SHOULD BE A RECOG-

NISABLE FIGUREHE AD ( WE SUGGEST A LOCAL MAYOR) WHO CAN BE HELD 

PUBLICLY ACCOUNTABLE.
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INTRODUCTION

In our view, government intrusion in community life should be 
kept to a minimum and the role of ‘big government’ should be 
scaled back due to the financial cost and the disengaging effect 
it has upon local communities.52Instead of providing overbear-
ing oversight, the local authority would be seen as a facilitator: 
its job would be to enable society to flourish as far as possible 
without intervention. By involving citizens as far as possible in 
decision-making processes you increase their commitment to 
policy implementation, and by encouraging responsibility and 
initiative at the local level community links can be strengthened. 
To that end, one of the main goals of local government should be 
to ensure that relationships in society deepen and grow stronger 
over time.53

FAMILY IMPACT ASSESSMENTS

Local decisions would be scrutinised by Family Impact Assess-
ments to ensure impact of political decisions upon families was 
given full consideration.  In Australia, under the then Prime Min-
ister John Howard, made Family Impact Sassessments became a 
requirement on all Cabinet submissions.54

LOCAL INVESTMENT FUND

The Development Trust would bestow upon every individual 
reaching voting age a large cash sum that can be employed for 
employment training, university tuition fees and business start up 
capital.
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LOCATION
WHILE THE REL ATIONAL CIT Y IS IN 

MANY RESPECTS A CONCEPT THAT 

COULD BE APPLIED ACROSS A R ANGE 

OF CONTE X TS AND LOCATIONS...
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...Including the south-east, we feel there is a strong and compel-
ling case for locating the city beyond the commuter catchment 
area for London. Whilst there is a tradition of this approach, 
reflected in a similar rationale behind the location of Letchworth 
Garden City, there are several other important reasons for this.

By investing in regional economies and by encouraging the 
growth of SMEs and locally-run family businesses, we believe it is 
possible to rebalance the UK economy away from an over reliance 
upon the vagaries of international finance.55 At the same time, it 
would encourage the reinvigoration of communities in the north 
that have lost much of their economic purpose in recent decades 
and are largely dependent on public money. It is time these com-
munities were able to earn their own living once more.

In his book ‘Good Cities, Better Lives’, Sir Peter Hall noted the 
north-south divide in England owes much of its existence to the 
fact that many northern single-industry towns have not made 
the transition to the 21st century knowledge economy, as the 
south east has done.56 While these towns may be economically 
depressed, there is no recession on relationships and this strength 
can be used to turn the area around.

The Centre for Cities ‘Cities Outlook 2014’  highlights that while 
775,000 moved to the capital from other parts of the country 
more than 930,000 people left London for other cities in England 
and Wales between 2009 and 2012.  Curiously, Mansfield in 
Nottinghamshire exhibits remarkable and unique resilience in 
this migration flow, despite performing very poorly with econom-
ic indicators.  We suggest this could reflect a deep appreciation of 
rootedness and relational values and propose to build upon this by 
locating our city in it close vicinity.

Advanced manufacturing, including firms in the motor, aero-
space and rail sectors, is seen as a key area for potential growth in 
Nottinghamshire.56 A Relational City with an education outlook 
suited to the 21st century would provide an ideal labour market 
for such emerging local economies. 

FLOW OF PEOPLE TO LONDON FROM OTHER CIT IES
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FINANCIAL DELIVERY

A POSSIBLE ARBITR AGE  

OPPORTUNIT Y:

IN SEEKING TO ESTABLISH A NEW 

SET TLEMENT IT IS  

IMPER ATIVE THAT RISK, RESPONSI -

BIL IT Y AND REWARD  

IS SHARED EQUITABLY BET WEEN 

THE SPECIAL PURPOSE TOWN-WIDE 

DELIVERY COMPANY AND THE 

HOUSEBUILDER...
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FINANCIAL DEL IVERY

Delivering a new town without expense to government is feasible 
and whilst it is not possible for us to cost such delivery we would 
like to point out a possible arbitrage opportunity that might 
compare favourably to the existing Community Infrastructure 
Levy (CIL) and s106 regime.

We propose that the delivery company (the charging authority) 
reduces its exposure to financial risk by requesting infrastructure 
itself from housebuilders rather than the finance to purchase 
infrastructure itself.  Requesting the actual infrastructure as a 
condition of development ensures there is reduced exposure to 
increases in inflation. 

Instead of competing on financial terms only, the housebuilder 
bidding for the right to develop should be able to demonstrate 
‘additionality’ with what their infrastructure package can bring.  
This will incentive upwards pressure on the standards of delivery 
rather than downwards pressure on the size of CIL contributions.

Since greater regards are at stake in a new town for a housebuilder, 
we believe a greater share of this financial risk should be borne by 
the housebuilder who is reaping the greatest financial reward in 
the transaction. Despite housebuilders typically being focussed 
developers (focussed upon housebuilding exclusively), they are in a 
much better place to form consortia or negotiate the best possible 
price for infrastructure than the charging authority.

WORKED EXAMPLE:

The cost of necessary infrastructure at market rate = £20,000,000

1,000 houses with CIL tariff of £18,000 per house = £18,000,000

Cost of infrastructure at cost price (or market price achieved by house-
builder) = £17,000,000

In this scenario, the charging authority suffers a loss upwards of 
£2,000,000 and the housebuilder pays over the market rate.  Fur-
ther, the costs of infrastructure, services and inflation may push 
infrastructure costs up from the time CIL payments are made. 
This is at the exclusive risk of the charging authority.

This approach potentially reduces cost to housebuilder (even if 
they have to form consortia to deliver both infrastructure and 
housing) and reduces risk to the charging authority.

As with CIL, the delivery of relevant  infrastructure would be 
conditional to the commencement of housebuilding. Alternative-
ly, if delivered in parallel to housing construction, sales from the 
property could be paid into an escrow account until satisfactory 
progress of the relevant infrastructure.
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THE RELATIONAL CITY: RETURNING 
SOMEWHERE NEW

A vignette by Liz Baddaley

I am back. 

With feet on glossy rain-black tarmac and familiar contour, 
I’m not so much walking this street as inhabiting its pools of 
streetlamp glow one by one as if completing a well-rehearsed 
dance.

For to say I have been here before is a lie. It lacks the truth of 
every tree climbed and a broken wrist outside 21.

It’s all the same of course. But this sameness has been twen-
ty-something years in the making and it deceives. As my eyes 
begin to see more than just what they expect, shifts emerge from 
the shadows.

There is a new absence of cat on bench at 9 and a fresh presence of 
dormer windows at 11. I am no outsider so I know Mrs Peterson’s 
house is for sale because she is making her own new start with 
her son’s family. I also hold the secrets others can’t perceive from 
brick facades - there are more people in almost every house on this 
street now.

The curtains aren’t drawn at 17 and in yellow back-lit histo-
ry-of-the-moment I see the family of our time. The children are 
in uniform but lively with the freedom of home-time. Mum 
and Dad aren’t back from rush hour chaos but grandparents sit 
comfortably in the midst of mayhem with the relative calm of 
second-time-rounders.

I am nearly home. 

They say you can’t go back. Perhaps they’re right. Because there 
is so much new in this going back. So much wisdom to drink in 
from her. So much that is progress in the past if I will ask and 
listen. So much from behind that is ahead - ready to weave with 
today’s wisdom to form a new future for all of us. 

As I reach the cherry red door, I feel the quickening again. And 
the removal van is also preparing to spill out pictures of tomor-
row onto yesterday’s street. 

I wipe my feet on the mat and prepare to join the ranks of the 
new average family statistic.

2.4 parents. So modern. So savvy.

But we are not trend followers. For James it might be “recession 
proof”, but me? I can’t shake the suspicion that she might have 
something more to teach me yet - and that my daughter needs us 
all together. 

And perhaps if we surrender our fragmentation we might just find 
the courage to believe what we discover – that the old community 
we abandoned for independence and self-sufficient security can be 
new too as we return to it with what we have learnt. 

There is a freedom in saying we didn’t get everything right. And 
in making our next steps ones of half-retraced discovery.

My mother embraces me awkwardly – for I am bulky with two 
lives and she is a cautiously delighted matriarch of two generations 
now. But there is no faltering or questioning because she has long 
been accommodating others. 

Simple, loving demonstrations of something global and timeless. 
Something we are newly learning. 

We are stronger together.
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APPENDIX 1

RISER: a fresh approach to home ownership

As outlined in this proposal, new house buyers are finding it 
increasingly difficult to raise the capital required. Until recently, 
the only comparable alternative has been a short hold tenancy, 
but what is needed is a fresh and innovative approach to extend-
ing home ownership. The method we propose would link local 
investors with house buyers in the form of a trust. This product, 
called the Relational Investment for a Shared Equity Residence 
(RISER), has been developed by financier Matthew Gray.  

The RISER cuts out financial institutions and brings house buyers 
and investors together in a mutually beneficial co-investment 
that can be tailored to suit the best interests of all parties – home 
ownership and a fair return for the investor. Unlike a mortgage, 
the RISER places investors and the occupier on an equal footing 
in regards to market fluctuations. 

Under a RISER arrangement, the occupier inhabits the prop-
erty as the co-owner. They pay a regular amount to the other 
co-owners an amount linked to the proportion of equity held as 
the investment. The occupier also has the option of buying equity 
from the co-owners under mutually beneficial terms. The occupier 
would benefit from greater capital growth potential and improved 
effective return, while the investor would benefit from a high rate 
of return and tax efficiency.

In a traditional landlord-tenant arrangement, the tenant cannot 
insure the property because they do not have an insurable interest 
in the property. However, because the house is in shared equity, 
the tenant does have an insurable interest and this also provides 
them with an incentive to maintain the property. As a result, the 
rates charged to the occupier will be lower than the market rate.

Benefit to the investor. If you invest £90,000 as a lump sum and 
10 years later you come out with £150,000 the rate of return is 
5.24%. If you invest it and after year 4 you get back £50,000, 
year 7 £50,000 and year 10 £50,000, the total you get back is 
£150,000 but your cashflow rate of return is actually 7.83% be-
cause you have got your money back as you go along. The RISER 
takes advantage of that for the investor and this is a hedge in a 
falling market because in a falling market you’ll get your capital 
back quicker and it’s a higher rate of return. 

It’s tax efficient. Capital gains tax calculation - £90,000 invested. 
£150,000 after 15 years. Take off your allowance and a higher rate 
tax payer would have £13,000 of capital gains tax. In the RISER 
product you put £90,000 in and over 15 years you get £10,000 a 
year back. So you get £150,000 back. Capital gains liability? £0.

Notes taken from trascript of M. Gray (11 October 2012), ‘The 
debt-free RISER: a new method of house purchase’, Jubilee Cen-
tre podcast, available at http://jubileecentre.podbean.com/feed/; 
accessed 24 February 2014.
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APPENDIX 2 – CONTEMPORARY MULTI-
GENERATIONAL HOUSING TYPES

 

Beveridge Mews, Stepney Green, London E1

Peter Barber Architects

Social housing development for Southern Homes who set a brief 
for multigenrational housing.

RIBA Sterling Prize 2013 shortlisted

Eight properties (one 7 bed, one 6 bed, three 4 beds, three 3 beds)

Bedspace density = 4.25 beds per dwelling

We need to give more space to research what the design of 
flexible inter-generational housing might look like but successful 
multi-generational housing for three generations will balance 
promoting independence and shared spaces. 

The need to develop dwelling types designed for divisibility to 
adapt for when changes of family structure occur would be an 
integral part of this reform. An example of a dwelling type with a 
high level of flexibility is the old Amsterdam canal house. These 
houses are able to accept changes over time because of their large 
exterior loadbearing structure which afford large floor plans and 
adaptable internal subdivisions. 

Design should consider personal space and ownership, individual 
needs and accessibility. A typical multi-generation home would 
separate, self-contained apartment within the main dwelling. 
The two would be connected structurally, however the apartment 
could be closed off (if desired) from the main house. Like the Am-
sterdam canal house internal walls of both dwellings would not be 
structural, thus allowing rooms to be re-configured over time. 

External access to both properties would be separate allowing 
for other opportunities such as an independent apartment for 
maturing children, a home-office unit, or a bedsit as an additional 
source of income.



39

APENDICES

APPENDIX 3  - THE DELIVERY  
CAPACITY OF LOCAL AND REGIONAL 
HOUSEBUILDERS

In terms of delivery, local and regional housebuilders are well 
capable of delivering much higher levels of output. Regional 
housebuilders were the dominant players until the 1970s when 
output levels were around 200,000 per year, compared to a recent 
ten year peak of 183,000 (2006) prior to the 2008 financial crisis.  
At the height of UK housebuilding in 1930’s outputs of 250,000 
were consistently achieved and delivered exclusively by local 
developers.  The steady concentration of market share by nation-
wide companies since the 1970’s is no more likely to assist with 
increasing national output levels that are necessary.

Excerpt from Callcutt Review (2007) by  Fred Wellings

More than half of the industry’s output is delivered by small and 
medium firms – some of them very small indeed. 

The rationale for the mergers and acquisitions that are still being 
seen today has been popularly described as economies of scale, in 
the narrow sense of increasing the physical size of the individual 
operating unit. There might be some limited gains to be made by 
developing on large, rather than small, housing sites; but these 
sites do not have to be owned by large firms. Moreover, and 
perhaps uniquely, the housebuilders themselves have only limited 
control over the size of their operational units; even if there were 
economies of scale on site, there is little that management could 
do to obtain larger sites.

There are stronger reasons for suggesting that there are econo-
mies of scope, i.e. economies deriving from the size of the firm 
rather than the individual operating unit. The housebuilder with 
many sites may secure cost savings over a firm with few sites. The 
arguments for increased size in the key areas of land acquisition, 
marketing and purchasing do all exist, but they do not confer 
such a competitive advantage that smaller firms are unable to 
compete; they do not necessitate increased size. Where there are 
economies that accrue to the larger firm, they are offset by both 
organisational diseconomies and also by the dissipation of entre-
preneurial flair, particularly in the land buying which lies at the 
heart of the development process. There is no consistent evidence 
to support the proposition that large companies earn superior 
rewards to small companies.

An alternative explanation of growth lies in financial motivation. 
The stock market provided an incentive for private companies to 
grow to a size where they can be floated on a multiple of profits. 
Once there, the ability to issue shares has allowed companies to 
finance a faster rate of growth and to make acquisitions. Fur-
thermore, they are not allowed to stop growing: the pressure on 
quoted company managements is to produce profits growth and 
the only way that can be done in a static market is by increasing 
market share. In recent years the low cost of fixed interest financ-
ing has also facilitated the returns to be made from corporate 
acquisitions.
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