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1. BACKGROUND

SEBGrepresents groupof progressivdand-basecstatesvith significantagricultural
and rural businesgnterests. It aimsto promotea modernbusinessapproachin the
managemenbdf Scotland'dand resourcein wayswhich deliver social,economicand
environmentabenefits. The Groupseekdo securea sustainablendprosperouguture
for rural areas.

Estatesare proven businessmodelsthat assistthe developmentof smaller rural

businessesand landownersand estateshavea vital role to play in the ongoingand

future developmenandprosperityof Scotland. SEBGis committedto rural economies
and its memberswork hard acrossScotlandto stimulate enterpriseand economic
development.

2.  SEBG OVERVIEW OF RURAL HOUSING

Membersof SEBG currently managein excessof 3,000 private let propertiesacross
Scotlandmostlyin rural areas sothe issuesof deliveringaffordablerural housingare

oneswith which the organisationrhasmuch experience. A numberof Membersare

actively engagedn innovativeschemedo tacklethe increasingshortageof affordable
homesto rentor buy which is threateninghe sustainabilityof manyof ScotlandOsiral

communitieslIn principle,the Groupwelcomesmeasuredy the ScottishGovernment
to address issues of availability of housing.

Recognitionby the Consultationof the importanceof affordablehousingto rural areas
is welcome,but there needsto be wider understandingpf how the needsof rural

communitiesmay differ from thoseof largersettlementsthe mostappropriatesolutions
will be thosethataddresghosedifferentneeds. For examplejt may seemappropriate
thatnewhousingshouldbe locatedon the outskirtsof existingsettlementandin larger
groupingsbutvery oftentherealneedis for smallgroupsof housesr evensingleplots

in amorerural setting. Whilst the planningsystemhasthe facility to respondo such
localisedneed,it is more often the casethat thereis a planningpresumptionagainst
small or single developments.

The issueof availability of housingin rural areasis provingitself to be an important
issuein the contextof the agriculturalsector,andis seenby potentialnew entrantsto
the sectorasa major barrierto entry. The averageageof farmersis 58 andrising, yet
the problemfor manyis thatthey areunableto retire andleavethe farmhouseo make
way for youngerfarmerssincethereis nowherelocal for themto retireto. A more
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pragmaticapproachby plannersto small developmenin the countrysidewould go a
long way to helping free up propertyfor rent or salein appropriatecircumstances,
therebyhelpingto underpinthe continueddevelopmenbf a key rural industryandthe
creation of rural opportunity for young people.

The availability of privateaffordablehousingis andwill becomencreasinglymoreand
more importanta factor in retaining existing local tradesmerand their families by
allowing themto competen the propertymarketandin encouragingkilled tradesmen
to settleandwork in rural areas. Thesesectorsof societyarethe lifeblood of thriving
local communitiesand it is essentialthat they be retainedto ensurethe long term
sustainabilityof rural communitiesand economies Rural communitiesare already
strugglingfrom skill shortagesandthis problemcanbe expectedo becomemoreacute
over time as the property market continuesto rise, pricing more and more out of
whateverhousingmay be available. This is one of the biggestthreatsto sustainable
rural communities.

It is againstthat backgroundhat SEBG supportsthe GovernmentQam of increasing
the supply of housing;with supply dictating price, increasesn the rate of house
building shouldat the very leasthelp to dampdown the rate of houseprice inflation
seen in recent years across Scotland.

3.  RESPONSES TO SELECTED QUESTIONS
Chapter 2: Priorities for Action on Housing Supply

Q1: Do you agreethataimingto increaseherateof newhousingsupplyin Scotlandto
at least35,000a year by the middle of the next decadeis a sensibleand realistic
ambition, and that this will help seta necessaryolitical contextfor accelerationn
housing supply?

Solong assupplyis constrainedandis outstrippedoy demandthenhousepriceswill
continueto rise, with implicationsfor affordability. If ScotlandOsiral communitiesare
to be sustainablethey mustbe ableto offer a rangeof accommodatioro rentor buy
which suits the varying needsand resourcesof the young, families, and older
generations.

The Groupsupportsthe ScottishGovernmentCaspirationto increasethe rate of house
building. However, it is all too easyfor local interestso supporthousingexpansionn

principle but to objectto specific projectsas Onotappropriatefor this areaO.There
needsto be earlier and betterengagementith communitiesfrom the inception of

developmenprojects,their potentialbenefitsexplainedandcommunityinput andideas
consideredand individual schemesadjustedaccordingly. Ultimately, it is in the
interestsf the delivery of theincreasedateof housebuilding thatplansareableto win

approval.

The Groupsuggestshat new housingtargetsshouldbe allocatedat regionalandlocal
level to ensurethatadequategoriority is givento meetingthe needsof rural areaswhich
althougha smallproportionof thetotal arecritical for the survival of rural communities.
This should surely be a key function of the Development Plan process.



Chapter 2: Priorities for Action on Housing Supply

Q4: Evenwhenlandhasplanningpermissiortherearestill blockageghat preventnew
housing being built. What additional arrangementsvould, or could, accelerate
developmenton land with planning permissionsto help ensurethat future housing
supply targets are met?

Whatis alsoneededs morejoined up thinking betweenthe planningsystemandthe
providersof infrastructuresuch as water, power servicesand transport,along with
measureso addresghe availability or costof new provisionof infrastructure Whilst
zoningfor housingmay be developecdat a local level on the basisof local need,it will
havelittle chanceof successf supplierssuchasScottishWaterareunableto finance,at
the right time, the provision of the infrastructurewhich is requiredto supportit.
Realistically, landownersare unlikely to be preparedto offer land for saleto a
developmentwhich facesthe prospectof a delayfor a yearor two beforesewerage
works canbe upgradedsincethe marketis likely to supporta betterreturnfor the sale
of thelandwhenthe developmenits finally ableto go aheadanddeliverits returnto the
builder.

The Local Plan preparatiorprocessshouldbe linked in a more meaningfulway with

Scottish WaterOsupgrade and extensionprogrammeto ensurethat zoning of

developmentland within a new Local Plan coincideswith delivery of upgraded
services.

For somedevelopmentsthe developeris looked to for the funding of necessary
infrastructure but if appliedto smallerprojectsof perhapsa handful of units b very

often what is neededin rural areas- the cost of the developmentcan be made
uneconomidf infrastructurecostsareincluded,sincelack of volumerendersunit price

prohibitive.

Chapter 3: Assistance for First Time Buyers

Q9: How canthe privatehouse-buildingsectorplay a biggerrole in providing, without
public subsidy, increased provision of affordable starter homes?

The conceptof affordability andmechanismsor delivery of affordablehousingneeds
to bereviewed.One-off subsidiegdo first time buyersonly assistthe first ownerof the

property.Subsequengalesareat marketvalueandthe benefitof affordability is lost to

the next generation of purchasers.

A more pragmaticapproachis neededby the planning systemtowardsthe mix of

developmentsvhich areproposedor rural areas.Very oftentheeconomicf a project
to deliveraffordablehousingcanonly be madeto work if approvalis givenatthe same
time for a numberof units for disposalon the openmarket,in orderto Obalanc¢he
booksO. For rural areaswhich may requirethe provisionof perhapsonly a handfulof

units, the 25% affordablerule may renderthe developmeneconomicallyunviablesince
thedevelopehaslessscopeto recoverthe costsof the developmentrom the unitsto be
sold in the open market.

Landownersaresometimegpreparedo makeland availableat belowmarketprices,and
sometimesvenfor freeif the circumstanceareright, but suchprojectsoftenflounder
when faced by planning restrictions which inhibit the developmentOs viability.



Onemeasurewnhich could go a long way to supportthe provisionof rural housingin

Scotland- andnot just starterhomes- is the acceptancéy the planningsystemof the
conceptof OruralexceptionsitesOwhereby consentmay be grantedfor housing
developmentmoreusuallyonly oneor two units, on sitesnot zonedfor housingin the
Local Planbutfor which a specificneedcanbe demonstrated. The schemenadalready
delivereda significantnumberof housesn rural areassouthof the border,andwhilst

SPP15allows planningauthoritiesthe scopeto apply them,only a few Councilshave
adoptedhis approacho asaway of helpingto resolverural housingissues. Section75

agreementsould be usedto safeguardocal communitiefrom anyadversampactfrom

the exceptionsite and reassurethat the project delivereda practical solutionto an
acknowledged local housing problem.

Chapter 4: the Private Rented Sector

Q10: Whatissuesdo you considershouldbe takeninto accountwhenconsideringthe
increased use of private sector lets to house low-income and homeless households?

The privaterentedsectoris ableto play animportantrole in the provisionof housingfor
thoseon low incomes. It is not so restrictedas the public sectorin its allocationof
propertiesto tenants,and has more freedomto direct available propertiesto local
householdsn needor thosepossessingkills which arein shortsupplyin the local
community. However,the key factor for the landlordis the assurancéhatthe rentwill

be paid. This ceasego be anissuein thosecasesvherehousingbenefitmay be paid
directly to the landlord, but might be of more concernwhen any necessaryinancial
supportis channelledlirectly to the tenant. If rentpaymentcould be guaranteedthen
the private sector might feel more confident in releasing property for let.

Sightshouldnot belost of the fact thatthe letting of propertyis acommercialoperation
for private landlords. Neverthelessand particularlyin rural areas,many chooseto
includein their mix of propertiesor let an elementof affordablehousingto ensurethe
maintenance of an adequate local skills base as well as to support the local community.

Q13: Whatotheroptionsshouldwe considerfor increasinghe supplyof privaterented
housing for low income and homeless households?

Estatedraditionally providedhousedor their estateworkersbut a changingpatternof
rural employmentandrising propertyownershiphavemeantthatin recentyearsmany
rural estatepropertieshave becomeavailablefor rent and havebeenofferedto local
people,often at below marketrents. The growthin rental of estatepropertiesis such
that now estates in Scotland are large scale providers of affordable housing.

Someestatedaverecentlybeenlooking to takesupportfor their local communitiesone
stagefurtherandhavebeeninvestigatingideaswhich would allow themto deliver new
housingin rural areas put the inability to channelthe necessaryublic sectorsupport
directly to private landlordsratherthan throughRSLs hasprovedto be a stumbling
block.

Forexample oneSEBGMemberhasbeeninvestigatingfor sometime the development
of a sharedequity schemeof new housingprovision. A model was developedto
providerural housingfor peoplein local employmentwho hada family connectionin
theareaor could contributeto sustaininghe local rural economy. The projectaimedto



supportratherthancompetewith RSLsin providing low costhomeownership. Once
planningpermissionwasgrantedandthe valuesof housesconfirmed,purchasersvould
be ableto buy up to 75% of the propertyandreceivefull title to the housealongwith
full homeownershipresponsibility. The Estatewould retainthe remainingpercentage.
On subsequensalesthe Estatewould retainits shareensuringthat a similar discount
would be madeavailableto the next occupant. A right of pre-emption,through
planningagreement®etweenthe local planningauthority and Estate, would also be
usedto ensurethatwhenthe occupanthoseto sell, the Estatewould havefirst right of
refusalto buy the house,so that the housewould not be lost from the OaffordableO
market.

However,despitethe land for the projectbeing madeavailableby the Estatefree of

charge |t hassofar provedimpossibleto createa workablemodelin the absencef the

availability of public sectorfunding for a modelinvolving the privatesectorratherthan
a registeredsocial landlord. SEBG would suggestthat a more pragmaticapproach
shouldbe takento accesdy the private sectorto public fundingto supportinnovative
schemesdesignedto deliver new housingin rural areas,in order to allow the

implementation of schemes such as that outlined above.

Q15: Whatotherscheme®r incentivesmight help usto recycleemptypropertiesmore
effectively?

The Rural Empty PropertiesGrantsavailablethrough CommunitiesScotlandhave
provento be usefulin encouragingprivate landlordsto bring derelictpropertiesback
into use for long term residential lets but the scheme lacks adequate funding.

Many privatelandlordsin remoterural areasarestrugglingto meetthe requirement®f
the Private Water SuppliesRegulations2006. If affordablerent levels are to be
maintained,adequategunding needsto be offered to meetthe cost of upgradingan
existing supply.

There would be much merit in the developmentof schemesto facilitate the
improvementf derelictrural propertiesor the adaptatiorof farm buildingsfor rentas
affordablehousing. Oneoptionmight beto offer grantto offsetthe VAT elemenif the
costof renovationof rural derelictbuildingson conditionthey weresubsequentlyet as
affordablehousingto meetlocal need. Landownersfor example might be preparedo
improve or convertpropertiesfor housing,sometimesat below marketrents,but the
costsof upgradingsomepropertiesmay be renderedunfeasibleby the applicationof
VAT at17_ % ontopof necessarpuilding costs. Anotheralternativewould beamore
pragmaticapproachto be takenby planningauthoritiesto applicationsfor consentto
develop rural properties or for change of use consents.

Chapter 6: Innovation and Choice in Social Housing

Q16: Do you agreethat we shouldexemptnew build socialhousingfrom the Right to
Buy

SEBGfully supportsthe ScottishGovernmentQsoposalto exemptnewsocialhousing
unitsfrom the RTB. Theagriculturalsectorhasseenat first handthe impactthata pre-
emptiveRightto Buy, introducedn the 2003Agricultural HoldingsAct, hashadon the
confidenceof ownersto let landto tenants. Theresulthasbeena steadydeclinein the
letting of land anddifficulties facedby prospectivenew entrantsn gettinginto farming.



Instead,alternativemethodssuchas contractor sharefarming areincreasinglybeing
deployedfor land managementatherthanthe useof tenancyagreement®to suchan
extentthat the industryis now carrying out, on behalfof the ScottishGovernmenta
consultationon how besta healthyagriculturallet sectorcan be reinvigoratedand
barriers to entry addressed.

The RTB must act as a similar disincentivefor RSLs when consideringthe most
effectiveapplicationof limited resources.The Groupbelievesthatremovalof the RTB
in agriculturaltenanciesvould go a long way to bolsterconfidencen letting, andfeel
such a measurere RTB for new build social housingwould apply equally to the
confidence of RSLs to invest in the development of new units for let.

Q24: Do you think that subsidiedor developmenshouldbe providedto bodiesother
than registered social landlords?

See response to Question 13.
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