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The Urban Land Institute (ULI) UK, a membership 
organisation with a mission to provide leadership in the 
responsible use of land and in creating and sustaining thriving 
communities worldwide, has long sought to exchange 
knowledge and promote best practice in residential led 
development, having previously conducted research into 
Build to Rent and Later Living, publishing guides to help 
address the UK’s housing crisis by supporting the creation 
of new markets and driving up quality. 
In 2020, together with Prior + Partners (P+P), a leading 
planning and urban design practice specialising in the design 
of long term complex new community developments, we 
conducted research into the delivery of new communities, 
hosting a series of roundtable discussions with key industry 
leaders involved in their delivery, including landowners, 
developers, housing associations, central and local 
government, designers and advisors. The roundtables 
set out to understand the issues associated with creating 
fantastic new places at scale in the UK, the key attributes 
a new community should have, and what lessons can be 
learnt from existing practice to inform future delivery. 
Drawing on the rare examples of current good practice, we 
identified five core delivery principles and twelve foundations 
for success which, along with the other research findings, 
are presented here. 
We hope you enjoy reading our findings and look forward 
to your participation in future discussions.

Jason Prior
Prior +Partners

Vanessa Hale
Chair, ULI UK
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Issues &
challenges

Frequent mismatch in time horizons 
between promoters, landowners, 
developers, funders, and the long 
term nature of new community 
development

Significant upfront investment 
requirements in infrastructure and 
long term unpredictable returns on 
investment creating a misalignment  
of risk and return profiles

Lack of availability of long term 
funding and financing

Insufficient upfront consideration of 
long term stewardship arrangements 
including costs and revenue

Government funding is often short 
term and focused primarily on housing 
numbers rather than quality of place

 
Land price speculation and inability to 
purchase land at appropriate prices or 
sufficiently capture its value increase 
for public benefit

Local Plan site allocations process 
leading to inappropriate locations for 
new community development

Duty to co-operate insufficient for 
large scale strategic nature of new 
community development

Low ambition, lack of standards, and 
insufficient enforcement of quality

Traditional views of desirable 
development creating unsustainable 
places

Insufficient public sector capacity and 
capability to lead and manage such 
complex long term projects.

The UK housing crisis is well 
documented. The Office for National 
Statistics projects that the number of 
households in England will increase to 
around 28 million by 2039, requiring 
an average of more than 200,000 new 
homes to be built per year. To meet this 
need, along with addressing existing 
shortfalls, the UK Government’s stated 
aim is to supply 300,000 new homes 
per annum by the mid-2020s, and one 
million new homes by the end of the 
current parliament.
These numbers require a dramatic 
increase in the delivery of new homes, 
requiring a multitude of different 
interventions and a variety of different 
approaches appropriate to the local 
environment. 
Long term large scale new community 
development can be part of the solution 
to the UK’s housing crisis, as well as 
creating opportunities for fantastic new 
places to live. Multi phase, delivered 
over several decades, generally on 
previously undeveloped land, these 

residential led purposefully planned 
new settlements have been promoted 
by successive UK governments over 
time.
From the Victorian philanthropists 
of the 1800’s to the Garden City 
movement at the turn of the century, 
to the post war new towns, what were 
once new communities have become 
established towns and cities in the UK 
landscape. More recently the last 20 
years has seen a revival of interest in 
new community development, from the 
promised Eco Towns to the promotion 
of new Garden Communities. 
However, despite the intent, many 
of the new developments in recent 
years have often never materialised, 
or when delivered, are frequently 
poor in quality and fail to live up to 
their promised potential. In its 2020 
Housing Design Audit for England, 
the Place Alliance issued its damning 
verdict on the design of new housing 
developments in England, stating that 
‘...it is overwhelmingly mediocre or 
poor’.

Setting
the scene
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Inspiring new 
communities

New community development suitable for today’s and 
tomorrow’s world needs to be different to much of the 
new community development of the recent past. 
Future new communities must address current and 
future trends, including climate change, demographic 
change, technological change, and social and cultural 
changes, to create fantastic new sustainable places to 
live.
New communities should be inspiring: distinctive, 
resilient and well connected, where people can live 
healthy and productive lifestyles. 
Inspiring new communities grow out of an understanding 
of the existing place, its context, history, existing 
neighbouring communities, and the trends that will 
influence their future. 
New communities develop over time, and evolve as the 
people within them interact with each other and the 
places they inhabit.

+ productive 

+ thriving

+ distinctive

+ healthy

+ resilient

+ connected 
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1. Long term business 
models, featuring long term 
land and asset ownership, 
supported by patient capital

2. Early investment in 
strategic and sustainable 
infrastructure, sized 
appropriately for the 
development as a whole, 
considering its operational 
requirements over its 
lifetime

3. Developing stewardship 
models early to inform 
investment, planning, and 
design decisions for the new 
community

4. A clearly articulated long 
term aspirational vision 
of the future community, 
accompanied by a flexible 
high quality masterplan, 
relevant design guidelines 
and/or codes

5. Early investment in 
placemaking

6. Leadership which fosters 
a collaborative culture 
across the supply chain 
incentivising positive 
performance 

7. A set of clear objectives, 
outcomes, and measures to 
understand what success 
looks like, integrated into 
management decision 
making, procurement, and 
contract management

8. Engage early, often, and 
throughout the lifetime 
of the development with 
neighbouring, future, and 
current residents

9. Collaborative working 
between local authorities 
and promoters of new 
community development

10. Local authorities with 
the capacity and capability 
to establish clear policies 
for new community 
development; instigate, 
develop and enter into 
delivery partnerships 
where appropriate; and use 
planning and CPO powers 
where necessary to ensure 
delivery and high standards

11. National government 
identification of appropriate 
areas for new community 
location; promotion of high 
quality design underpinned 
by appropriate quality 
standards and regulation; 
and capacity building 
support to local authorities 
to lead or engage effectively 
with new community 
development

12. Availability of 
government and government 
backed long term forward 
funding and finance, which 
incentivises high quality 
design, together with an 
understanding of, and ability 
to capture land value uplift 
through public investment 
and decision making.

Long term 
business 
models

Vision and 
leadership

Engagement Capacity and 
capability 
in local 
government

An enabling 
policy 
environment

P R I N C I P L E S  A N D 
F O U N D AT I O N S  F O R  S U C C E S S

Delivering 
Differently
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A call
to action The five principles and twelve 

foundations identified in this report 
establish prerequisites for success in 
addressing the interconnected issues 
and challenges presented in the delivery 
of 21st century new communities. For 
change to happen though, application 
of these principles needs to become 
widespread and business as usual by all 
those involved in the delivery of new 
community development.
Over the next year, ULI UK and Prior 
+ Partners will be delivering a new 
programme of activity bringing together 
individuals and organisations across 
the real estate and built environment 
industries and public sector to conduct 
a deeper dive into issues and challenges 
associated with delivery, and how the 
principles and foundations for success 
can become every day practice. 
The programme will seek to:

 + create greater understanding of the 
barriers to success and how they 
can be overcome

 + identify whether there are any gaps 
in knowledge or data that needs to 
be addressed to improve delivery

 + exchange knowledge and best 
practice in the delivery of new 
community development.

The programme will encompass a 
series of roundtable discussions, site 
visits, and study tours.

These activities aim to:
 + influence a change in industry and 

public sector approaches to new 
community development to be 
longer term

 + understand better the 
role investors can play in 
supporting high quality 
outcomes for new 
communities

 + inspire and create the next 
generation of leaders to deliver 
inspiring new communities

 + improve the approach to local 
engagement on new community 
developments

 + increase the capacity and capability 
of local authorities to engage 
with and lead new community 
development

 + create a better enabling national 
policy environment.

Interested individuals and organisations 
can register their interest in participating 
by contacting Sarah Musgrove, 
Executive Director ULI UK,   
sarah.musgrove@uli.org.
Changing the way new community 
developments are delivered is not an 
option but a necessity for today and 
tomorrow’s world. Together, lets raise 
the ambition!  

Next steps

With a few notable exceptions, the 
UK’s track record in delivering inspiring 
new communities has been poor. The 
impacts of this will be felt for decades 
and centuries to come. Delivering 
sustainably and addressing the 
pressing challenges of climate change, 
demographic change, and technological 
change is now a necessity. 
The UK’s continued undersupply of new 
homes to meet housing need, and the 
delivery of low quality developments 
in inappropriate places, provides a 
poor reflection of the skills, expertise, 
and experience that exists in the UK 
built environment industry. The select 
number of high quality new community 
developments that have been delivered 
to date demonstrate that the capability 
does exist to create amazing sustainable 
places. 
Collectively the industry can and 
must do better. All actors have their 
part to play.  Landowners, developers, 
promoters, local authorities, central 

government, investors, designers, 
advisors, and contractors, can all 
influence the nature of the development 
that is proposed, the type of place that 
is delivered, and the community that 
will form and evolve over time. 
Through delivering differently in 
accordance with the five principles 
set out in this report; with long term 
business models, clear leadership and 
commitment, collaborative working and 
government support, new community 
development in the future in the UK 
can look very different to the most 
recent past.
It is vital that the built environment and 
real estate industries and public sector 
now come together to understand how 
the foundations for success identified 
here can become the norm, rather 
than the exception, so that future UK 
new communities are the truly inspiring 
places that we deserve.
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