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Executive Summary
Key Messages
1. The principal barriers to delivery are capacity, skills, supply chains and investment certainty, rather than material availability.
2. Natural stone can provide additional domestic manufacturing capacity, support local supply chains, and contribute to modern industrialised construction.
3. Current carbon assessment, cost-benefit analysis and procurement frameworks do not adequately reward durability, longevity and whole-life value.
4. New towns represent an opportunity to support innovation, advanced manufacturing, digital fabrication and regional economic development.
5. High-quality new towns should be designed for centuries rather than decades, with greater emphasis on durability, resilience, beauty and place-making.
Key Recommendations
6. Recognise natural stone as a modern structural and low-carbon construction material within government policy and industry strategies.
7. Support domestic stone production through long-term demand assurance, procurement support and innovation funding.
8. Mandate whole-life carbon and whole-life cost assessment.
9. Assess buildings and infrastructure using realistic service life rather than minimum design life.
10. Reward durability, resilience and whole-life value within procurement frameworks.
11. Promote local materials and local distinctiveness.

Q1 Once locations have been agreed, what are the factors limiting the physical construction of new towns? Which are the most important? How can they be addressed?
Evidence
12. Investment in new production facilities, skills and innovation is constrained by uncertainty over future project pipelines and demand. Delivery of new towns would benefit from a diverse range of domestic construction materials and manufacturers to improve supply-chain capacity and resilience.
13. The stone sector can offer significant additional manufacturing capacity and domestic material supply at competitive rates through digital quarrying, processing, fabrication and off-site production. However, policy certainty, sufficient lead times and investment are needed to expand capacity.
Policy Problem
14. The construction industry lacks certainty regarding future project pipelines. Procurement systems prioritise lowest capital cost rather than whole-life value and long-term performance.
15. Policy discussions on sustainable construction materials focus primarily on timber. Natural stone is absent from government policy, industry strategies and innovation initiatives, despite its durability, low-carbon potential, manufacturing capacity and domestic supply-chain opportunities.
Recommendations
16. Encourage a diverse range of domestic and local construction materials to increase supply-chain capacity and resilience and competition.
17. Recognise natural stone as a modern structural and low-carbon construction material in government policy, industry strategies and innovation programmes. 
18. Support expansion of domestic stone capacity through long-term demand assurance, procurement support and innovation funding. 
19. Develop skills and training programmes for modern stone construction and digital fabrication.

Q2 What do you think are the greatest challenges associated with connecting new towns and expanded settlements to utilities? How can these challenges be addressed?
N/A

Q3 Which policy areas or barriers represent the ‘low-hanging fruit’ for this inquiry? Are there any ‘quick fixes’ that the Committee and Government could address?
Evidence
20. Evidence to the Committee highlighted the importance of whole-life thinking, including lifecycle carbon assessment and circular economy. Focus on embodied carbon can be misleading - it overlooks service life, durability, maintenance, replacement cycles and end-of-life impacts.
21. HM Treasury's Green Book applies discount rates that reduce the value of long-term benefits to around 60 years. Buildings and infrastructure designed to last 200+ years receive limited appraisal advantage over those designed to last 60 years or less, reducing incentives for durable, long-life construction.
22. Modern structural stone systems can achieve around 80% lower embodied carbon than conventional concrete and steel systems while offering service lives exceeding 200 years with minimal maintenance and replacement requirements. 
Policy Problem
23. Current cost-benefit analysis, carbon assessment frameworks and project appraisal methods place greater emphasis on upfront costs and short-term impacts than on long-term durability, maintenance requirements, replacement costs and service life. As a result, solutions that can reduce maintenance, repair and replacement costs over many decades may be disadvantaged despite offering greater lifetime economic and environmental value.
24. Whole-life assessments are typically based on assumed design lives rather than actual expected service lives. This creates little incentive to design for significantly longer-lived buildings and infrastructure - assets with the potential to last 200+ years are assessed in a similar way to those for 60 years.
25. Current assessment approaches also tend to express costs and carbon impacts as cumulative totals over an assumed design life. This can obscure the annualised environmental and economic performance of different solutions. Assessing impacts against expected service life (instead of design life) would provide a more realistic comparison for long-term environmental and economic values.
26. Relatively modest modifications to cost-benefit analysis, carbon accounting and procurement frameworks could better recognise long-term value, making this a clear area of policy "low-hanging fruit".
Recommendations
27. Mandate and standardise whole-life carbon assessment. 
28. Include maintenance, replacement and end-of-life impacts within carbon assessments. 
29. Review HM Treasury Green Book appraisal and cost-benefit methodologies to better recognise long-life assets. 
30. Require lifecycle assessments based on expected service life and annualised carbon and cost performance rather than minimum design life alone.

Q4 What can the Government and new town delivery vehicles do in the short term to ensure that construction of new towns over the coming years and decades is successful?
Evidence
31. Long-term certainty is essential before manufacturers and supply chains will invest in additional capacity, skills and innovation. The same challenge applies to the stone sector. New towns provide a unique opportunity to stimulate investment in local and domestic material production, digital design, CNC fabrication, advanced manufacturing and modern construction methods.
32. Recent innovation in the stone sector includes stone bricks, post-tensioned structural systems, off-site manufacturing and rapid on-site assembly. These technologies can improve productivity, reduce labour requirements and significantly lower embodied carbon. Natural stone can support both industrial-scale production and local supply chains, creating opportunities for regional economic development while increasing national manufacturing capacity.
Policy Problem
33. Investment in modern stone manufacturing technologies, including automation, CNC fabrication and off-site production, requires long-term demand certainty.
34. Despite growing innovation in the sector, opportunities to use locally sourced stone and develop regional manufacturing capacity are rarely embedded within the planning, procurement and delivery of major development programmes.
35. Procurement practices continue to prioritise capital cost over whole-life value, reducing incentives to invest in durable, low-maintenance construction systems and materials.
36. While modern stone construction can be cost competitive, domestic producers face challenges competing with imported products from countries with more established supply chains, manufacturing clusters and industry support mechanisms. This can discourage investment in UK production capacity, skills and innovation.
37. Skills, manufacturing and innovation programmes are often developed separately, limiting opportunities to build integrated domestic supply chains around emerging construction technologies.
Recommendations
38. Publish long-term delivery pipelines for new towns and associated infrastructure to support investment in stone processing, digital fabrication, automation, skills and manufacturing capacity.
39. Engage stone suppliers, manufacturers and quarry operators early in planning and masterplanning to maximise opportunities for local sourcing and supply-chain development.
40. Support pilot and demonstration projects using modern stone construction, including digital fabrication, off-site manufacture and standardised structural stone systems, to accelerate market confidence and investment in UK production capacity.
41. Use procurement frameworks to reward whole-life value, durability, local materials, domestic supply chains and long-term skills development rather than lowest capital cost alone.

Q5 How can the Government give assurance to suppliers, builders and developers that new towns are a viable source of business and a credible investment opportunity?
N/A

Q6 How can we ensure that new towns and expanded settlements are delivered to a high-quality standard that go beyond minimum expectations for construction and demonstrate best practice for sustainability, aesthetics and place-making?
Evidence
42. Witnesses repeatedly highlighted the importance of sustainability, resilience, quality and place-making. New towns provide a rare opportunity to create places that remain attractive, adaptable and functional for centuries rather than decades.
43. Natural stone aligns strongly with these objectives through its low embodied carbon, long service life, durability and low maintenance requirements. The use of locally sourced stone can strengthen local character and sense of place.
44. While modern houses are often designed to minimum design lives of around 60 years, stone buildings and infrastructure can remain in use for 200 years or more, providing greater permanence, durability and long-term value.
45. Natural stone is often perceived as a luxury material, yet modern construction methods, digital fabrication and standardised systems can make stone cost competitive, particularly at scale.
46. Modern stone construction is compatible with contemporary approaches including digital design, BIM, CNC fabrication, robotics, off-site manufacture and industrialised construction.
Policy Problem
47. Current assessment, design and procurement approaches often prioritise minimum compliance, short-term costs and embodied carbon metrics. Qualities that contribute to successful long-term places—including durability, adaptability, resilience, beauty, local character and stewardship—are not consistently rewarded.
48. Many of the benefits of durability, resilience and reduced maintenance accrue to future owners and society rather than the original developer. As a result, there are limited incentives to invest in higher-quality, longer-life buildings and infrastructure.
49. Sustainability assessments also tend to focus on environmental impacts in isolation rather than considering environmental, economic and social outcomes together. Carbon and cost impacts are typically assessed against design lives rather than realistic service lives, which can disadvantage durable materials and long-life design solutions.
50. Current frameworks do not consistently reward resilience, long-term stewardship and whole-life value, despite their importance to sustainability, place-making and community value.
Recommendations
51. Mandate whole-life carbon and whole-life cost assessment. 
52. Assess materials and buildings over realistic expected service lives rather than minimum design lives. 
53. Express carbon and cost impacts on an annualised basis over expected service life. 
54. Reward durability, resilience, aesthetics and whole-life value within procurement and design frameworks.
55. Require sustainability assessments to explicitly consider environmental, economic and social impacts.
56. Promote local materials and local distinctiveness where appropriate. 
57. Encourage buildings and infrastructure to deliver value for generations rather than decades.

Q7 Which case studies of large-scale construction projects should the Committee and Government look at to learn from best and worst practice in construction and supply logistics?
N/A
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