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“Development Securities is a property development and investment company. Our main
objective is to carry out substantial, complex developments in a risk-averse manner by
forward-funding major schemes with institutional partners.

It is crucial for us to maintain a balance between social, economic and environmental
aspects of our business. Sustainability is a vital part of our approach to property
development because we believe that social and environmental well-being have
important implications for our corporate reputation and long-term financial performance. 

It is not just about being a good neighbour, it is good for our business too.

To this end we work hard to involve a wide range of interested parties in individual
development projects.

We see our greatest beneficial impacts – social, economic and environmental – being
associated with urban regeneration, but apply the same general principles to the
greenfield developments we undertake.

As a company, we want to ensure that our developments enrich local communities by
delivering social benefits while protecting and enhancing the natural environment.”Development Securities policy, October 2005
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Since we first reported on our approach to
sustainability in 2003/04, scrutiny of companies’
performance has increased. Shareholders know
that operating sustainably can indicate a well-run,
successful company. At the same time, society
and government have developed high expectations
of property developers.

Naturally we meet the minimum requirements of laws
and regulations, but we want to do more.

Through a combination of our pioneering urban
developments, including the Royals Business Park
in East London and PaddingtonCentral in West
London, and our ability to create innovative, green

buildings, such as the new headquarters for South
Cambridgeshire District Council, we have shown we
can deliver social and environmental benefits alongside
our commercial objectives.

Our management approach and corporate governance
is now geared towards a broader ‘sustainable’ outlook,
rather than just addressing environmental impacts. To
demonstrate the practical impacts of these changes we
have used live examples in this report, focusing on the
social, economic, or environmental elements of
sustainability.

My particular preoccupation is waste. We have
successfully implemented a waste management plan
at the Royals Business Park, reducing the amount of
waste generated, engaging site staff in new procedures
to improve recycling rates, and gaining benefits from an
overall improvement in the efficiency of the site. This
approach will now be rolled out on all future projects.

Similarly since January 2005, we have identified and
kept a record of key improvements to sites and their
surrounding communities – open spaces, landscaping,
community facilities and public art. We have also
started a post-completion review programme with local
stakeholders, so that we can learn from experience and
improve the sustainability of our work. The preparation
for this work started in 2004.

The journey to sustainability is a continuing process.
In order to evolve our approach we have targets relating
to various aspects of sustainable development. These
targets will help us develop a rigorous approach to
measuring our performance. 

We have chosen waste management as our principal
sustainability area and will be sharing best practice
information with the industry. I urge other property
players to do the same with sustainability lessons
they learn. Creation of standards by which to measure
performance is the most significant contribution to
continuing improvements in the field of sustainability
that any of us can make.
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Development Securities has two core activities,
administered from our head office in central London:

The development portfolio, which forms the largest
part of our operations and
The investment portfolio, which is growing in
importance.

Our sustainability policy covers both aspects of our
business and is accompanied by a set of long-term
sustainability objectives, listed on page 18. We are
committed to specific targets, which include deadlines.

OVERVIEW
As a quoted property company, our principal aim is to
increase the net asset value in order to return profits
to shareholders over the length of the property cycle.
We were successful in this objective over the period,
increasing net assets per share from 444p in 2003 to
466p in 2004.

Total Shareholder Return for 2003 was 17.7% and
27.7% for 2004.

Development Portfolio
Traditionally our development portfolio comprised office
and retail property, forward-funded by a variety of blue
chip institutional partners. As a result of the changing
town planning regime, we are also increasingly involved
in large-scale, mixed-use, regeneration projects such
as PaddingtonCentral.

Investment Portfolio
Since 2000 we have concentrated on restructuring
our property investment portfolio and streamlining the
way it is managed. As a result, the portfolio has grown
considerably over the last two financial years, its 2004
value was £150 million.

The investment portfolio breakdown at the end of 2004
was 54% retail, 30% office space and 16% industrial.

Structure
Ultimate responsibility for our sustainability policy
rests with joint managing director, Julian Barwick.
The director of each development manages all
on-site construction and design activities, through
specific targets and implementation procedures for
each project.

For the investment portfolio the Investment Director is
responsible for the integration of sustainability issues
into the acquisition and disposal process, whilst the
Property Manager directs the integration into the
management of occupied buildings.

GOVERNANCE
Management Control
Our Board comprises four executive and five
independent non-executive directors. The Board
has the following standing committees:

Audit Committee
Nomination Committee
Remuneration Committee
Risk Committee

There has been a thorough performance evaluation of
the Board, each of its Committees and the individual
Directors by Hanson Green and Watson Wyatt.

We place great importance in our high standards
of corporate governance and in 2003 we were very
pleased to be awarded ‘Best Corporate Governance
for a Non FTSE-100 Company’.

Risk Management
The Risk Committee undertakes an extensive review
process to identify and manage various risks to the
business, ensuring appropriate control procedures
are embedded in the corporate culture.

The risk assessment procedure involves categorising
risks. The highest of these risks are rigorously reviewed
on a quarterly basis. Other potential impacts with a
lower risk rating are reviewed on a rolling basis.

Management Systems
We have prioritised our sustainability issues and
have identified for particular attention those such
as waste management.

Targets are approved by the Main Board on a two
year basis and our performance is reviewed annually.
Progress on all projects is reviewed and reported on
a bi-monthly basis.

A flexible approach
Our development projects are wide-ranging. So we
feel it is more appropriate to establish sustainability
procedures that can be consistently applied, than to
set absolute performance criteria.

At the outset, the development manager produces
a project brief, which includes our sustainability
aspirations within each project design team. We
include our sustainability consultants to support the
whole process. This approach has the backing of
our institutional investors.

A strong emphasis is placed on sustainability
awareness and competence throughout the
contractor selection procedure and ongoing
supply chain management.
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OVERVIEW AND GOVERNANCE
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Development Securities appreciates the value of
dialogue with our various stakeholders to help achieve
our sustainability objectives. It means talking with the
rest of the property industry, government, our staff,
partners and others on sustainability issues. 

Government
We have worked with government at both a national
and local level to put sustainability into action. For
example, in 2003 Sir John Harman, the Chairman of the
Environment Agency, was asked by the Government to
chair the Sustainable Buildings Task Force. The task
force was set up to consider ways to enhance the
sustainability of buildings. The group contained leading

figures from the energy, timber and water industries,
as well as representation from house builders, local
and central government and developers, including
Julian Barwick. The findings were reported to
Government in May 2004 and the next stage will be
to take forward the recommendations and develop a
Code for Sustainable Buildings. 

Employees
Our employees are our primary stakeholders. Not only
do their livelihoods depend on the continuing business
success, they are also our greatest ambassadors. As
a responsible employer, we offer staff structured career
paths supported through training. Indeed, many of our
qualified staff are members of professional institutions
that require continual professional development. Senior
managers are encouraged to attend courses and
seminars to maintain their technical skills at the highest
level and to share knowledge around the firm.

Once employees have been with us for one month they
become eligible to join a savings-related share option
scheme. For the 2004 launch 55% of all those
employees invited to participate have taken up the offer.
Another benefit is a discretionary annual bonus, based
on individual, team and corporate objectives. Staff in
head office are also invited to join the company’s non-
contributory pension scheme, which also provides life
assurance cover. Furthermore, they are eligible for
membership of our Long Term Incentive Plan and
medical insurance scheme.

The turnover rates in head office staff during 2003
and 2004 were 25% and 18% respectively.

Partners
We try to involve other organisations in our
development projects wherever possible. We work hard
to have good relationships with relevant stakeholders.
Sometimes this takes the form of a partnership. 

One example of this approach is The Royal Docks
Partnership, founded by Julian Barwick, which brings
together major partners and stakeholders including City
Airport, the ExCeL exhibition centre and London First.
This gives the area an authoritive voice and provides a
useful forum for consultation.

Similarly, the Paddington Waterside Partnership was
launched in 2002 under Julian Barwick’s chairmanship.
We continue to be actively involved in delivering
educational, employment and security benefits to
many of Paddington’s local communities.

We are represented on the board and are active
members of London First and are represented on the
board of management of the British Council for Offices.

STAKEHOLDERS: shareholders customers and tenants lenders and insurers business partners advisers, consultants & contractors, local communities employees central and
local government non-governmental organisations industry bodies and trade associations

STAKEHOLDER ENGAGEMENT



Development activities

From December 2003, every major supplier should demonstrate an understanding of our Environmental Policy and satisfactory performance.

From July 2003, embed a handover and training process in the development brief.

Continue to ensure BREEAM assessments are carried out for all our office developments, achieving a rating of VERY GOOD as a minimum, and aspiring to achieve EXCELLENT.

By December 2003, review the updated BREEAM for offices scheme to determine where to set our minimum rating level.

From July 2003, for major contracts, require our contractors to comply with the appropriate local authority’s Considerate Contractors Scheme.

From March 2004, at our new major developments, work with the design team and contractors to reduce the waste generated and that sent to landfill, measuring the benefits.

By June 2004, identify meaningful, measurable indicators to determine our impacts on the environment and the improvements arising from the development programme.

By September 2003, investigate the benefits of undertaking a sustainability appraisal for our large-scale developments.

At one of our major developments, we will require our contractors to report on waste management and transport related impacts, providing a benchmark for future developments.

From July 2003, identify the benefits and barriers of setting energy performance standards in our specifications.

By the end of 2003, identify if sufficient data has been collected to set meaningful energy performance standards.

By September 2003, we will brief our project managers on current/near future energy technologies.

Investment/Property management

These targets are delivered in conjunction with our managing agents. Make appropriate environmental enquiries when seeking to add to our investment portfolio.

Continue to advise our prospective property purchasers and occupiers about relevant environmental information where we are already in possession of it.

By September 2003, review our existing portfolio to identify those properties with the greatest opportunity to improve the environmental impacts.

Following this review, implement a programme of improvements at two properties, and consider extending the approach to a further two properties.

Management of head office activities

By September 2003, request assistance from our landlord to reduce our office-based environmental impacts.

By July 2003, identify a champion to reduce our environmental impacts through changes to office procurement practices and staff activities. By the end of December 2003, the programme will have a champion in place to deliver this.
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In 2002 we identified a number of broad goals and
developed 16 environmental targets with deadlines.
Amongst our notable achievements were:

Strengthening our sustainability programme through
setting social and economic targets, in addition
to developing new environmental targets;
Beginning to apply our sustainability objectives to the
management of our ever-increasing property portfolio
and to our own occupation of property via our
managing agents;
Piloting new construction and development
processes at key projects for future application
across the development portfolio;
Setting both management and performance targets
where appropriate;
Extending our programme to include our investment
and management portfolio;
Formalising the sharing of knowledge to help our
employees identify the most significant sustainability
issues, as well as determine solutions.

As we start to measure our environmental impacts
during the construction process and commence
reporting more performance-based data, we will
be able to move towards independent verification. 

Our work has achieved external recognition. Our
PaddingtonCentral development won the London
Planning Awards’ Best Planning Built Project
contributing to London’s future. We were also finalists
in the 2004 Property Week Property Awards Category
for Regeneration for the same development and won
the Office Agents’ Society award 2004 for the
Headquarters building for South Cambridgeshire
District Council in Cambourne. 

Of particular significance however, is our work in
the field of waste management which we highlight
on page 16. 
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WHAT WE HAVE ACHIEVED

The Mobile, The Royals Business Park
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ECONOMIC IMPACTS

It is vital to us to ensure that our developments add
to, and sustain, the economic vitality of the places
we develop. Our developments can act as a catalyst
to further inward investment from other sources,
magnifying economic benefits, creating job
opportunities and strengthening social networks.

At the Royals Business Park, we have invested heavily
in generating the quality of infrastructure and physical
environment needed to attract national and overseas
investment. We have done just that by creating Building
1000, a landmark office building.

In Cambourne, we are contributing to a community
which can live, work and play within its locality, by
developing a state of the art, environmentally friendly
business park next to housing. 

Infrastructure improvement
As part of our development activities, we are frequently
required by local authorities via Section 106 agreements
to make significant investments in local community
facilities and infrastructure. Even where we do not have
a requirement to do so we often voluntarily exceed the
minimum planning requirements on all major projects,
for example by developing green travel plans for all
major projects.

One of the steel girders for the Crossrail deck at Paddington



PaddingtonCentral is a phased development in
London’s newest business quarter, which will provide
business, residential and leisure facilities around the
possible Crossrail project, allowing greater and faster
public transport access across London. 

On completion, the development will total 1.6 million
sq ft of office, retail and residential space. Phase 1 is
now complete and comprises 350,000 sq ft of office
and 80,000 of retail and leisure space. Phase 2 will
comprise over 650,000 sq ft of high quality new office
space in two buildings.

Phase 1
The work to date represents significant stimulus to
economic and social regeneration.

The development was the first project where we have
requested that the main contractor and in turn, the
principal sub-contractors, measure their waste outputs.
As there were a relatively small number of principal
sub-contractors at the site, this provides useful
feedback on practicalities and any difficulties faced,
prior to instigating a measurement process for our
other developments. 

Crossrail deck
Work has already begun on the Crossrail deck,
which will provide a platform for Phase 2 buildings,
whilst at the same time safeguarding space below
it for the possible future development of Crossrail.

This approach has allowed the regeneration of
Paddington to begin immediately, without having to
wait until a decision on Crossrail is made.

We are putting in place the necessary infrastructure
so that the Crossrail link can be developed so as to
minimise the impact on the surrounding environment,
through the removal of all spoil by railway wagons
which will be loaded by day and removed at night.

The site is operated according to the Considerate
Constructors Scheme to minimise disruption to
neighbours. 

Phase 2
Phase 2 involves the development of an office building
above the Crossrail deck. Our sustainability targets and
key performance indicators have been incorporated
within a Sustainability framework. This framework
addresses all stages of the process (construction,
design and handover) and it will be used to record
decisions, responsibilities and actions. In this way, we
will have a transparent process and a clear audit trail
of the application of our sustainability principles to this
project. As with all of our projects, the design team will
attempt to achieve an ‘excellent’ BREEAM rating, and
as a minimum, must achieve ‘very good’.

“In partnership with Development Securities,
we have helped transform this area of
Paddington, previously a derelict area, into
an exciting environment which will benefit not
only new residents but also the local economy
by providing greater business opportunities
and a boost to local employment. Education
provision, safety and security have also been
improved. As a team we are committed to
ensuring that PaddingtonCentral will continue
to enhance and contribute to the regeneration
of this important part of London.”
Richard Jones, Head of Life Funds, Morley Asset Management

PADDINGTONCENTRAL – AN ECONOMIC CASE STUDY 

Paddington main line
Hammersmith & City

underground line

Crossrail deck

Indicative
Phase 2 building

Crossrail marshalling yards
servicing tunnel construction

Crossrail tunnels
The inter-relationship between existing public transport
links, the Crossrail deck and the Phase 2 building
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SOCIAL IMPACTS

Actions that immediately contribute to the
enhancement of the environment include education
initiatives and public art. Benefits that arise over a
longer period include lower unemployment and stronger
community cohesion.

Local employment – construction / new employers
In conjunction with the Local Authority we will, where
appropriate, discuss their local employment plans with
our selected contractor to determine how local needs
can be accommodated.

Quality environment
Providing a quality environment is a hallmark of all
the developments we deliver. For example, as well
as developing prestigious buildings at Cambourne
Business Park, we have actively supported the local
community. We worked with a local medical practice
initiative to promote the health benefits of walking.
Maps showing footpaths, bridleways and cycle paths
were distributed to encourage people to walk and
cycle to work, as well as to explore the area around
Cambourne.

Training and education
Development Securities encourages all staff to
continue their career development through funded
training initiatives. Technical staff are personally
responsible for identifying specific training needs
for their career development.

We contribute to the education and well-being of local
children in a variety of ways:

Taking the lead role in providing financial assistance
to fund building improvements, for example,
St Augustine’s secondary school in Paddington.
Encouraging local children to enjoy the amenities
provided at our developments, for example pond
dipping at the Furlong Centre, Ringwood.
Continuing to raise money to support the charitable
activities of the childrens’ hospice, Richard House in
Newham, East London. 

Arts and culture 
We allocate 1 per cent of our construction budgets to
Public Art for the local area, all of which is specifically
commissioned.

By way of example, a sculpture “Icosahedral” has been
commissioned from a local artist Taslim Martin as a
permanent and striking feature for Cambourne
Business Park.

Health & Safety
Health & Safety is given a high priority across all of our
different functions: as a landlord, a construction client,
an employer, and a procurer of goods and services.
We seek to ensure that the highest standards of health
and safety are integrated into new build designs and
where we retain ownership, building management. 

In 2004, we reviewed our health and safety policy.
In 2005 we issued new Health & Safety guidelines
within our Corporate Health & Safety Handbook and
distributed this to all our employees who were also
given awareness training. 

All our on-site activities comply with the requirements of
the Construction, Design and Management regulations
(CDM). Our development briefs include a requirement
for each project team, in conjunction with an access
specialist, to fully monitor and comment upon our
compliance with the Disability Discrimination Act (DDA).

Crime reduction
Providing a safe, secure environment where people can
live and work is fundamental to all our developments.
Safety and security are also integral to the design of all
our projects, providing local residents and businesses
with the peace of mind that comes with sensitively
designed environments.

Accessibility
We employ the skills of a specialist consultant to ensure
accessibility to our developments, going beyond the
minimum requirements of the DDA.

Lift access at PaddingtonCentral



The Furlong Shopping Centre, situated in the centre
of Ringwood in Hampshire, has, over the years,
become a hub for community activity thanks to the
way it is managed as part of Development Securities’
growing portfolio of managed properties.

Within the attractive three acre shopping piazza there
are 20 retailers covering 35,000 sq ft, leaving almost
65% of the site for public use.

As part of the planning consent to increase the size of
the Waitrose supermarket, situated within The Furlong,
a number of improvements are being made to the
centre and its surrounding areas. 

We will be providing cycle parking schemes and
contributing £50,000 towards the Town Centre’s
transportation funding, for re-developing pathways
and cycle lanes.

These improvements, as well as the increased size
of the supermarket, will reduce the need for local
residents to travel to larger centres, and increases
the sense of community as more local people use
the improved amenities.

To enhance the visual appearance of the centre as a
whole, we have embarked on a rolling programme
of refurbishment, using sustainable, locally sourced
sweet chestnut timber to provide new shop fronts
which are sympathetic to the current environment. 

We also ensure that the Furlong Centre contributes to
community life by supporting a host of social, charitable
and educational activities, for example:

An extensive range of activities and events involving
national and local charities, nearby schools,
hospitals, community centres, the local Fire Service,
sheltered housing associations, Scout and Girl
Guide groups as well as the Local Council are
organised throughout the year.
In the summer, the centre provides education
through crafts and other activities for children and
the elderly.
During the winter, choirs from each of the five local
schools sing throughout the pre-Christmas period.

THE FURLONG CENTRE, RINGWOOD, HAMPSHIRE – A SOCIAL CASE STUDY
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