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The clock is now ticking on two years
of negotiations leading up to the UK’s
departure from the European Union.

For more than 40 years, EU regulation has
governed our trading relationships, the way
business operates and the environment, and
it has been the basis of significant investment
decisions. Few doubt the scale of the
challenge ahead.

However, those of us running rural businesses
need to cut through the noise and focus on the
fundamentals. Business people are pragmatic.
Economies are dynamic. We must keep our
eye on the opportunities, while resilience and
adaptability must be our watchwords.

Lots of companies that were initially
negative about Brexit are now starting to
see how it could be good for business. There
is scope for deregulation outside of the EU,
helping to boost business competitiveness. The
Bank of England has admitted it got its pre-
referendum forecasts wrong. Earlier this year,
the FTSE 100 saw its longest winning streak
ever. A weaker pound presents opportunities
for tourism and leisure businesses: a record
number of tourists visited our countryside over
the last year. And we have seen retailers and
supermarkets starting to source more from
British suppliers as import costs rise. More
fundamentally, the UK remains a safe haven for
investment, politically stable and with strong
credentials for property ownership. Farmland in
particular is a good investment, with a scarcity
of supply likely to underpin values in the
medium to long term. Farm support has been
guaranteed until 2020 and the government’s
commitment to build a million new homes by
then is further good news for landowners.

Of course, there are challenges ahead. UK
agriculture is less productive than in many
other advanced economies and the top 10 per
cent of our farmers are twice as productive
as the bottom 10 per cent. Without subsidy,
many farming businesses simply won’t survive.
It is difficult to envisage current levels of farm
support continuing post-2020 and we need to
get match-fit, ready to compete and trade in a
global marketplace. We need to move from a
supply chain to a value chain, where farmers,
processors and retailers work better together.
We need to develop new skills and new business
models. As well as being open to alternative
land uses: forestry is an increasingly attractive
enterprise, particularly on marginal land and
there are emerging opportunities to monetise
the public services which landowners provide
in terms of water catchment, biodiversity and
carbon sequestration.

The cost of borrowing remains at rock
bottom and we should take advantage of this
to re-orientate, invest and adapt. Our research
shows that over the last 15 years, diversified
income on rural estates has almost doubled
as a proportion of overall income. Those with
a range of assets and income streams are in a
much stronger position to weather the changes
to come. The ever-competing demands on land
and the sheer range of land-based enterprises
– from food to energy production – offer
landowners the opportunity to spread risk and
maximise returns, whatever the outcome of the
Article 50 negotiations.

Philip Gready
Head of Savills Rural
020 3107 5470, pgready@savills.com AN
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A new biomass-fuelled
district heating system
at West Dean College

near Chichester has won Energy
Now’s Expo Award for Best
Biomass Scheme.

The scheme, which upgrades
the 35-year-old existing
biomass scheme at West Dean,
was developed by the Edward
James Foundation (of which the
college is a part together with
the award-winning gardens)
with teams from across Savills
and contractor Sustainable
Energy Limited (SEL).

“The new scheme has increased
the efficiency and extended the
heating system of the previous
one,” says Philip Kirk of Savills
Rural, Energy and Projects
who manages the estate. “It is
fully self-sufficient, using wood

chip from the estate to heat a
network of 39 buildings.”

This is 22 more properties
than the previous system
supported and includes
the college, 25 houses, the
church, the visitor centre,
Victorian glasshouses, student
accommodation and tea rooms.

“West Dean Estate has been
committed to heating self-
sufficiency for the past 35 years
and we are proud to have made
this long-term investment in the
latest biomass technology,” says
Alex Barron, chief executive of
the Edward James Foundation.

Work started on the project
in 2014 and was completed in
the summer of 2016.

n	Philip	Kirk,	Petworth,	01798

345	982,	pkirk@savills.com
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NEWS AND VIEWS
KEY STORIES FROM THE RURAL SECTOR

ROW FOR LIFE

In January, Harry
Wentworth-Stanley of
Savills London arrived in

English Harbour, Antigua with
his team, Row for James, after
an epic 39 days of rowing across
the Atlantic.

The team of close friends,
Rory Buchanan, Sam Greenly,
Toby Fenwicke-Clennell and
Harry took second place in the
3,000 mile Talisker Whisky
Atlantic Challenge.

Even more outstanding is
that in completing the race,
Row for James raised £590,000
for the James Wentworth-
Stanley Memorial Fund
( JWSMF).

James was Harry’s older
brother who tragically took his
own life 10 years ago, at the
age of 21.

The fund was set up by Harry
and James’ parents to tackle the
shocking statistic that suicide
is the largest cause of death
among young men in the UK.

The money that Harry and
his friends have raised will
establish a non-clinical crisis

centre in Liverpool – to be
known as James’ Place – where
people experiencing emotional
or suicidal crises can go for help.

n To find out more or donate

to	Row	for	James,	visit

rowforjames.com

AVIAN FLU AND THE
SPORTING MARKET

The virulent H5N8
strain of avian flu is
continuing to affect

wild and reared birds in the
UK. “It’s not widespread
enough to be affecting sporting
bookings yet, but it is still of
great concern to the shooting
community,” says David Steel
of Savills Sporting.

An outbreak in Lancashire in
January affected a major game
farm and a large number of
birds had to be culled.

“With the possibility of
more outbreaks to come, the
cost of eggs, chicks and poults
has already started to rise,” says
David. “If the situation gets
worse it is bound to cause a rise
in shooting prices for the
2017-18 season.”

He advises shoot managers
to keep a close eye on any
developments in their local area
and to have contingency plans
in place for different scenarios.

“I’d also advise shoot
managers to have more than
one source for their poults and
chicks in case their usual game
farm faces a cull and to put a
deposit on an order now. Better
still if you have the facilities to
rear birds yourself, shoots could
look at doing that.”

n	David	Steel,	Clitheroe,	01200

411	051,	dsteel@savills.com

OVERLAND FROM
EAST TO WEST
In January, the first UK-China
freight	train	successfully
arrived	in	London	carrying
textiles	and	other	consumer
goods.	The	7,500	mile	journey
took	18	days	–	about	half	the
time	of	sea	transport	and
cost	about	half	the	price	of	air
freight.	The	service,	managed
in the UK by OneTwoThree
Logistics,	will	run	once	a	week
for	a	trial	period.

SAVILLS SPONSORS
HERITAGE AWARD
The	winners	of	the	Hudson
Heritage	Awards	2017	were
announced	in	March.

Holkham	Hall	in	Norfolk
won the Best Family Day Out
award,	while	Durham	Castle	in
County	Durham	won	the	Best
Innovation	award	which	was
sponsored	by	Savills.

The	awards	recognise	the
visitor	experience	at	heritage
sites	around	the	country.
This	year’s	judging	panel
included	Simon	Foster	of
Savills	Commercial	Heritage
Consultancy.

n Simon	Foster,	Cheltenham,
01242	548	006,	sfoster@savills.com

PUTTING A VALUE ON
THE ENVIRONMENT
In	January	the	government’s
Natural	Capital	Committee
produced	a	report	calling	for	a
25-year	Environment	Plan	(YEP)
that	would	place	natural	capital
at	the	heart	of	decision	making.

Natural	capital	is	a	way	of
assigning	value	to	the	goods
and	services	that	natural
resources,	such	as	habitats	and
rivers	can	provide.

The	report	has	since	been
mentioned in the Housing White
Paper	and	could	open	up	a	new
way	for	governments	to	handle
environmental	issues.

n	Rob	Asquith,	Wimborne,	01202
856	951,	rasquith@savills.com
n	Charlie	Russ,	Wimborne,	07976
355	830,	cruss@savills.com

Harry	(left)	and	the	team	celebrate	arriving	in	Antigua
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Avian flu could affect chick farms
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When floods devastated parts
of Cumbria in 2015, they
washed away the banks of the
River Derwent at the foot of
Cockermouth Castle, leaving
the historic building in danger
of sliding into the river.

The castle is on the
Leconfield Estate, which is
managed by Charles Baker
of Savills Rural Estate
Management. He realised the
severity of the situation and
immediately called in Mark
Watt of Savills Rural Building
Surveying. Here Mark
recounts the complex process
of saving a piece of history:

“W e did some
emergency work
to reinstate the

river bank, but then we had to
look at the more permanent
job of stopping the rest of the
hillside from slipping away.

The castle is a listed building
and a scheduled ancient
monument, and the river bank
sits in a Site of Special Scientific
Interest. So there were lots of
agencies involved and consents
needed. Plus it wasn’t an easy
site to access and the castle was
in a precarious position. Then, of
course, we came across invasive
species Himalayan balsam
which had to be dealt with.

The key to everything was
assembling the right team. I
called in some geotechnical

A	green	mesh	that	will	be	sprayed	with	hydroseed	mix	will	eventually	give	the	slope	a	natural	look

HOW TO SAVE
A CASTLE…

CASTING FOR A CAUSE
STARTS THIS SEASON
Savills	is	proud	to	be	supporting
Marie	Curie’s	Casting	for	a
Cause	fundraising	initiative.

Casting	for	a	Cause
encourages keen fishermen or
women, or those with fishing on
their	land,	to	run	charity	events

and competitions	to	raise	money
and	awareness	for	Marie	Curie
Nursing	services.	The	charity
supports	people	living	with	a
terminal	illness.

Fundraising	can	range	from
fishing competitions, to riverside
picnics or a charity raffle.

n	To	take	part,	visit	mariecurie.
org.uk/casting-for-a-causeCould you fish to fundraise?

engineers I’d worked with
previously and a structural
engineer and we drilled some
boreholes and conducted slope
stability assessments and a
topographical survey.

Looking at the different
solutions available, we
established that soil nailing
would fix the ground in the
safest way possible. The nails
are 9 metres and 12 metres long
and are driven into the ground
at a 20° angle, and positioned
so that they don’t disturb the
dungeons under the castle.

We worked across the slope
so we were never in a potential
slip zone and monitored
everything very closely so that
when there was some movement
in the castle buttresses after
heavy rain, we stopped work for
a couple of days to assess and to
give it time to settle.

It took eight weeks to fix
the nails in place. We wanted
the end result to look natural,
so there is a green mesh across
the slope and we’ll apply a
hydroseed mix in the spring.

It was a complex piece of
work, but successful. And in a
few months when the vegetation
grows back, you won’t even
know the landslip happened.”

n	Charles	Baker,	Carlisle,	01228

554	221,	cbaker@savills.com

n	Mark	Watt,	Darlington,	01325

370	422,	mwatt@savills.com

ABOVE Repair work underway. BELOW The view after the landslide
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“W e did some
emergency work
to reinstate the

river bank, but then we had to
look at the more permanent
job of stopping the rest of the
hillside from slipping away.

The castle is a listed building
and a scheduled ancient
monument, and the river bank
sits in a Site of Special Scientific
Interest. So there were lots of
agencies involved and consents
needed. Plus it wasn’t an easy
site to access and the castle was
in a precarious position. Then, of
course, we came across invasive
species Himalayan balsam
which had to be dealt with.

The key to everything was
assembling the right team. I
called in some geotechnical

A	green	mesh	that	will	be	sprayed	with	hydroseed	mix	will	eventually	give	the	slope	a	natural	look

HOW TO SAVE
A CASTLE…

CASTING FOR A CAUSE
STARTS THIS SEASON
Savills	is	proud	to	be	supporting
Marie	Curie’s	Casting	for	a
Cause	fundraising	initiative.

Casting	for	a	Cause
encourages keen fishermen or
women, or those with fishing on
their	land,	to	run	charity	events

and competitions	to	raise	money
and	awareness	for	Marie	Curie
Nursing	services.	The	charity
supports	people	living	with	a
terminal	illness.

Fundraising	can	range	from
fishing competitions, to riverside
picnics or a charity raffle.

n	To	take	part,	visit	mariecurie.
org.uk/casting-for-a-causeCould you fish to fundraise?

engineers I’d worked with
previously and a structural
engineer and we drilled some
boreholes and conducted slope
stability assessments and a
topographical survey.

Looking at the different
solutions available, we
established that soil nailing
would fix the ground in the
safest way possible. The nails
are 9 metres and 12 metres long
and are driven into the ground
at a 20° angle, and positioned
so that they don’t disturb the
dungeons under the castle.

We worked across the slope
so we were never in a potential
slip zone and monitored
everything very closely so that
when there was some movement
in the castle buttresses after
heavy rain, we stopped work for
a couple of days to assess and to
give it time to settle.

It took eight weeks to fix
the nails in place. We wanted
the end result to look natural,
so there is a green mesh across
the slope and we’ll apply a
hydroseed mix in the spring.

It was a complex piece of
work, but successful. And in a
few months when the vegetation
grows back, you won’t even
know the landslip happened.”

n	Charles	Baker,	Carlisle,	01228

554	221,	cbaker@savills.com

n	Mark	Watt,	Darlington,	01325

370	422,	mwatt@savills.com

ABOVE Repair work underway. BELOW The view after the landslide
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CDM	regulations
make	it	vital	you
use	tradespeople
who are qualified
for	the	job	in	hand
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“IF AN ACCIDENT
HAPPENS AND
SOMEONE IS
KILLED OR
INJURED ON
YOUR PROJECT,
IF YOU HAVEN’T
FOLLOWED THE
REGULATIONS,
YOU COULD
END UP FACING
A CRIMINAL
PROSECUTION”

FOLLOWING ORDERS
Are you up to speed with all the latest
construction, design and management
regulations? Brian Gargett of Savills
Rural Working Group explains why
it is essential to make sure you are

What are the latest regulations?
The construction, design and management (CDM)
regulations were introduced in 2015. Nothing has
fundamentally changed since then, but these requirements
apply to even the smallest of construction projects and
not just large works. Even many building repair and
maintenance jobs are subject to these regulations and
I’m not sure everyone has fully understood the
implications of that.

What are the implications?
Anyone who is in the position of instructing a firm of
builders is subject to these regulations. If an accident
happens and someone is killed or injured on your project,
if you haven’t followed the regulations, you could end up
facing a criminal prosecution.

What do you have to do to meet the regulations?
There are three main areas. Firstly, contractor
management is key. It is your legal obligation to make

sure that any tradespeople you use are qualified to do
the job, that they understand the health and safety
requirements and that they have the necessary insurance
and qualifications in place. Secondly, make sure all
this is documented. You have to have a paper trail to
demonstrate you have done everything you were
supposed to do. Finally, the wording of your work
orders is very important. It needs to be clear that
when contractors sign the order, they understand their
responsibilities and cannot pass any liabilities back to
you as the client.

How can estate managers check  that
contractors are following regulations?
There are a number of ways to vet contractors in the
planning stages. Ask to see public liability insurance,
specimen risk assessments, method statements and
construction phase plans to check they are using
reasonable processes. And be wary of cheap quotations.
If a roofing quote comes in much lower than others
you’ve received, it could be because they’re going to
do all the work on ladders rather than scaffolding.
The cheapest prices might be a false economy.

What are the impacts for estate managers
of not following the CDM regulations?
In the worst cases, prison sentences are not
unheard of and large fines are commonplace.

n	Brian	Gargett,	Cirencester,	01285	886	342,

bgargett@savills.com
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A sk most farmers what impact Brexit could have
on their business and you will usually get a
response that mentions the word “subsidy”.

Worth £2.5 billion a year to UK agriculture, there is
nothing surprising about that.

Trade, however, is only just starting to get mentioned,
which is important, because the agricultural sector
could lose £2.1 billion if standard tariffs are applied to
trade between the EU and the UK post Brexit. Tariffs
would also mean that a large quantity of food and drink
produced both here and in the EU would be looking for
a new international home to avoid these tariffs.

In short, there are two extreme scenarios. One, tariffs are
levied on trade between the UK and the EU, which would
increase UK food prices substantially because the UK is a net
importer of goods and the EU a net exporter. Or two, tariffs
are not imposed, which would leave the door open for
imports from some of the world’s lowest cost producers.

HOW DO TARIFFS WORK AT THE MOMENT?
Because British products enjoy tariff-free trade with any
of the EU’s 27 other member states, food and drink can
be bought and sold across borders without any tariff cost.
This makes British produce price-competitive in European
markets and EU production competitive in the UK.

Other regions of the world can, of course, also trade
within the EU, but they usually have to pay a tariff
making their produce more expensive.

The tariff rate other nations pay is worked out through
all sorts of reciprocal agreements and varies from product
to product – and even sub-categories within that product.
“For example, a tariff will be levied on beef imported into
the EU, but the exact amount of that tariff will depend on
what cut that beef is and the specific trade deal that has
been agreed with the exporter,” explains policy specialist
Simon Ward of The Policy Group. “That tariff could
change once a specific volume of sales is exceeded and
it may well be different to the one paid by its exporting
neighbours. Changes to tariffs could change the relative
price of fore and rear quarters of beef.”

WHAT MIGHT CHANGING TARIFFS MEAN TO OUR MARKETS?
Another curiously complex example of a current trade
agreement is with New Zealand.

 BIG DEAL
When Britain comes out of the European
Union, the replacement trade deals that
are struck will be crucial for the potential
profits – or not – of Britain’s farmers
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BREXIT AND TARIFFS

It has a Tariff Rate Quota (TRQ) agreement with
Europe that allows a specified quantity of goods to be
imported at a reduced or zero tariff.This sees about
212,000 tonnes of New Zealand lamb brought into Europe
each year, with a significant proportion sold in the UK.

As Britain is self-sufficient in lamb, the import means
that UK farmers can export their surplus at a profit.

Without an agreement post Brexit, the EU will apply
tariffs on UK exports to the EU. This would make the
UK’s surplus lamb more expensive for EU buyers, so
less would be exported. The excess on the UK market
would reduce domestic prices and we would cease to be
a competitive market for New Zealand.

TARIFFS AREN’T JUST ABOUT MONEY
In addition, as Ian Bailey of Savills Research points out,
trade deals are not simply about economics. “If free trade
agreements were purely about the level of tariffs applied,
negotiation would be relatively straightforward. However,
politicians also have to work within the bounds of the
World Trade Organization (WTO). Its rules are complex
and limit the potential for a country to ban imports on the
grounds of, say, pesticide use or genetic modification even
if that practice is banned in the importing country.”

At the moment, EU regulations mean that there are
common standards of production within the EU. As all
producers have to meet these standards, they are all subject
to the same costs as there is tariff-free supply to the UK.
But exports out of the EU have to be competitive with
global prices, therefore any additional cost of meeting EU
standards has to be absorbed by the producer.

The	market	for
British	lamb	will
change	once	we
leave	the	EU

IN FIGURES

200
UK	food	is

exported	to	over
200	overseas
countries	and
territories

73
We	have	73
protected

regional	and
traditional	British
foods	and	drinks
in	the	UK.	These
are	covered	by
an	EU	reciprocal
agreement	and
will	all	need	to	be

renegotiated
post	Brexit

£3.94bn
Britain’s	largest
food	and	drink

export	by	value	is
whisky	at	£3.94
billion	a	year.

Hong Kong

£0.34bn

United
Arab Emirates

£0.32bn
Canada

£0.30bn

Top five agriculture and
food	export	locations

outside	the	EU

Australia

£0.29bn

5

United
States

£1.88bn

1
2

34

Would	consumers	accept	different	pesticide	regulations?
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Low-tariff agreements, however, would open the
market to suppliers who did not meet EU standards.
“If the government wanted to dispute any of the
interpretations of WTO regulations, it could be a long,
drawn out process and could risk tit-for-tat challenges
against our exports,” says Simon.

In Britain, we generally have higher production costs
than countries that have more land and than those that
impose fewer restraints on environmental degradation.
Restrictions to production systems might improve food
quality and have environmental benefits, but they also add
additional costs to production.

All the UK’s trade arrangements are currently defined
by the EU. Initially, when the UK leaves the EU, these
will pass into UK law with the same tariffs that the EU
imposes. This will increase most food prices – as many
products are currently imported from the EU with
no tariff. If the government then applies a unilateral
reduction to tariffs, food costs would go down, but it
would make it easier for other countries with lower
standards to supply the UK and it would be difficult to
exclude them.

HOW TO BE READY FOR BREXIT
Savills head of Food and Farming, Andrew Wraith, says
there’s little that farmers can do to directly address the
trade issue at present and in reality the full complexity of
tariffs, how they affect trade and their impact on farms,
are little understood by most producers.

However, he says that farmers who make sure they
understand their local market and make themselves as
lean and agile as possible will be on the front foot when
the cloud of uncertainty clears.

“The UK market could be very attractive for the rest
of the world depending on the trade deals struck. The
protection we currently enjoy on an EU scale won’t
necessarily remain in place. Conversely, other market
opportunities may well emerge,” says Andrew.

“If your product needs to become cheaper to either
export it or to combat imports, how are you going to
make that happen?”

Understanding the limiting factors of a farm business
and working with others could help producers to make
marginal gains. “There could be a new emphasis on
co-operation and joint ventures through the production
chain to hammer down costs,” Andrew suggests.

Another way UK farms traditionally add value to
their produce is by creating a premium product. This is
something that Andrew advises farmers to look into,
although he acknowledges that it is not straightforward
and easier to achieve in some sectors than others.

n	Ian	Bailey,	London,	020	7299	3099,	ibailey@savills.com

n Andrew	Wraith,	Lincoln,	01522	508	973,

awraith@savills.com

TRADE CONUNDRUM; WHAT
WILL AFFECT UK FARMERS?
n Trade	terms:	UK	tariffs	would
raise	the	price	of	most	goods	for
farmers	and	consumers.	Reduction	or
removal	of	these	tariffs	–	or	free	trade
agreements	–	might	expose	the	UK
to	lower	cost	producers.	EU	tariffs	on
UK	exports	would	make	UK	export
prices	lower.
n Consumer	acceptance:	shoppers
must	be	aware	of	different	production
systems.	Food	might	be	imported,
subject	to	WTO	restrictions,
from	countries	that	allow	genetic
modification, use growth hormones or
wash	chicken	in	chlorine,	for	example.
n Level playing field: farmers in the
UK	will	want	access	to	the	same
technological	opportunities	and	be
subject	to	the	same	standards	as
their	competitors.

ABOVE	RIGHT The	WTO headquarters	in
Geneva,	Switzerland.	RIGHT	Regulations
controlling	production	standards	could
all	be	changed	post	BrexitiS
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SUCCESSION PLANNING

I t is easy to equate succession planning with wills.
But a will should merely be the final formality in an
ongoing planning and management process – the

culmination of pre-agreed plans, with no nasty surprises,
no sources for dispute and no reason why the wealth
passed on should not continue to flourish.

Of course, life (or death) is not always so simple: all too
often, where there’s a will there’s a way to contest it and
a potential conflict ready to explode. This is particularly
true of rural estates, in which numerous family members
might have an interest.

However, it doesn’t have to be like that. If there is a
culture of communication and transparency, then a will is
merely expressing what has already been agreed.

It is a straightforward idea, but it requires forethought,
management and, above all, trust and openness.

“Families who think they are great at running a
business are often shocking at managing their own

relations,” says Clive Beer, head of Savills Rural
Professional Services. “Then when the time comes for the
family’s wealth to be passed on, the real legacy is one of
conflict, misunderstanding and resentment.”

Roy Williams and Vic Preisser, authors of the book
Preparing Heirs, studied more than 3,250 families who
transferred wealth over 20 years. Their research showed
that 70 per cent of inter-generational wealth transfers
result in a loss of assets and family discord.

So why do they go so wrong? According to Williams
and Preisser, just 3 per cent of failed successions were
due to poor financial planning, tax and investments.
The vast majority, at 60 per cent were due to a lack of
communication and trust, while 25 per cent failed because
the heirs were not prepared for the responsibilities and
expectations that come with wealth.

Effective wealth succession therefore relies on good
family governance: establishing shared values, aims and

WHERE THERE’S A WILL
You could spend your life working hard to create a successful estate, but without putting
a similar effort into your succession planning, all that hard work could come to nothing

“EFFECTIVE
WEALTH
SUCCESSION
RELIES ON
GOOD FAMILY
GOVERNANCE:
ESTABLISHING
SHARED VALUES,
AIMS AND
PRIORITIES”
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SUCCESSION PLANNING

I t is easy to equate succession planning with wills.
But a will should merely be the final formality in an
ongoing planning and management process – the

culmination of pre-agreed plans, with no nasty surprises,
no sources for dispute and no reason why the wealth
passed on should not continue to flourish.

Of course, life (or death) is not always so simple: all too
often, where there’s a will there’s a way to contest it and
a potential conflict ready to explode. This is particularly
true of rural estates, in which numerous family members
might have an interest.

However, it doesn’t have to be like that. If there is a
culture of communication and transparency, then a will is
merely expressing what has already been agreed.

It is a straightforward idea, but it requires forethought,
management and, above all, trust and openness.

“Families who think they are great at running a
business are often shocking at managing their own

relations,” says Clive Beer, head of Savills Rural
Professional Services. “Then when the time comes for the
family’s wealth to be passed on, the real legacy is one of
conflict, misunderstanding and resentment.”

Roy Williams and Vic Preisser, authors of the book
Preparing Heirs, studied more than 3,250 families who
transferred wealth over 20 years. Their research showed
that 70 per cent of inter-generational wealth transfers
result in a loss of assets and family discord.

So why do they go so wrong? According to Williams
and Preisser, just 3 per cent of failed successions were
due to poor financial planning, tax and investments.
The vast majority, at 60 per cent were due to a lack of
communication and trust, while 25 per cent failed because
the heirs were not prepared for the responsibilities and
expectations that come with wealth.

Effective wealth succession therefore relies on good
family governance: establishing shared values, aims and

WHERE THERE’S A WILL
You could spend your life working hard to create a successful estate, but without putting
a similar effort into your succession planning, all that hard work could come to nothing

“EFFECTIVE
WEALTH
SUCCESSION
RELIES ON
GOOD FAMILY
GOVERNANCE:
ESTABLISHING
SHARED VALUES,
AIMS AND
PRIORITIES”
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HOW TO PASS ON
WEALTH SUCCESSFULLY
n	Establish	trust	and	open
communication	throughout
the	family.
n	Identify	a	family	mission
and	a	strategy	to	attain	it.
n	Maintain	an	honest
assessment	of	family
assets,	including	individuals’
strengths	and	talents.

n	Prepare	heirs	for	the
responsibilities	of	wealth,
even	from	a	young	age.
n	Draw	up	a	family
constitution	to	ensure
all	stakeholders	have
a	clear	understanding
of	expectations	and
prospects.
n	Ensure	that	the	will
reflects the constitution,
thus	avoiding	surprises
and	grounds	for	dissent.

IN FIGURES

Typical
succession
of	wealth:

100%
1st	generation

30%
2nd	generation

10%
3rd	generation

70%
of	wealth
transitions
across

generations	end
in	failure	(i.e.	a
loss	of	assets

and	a	breakdown
of	family
harmony)

60%
of	failed	wealth
transitions	are
due	to	a	lack	of
communication

and	trust

25%
of	failed

transitions	are
due	to	heirs

being	ill-prepared
for	wealth

1st	generation

2nd	generation

3rd	generation

Most	inter-generational	wealth	transfers	do	not	end	in	success

A family constitution is a document that states, in
laymen’s language, the family’s objectives and beliefs.
It sets out on what terms wealth is to be inherited; any
expectations on family members; how beneficiaries will
be treated; and what they can expect to receive.

The constitution is not a legal contract, but it can
pre-empt claims of broken promises later. Clive says that
it exorcises the demons that lead to litigation by ensuring
that trust has been established and expectations managed.
And while helping to avoid argument, it can stipulate
how to deal with disputes should they arise.

Family constitutions have existed for decades, but are
relatively recent in the UK. Clive helps clients to write
their constitution, although he stresses that initial values
and priorities should be discussed and decided within the
family, not with an adviser.

“I recommend revisiting the document annually and
continuing to have open conversations as circumstances
and family dynamics change, and getting all stakeholders
to sign up to the constitution,” says Clive.

The final result is that a will, or a letter of wishes,
merely summarises what’s in the constitution. And no
matter what it states, a harmonious family – fulfilled and
content with its lot – is the best legacy of all.

n	Clive	Beer,	London,	020	7877	4724,	cbeer@savills.comn	Mike

Townsend,	Exeter,	01392	455	708,	mtownsend@savills.com

priorities; managing individuals’ expectations; defining their
obligations; acknowledging their strengths and weaknesses;
and preparing them for wealth. Underpinning this are
agreed priorities governing the family’s wealth, whether
that be conserving, consuming or contributing.

“In short, it’s about defining what you are about as a
family,” says Mike Townsend of Savills Rural Professional
Services. “The starting point is to form a vision of the
future based on family history, personal experiences and
shared values. The way to achieve this is by having honest
discussions in a safe family setting. Open communication
is essential, as is making sure that all family members are
aware of possible problems and solutions.”

This responsibility extends to being clear-sighted about
family members, acknowledging any limitations of character
or ability. It sounds harsh, but if wealth is passed on to
someone unable to cope with it, everyone loses. And while
you’re being frank, consider pre-nuptial and post-nuptial
agreements. “The real value of a pre-nuptial agreement is
intellectual, rather than financial,” says Clive. “They are a
spur to having a grown-up, unromantic discussion about
wealth and setting out expectations and priorities. The
process establishes trust and openness.”

Having done all this groundwork, what should you
do with the trust gained, the information obtained and
the channels of communication opened? That’s where a
family constitution comes in. SO
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F inding alternative sources of income to support
an estate, especially where there is a large, historic
house to maintain, is nothing new. Traditionally

agriculture and residential lets have provided the backbone
of income, 80 per cent on an average estate. However, over
the last three years the income that comes from trading,
commercial and leisure enterprises has grown by 60 per
cent, according to Savills Estate Benchmarking Survey.

For those looking at leisure-based diversification,
there is a wide range of potential activities to consider
– everything from day visitor enterprises through to
weddings, corporate events, holiday cottages, glamping
and festivals. Chosen correctly and done well, this type
of diversification has a number of benefits, says Simon
Foster of Savills Commercial Heritage Consultancy.

CHANGING
PLACES

DIVERSIFICATION

Maintaining a country house is no
cheap affair and as a new generation
of owners take over the reins they are
finding new ways to raise income

14-17_AOL_Leisure-v2.indd   14 16/03/2017   22:10

mailto:cbeer@savills.com
mailto:mtownsend@savills.com


spring / summer 2017 | aspects of land | 13

HOW TO PASS ON
WEALTH SUCCESSFULLY
n	Establish	trust	and	open
communication	throughout
the	family.
n	Identify	a	family	mission
and	a	strategy	to	attain	it.
n	Maintain	an	honest
assessment	of	family
assets,	including	individuals’
strengths	and	talents.

n	Prepare	heirs	for	the
responsibilities	of	wealth,
even	from	a	young	age.
n	Draw	up	a	family
constitution	to	ensure
all	stakeholders	have
a	clear	understanding
of	expectations	and
prospects.
n	Ensure	that	the	will
reflects the constitution,
thus	avoiding	surprises
and	grounds	for	dissent.

IN FIGURES

Typical
succession
of	wealth:

100%
1st	generation

30%
2nd	generation

10%
3rd	generation

70%
of	wealth
transitions
across

generations	end
in	failure	(i.e.	a
loss	of	assets

and	a	breakdown
of	family
harmony)

60%
of	failed	wealth
transitions	are
due	to	a	lack	of
communication

and	trust

25%
of	failed

transitions	are
due	to	heirs

being	ill-prepared
for	wealth

1st	generation

2nd	generation

3rd	generation

Most	inter-generational	wealth	transfers	do	not	end	in	success

A family constitution is a document that states, in
laymen’s language, the family’s objectives and beliefs.
It sets out on what terms wealth is to be inherited; any
expectations on family members; how beneficiaries will
be treated; and what they can expect to receive.

The constitution is not a legal contract, but it can
pre-empt claims of broken promises later. Clive says that
it exorcises the demons that lead to litigation by ensuring
that trust has been established and expectations managed.
And while helping to avoid argument, it can stipulate
how to deal with disputes should they arise.

Family constitutions have existed for decades, but are
relatively recent in the UK. Clive helps clients to write
their constitution, although he stresses that initial values
and priorities should be discussed and decided within the
family, not with an adviser.

“I recommend revisiting the document annually and
continuing to have open conversations as circumstances
and family dynamics change, and getting all stakeholders
to sign up to the constitution,” says Clive.

The final result is that a will, or a letter of wishes,
merely summarises what’s in the constitution. And no
matter what it states, a harmonious family – fulfilled and
content with its lot – is the best legacy of all.

n	Clive	Beer,	London,	020	7877	4724,	cbeer@savills.comn	Mike

Townsend,	Exeter,	01392	455	708,	mtownsend@savills.com

priorities; managing individuals’ expectations; defining their
obligations; acknowledging their strengths and weaknesses;
and preparing them for wealth. Underpinning this are
agreed priorities governing the family’s wealth, whether
that be conserving, consuming or contributing.

“In short, it’s about defining what you are about as a
family,” says Mike Townsend of Savills Rural Professional
Services. “The starting point is to form a vision of the
future based on family history, personal experiences and
shared values. The way to achieve this is by having honest
discussions in a safe family setting. Open communication
is essential, as is making sure that all family members are
aware of possible problems and solutions.”

This responsibility extends to being clear-sighted about
family members, acknowledging any limitations of character
or ability. It sounds harsh, but if wealth is passed on to
someone unable to cope with it, everyone loses. And while
you’re being frank, consider pre-nuptial and post-nuptial
agreements. “The real value of a pre-nuptial agreement is
intellectual, rather than financial,” says Clive. “They are a
spur to having a grown-up, unromantic discussion about
wealth and setting out expectations and priorities. The
process establishes trust and openness.”

Having done all this groundwork, what should you
do with the trust gained, the information obtained and
the channels of communication opened? That’s where a
family constitution comes in. SO
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F inding alternative sources of income to support
an estate, especially where there is a large, historic
house to maintain, is nothing new. Traditionally

agriculture and residential lets have provided the backbone
of income, 80 per cent on an average estate. However, over
the last three years the income that comes from trading,
commercial and leisure enterprises has grown by 60 per
cent, according to Savills Estate Benchmarking Survey.

For those looking at leisure-based diversification,
there is a wide range of potential activities to consider
– everything from day visitor enterprises through to
weddings, corporate events, holiday cottages, glamping
and festivals. Chosen correctly and done well, this type
of diversification has a number of benefits, says Simon
Foster of Savills Commercial Heritage Consultancy.

CHANGING
PLACES

DIVERSIFICATION

Maintaining a country house is no
cheap affair and as a new generation
of owners take over the reins they are
finding new ways to raise income

14-17_AOL_Leisure-v2.indd   14 16/03/2017   22:10



spring / summer 2017 | aspects of land | 15

14-17_AOL_Leisure-v2.indd   15 16/03/2017   22:10

16 | aspects of land | spring / summer 2017

DIVERSIFICATION

“When we meet an owner and discuss what might
work for the estate, the first step is to understand their
aspirations and how these might be translated into
commercial opportunities. A lot of the time, location
plays a major role in what will work best,” says Simon.
“Depending on the enterprise, you can see a return on
investment in a relatively short space of time. There can
also be tax benefits as running an enterprise such as a café
and farm shop, that is classed as a trading activity, opens
up eligibility to business property relief when it comes to
inheritance tax.”

Choosing the right diversification is crucial and often
the network of other estate owners can provide informal
help and advice as a starting point.

“In recent years, there has been a move by estates
to look much more seriously at the opportunities and
not just from holiday cottages or camping,” says James
Higham of Savills Leisure and Trade Related Property.
“We’re working with a Scottish estate at the moment that
is developing a yoga centre and retreat; it is a good fit for
them as there is a personal interest in the activity, plus it
is in an area that has traditionally attracted creative types
such as artists and musicians,” says James.

Finding that right fit from a personal perspective is
another key element to choosing the right enterprise. Not
everyone is a “people person”, says James.

“Being honest about your strengths and weaknesses is
important – if you don’t enjoy being hands on and engaging
with people day to day, then offering something like
holiday cottages won’t work. It may be that other members
of the family, or team, are better suited to that, or it may
be better to outsource the management of the enterprise.”

James also advises being clear about what role the new
enterprise will play. For example, if the aim is to generate
income that will help to maintain an existing asset such
as a historic house, this can be influential in persuading
planners to green light the project.

“Business plans that look five, 10 or even 15 years
ahead are crucial, as is making sure the younger
generation is on board with the plan,” says James.

The influence of the next generation of estate owners is
not to be underestimated – Simon says there is a tangible
trend for more contemporary leisure enterprises as
younger owners take the reins.

“Where once it was about opening the house and
gardens up to the public, now owners are working harder
to draw in a whole new demographic of visitors,” says
Simon. “The wedding market remains very strong, but
there has been a move to offer something more informal
and imaginative than just the stately home as a venue.
There are children’s playgrounds, museums, festivals
and seasonal attractions such as Easter egg hunts and
Christmas markets. ”

Inevitably, the cost of a new enterprise is a significant
factor and it varies hugely. At one end of the scale,

Owners	are
branching
out	from	the
traditional	course
of	opening
the	house
to	the	public
by	providing
glamping,	cafés
and	wedding
venues

HOW TO DIVERSIFY
SUCCESSFULLY
n Know	your	aims	and
aspirations	in	advance.
n Choose	something	that
you	are	interested	in	and	that
is	appropriate	to	the	location.
n Prepare	a	long-term
business	plan.
n Make	sure	future
generations	share	your
enthusiasm	for	the	project.
n Do	your	research	before
you	start	work.

provision of land for an external promoter to use as
a festival or event location usually requires no capital
investment and can provide a very good return.

“Holiday lets are still a very popular diversification
and will generate a good return if the properties are in
the right location and finished to a high standard,” says
Simon. “Converting a cottage for use as a holiday let
usually means costs of £40-50,000 but, done well, it
will quickly see 75-80 per cent occupancy rates.”

A more major project, such as turning the estate into
a wedding venue, could require a seven-figure capital
investment for a complete renovation of the main house
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DIVERSIFICATION

“When we meet an owner and discuss what might
work for the estate, the first step is to understand their
aspirations and how these might be translated into
commercial opportunities. A lot of the time, location
plays a major role in what will work best,” says Simon.
“Depending on the enterprise, you can see a return on
investment in a relatively short space of time. There can
also be tax benefits as running an enterprise such as a café
and farm shop, that is classed as a trading activity, opens
up eligibility to business property relief when it comes to
inheritance tax.”

Choosing the right diversification is crucial and often
the network of other estate owners can provide informal
help and advice as a starting point.

“In recent years, there has been a move by estates
to look much more seriously at the opportunities and
not just from holiday cottages or camping,” says James
Higham of Savills Leisure and Trade Related Property.
“We’re working with a Scottish estate at the moment that
is developing a yoga centre and retreat; it is a good fit for
them as there is a personal interest in the activity, plus it
is in an area that has traditionally attracted creative types
such as artists and musicians,” says James.

Finding that right fit from a personal perspective is
another key element to choosing the right enterprise. Not
everyone is a “people person”, says James.

“Being honest about your strengths and weaknesses is
important – if you don’t enjoy being hands on and engaging
with people day to day, then offering something like
holiday cottages won’t work. It may be that other members
of the family, or team, are better suited to that, or it may
be better to outsource the management of the enterprise.”

James also advises being clear about what role the new
enterprise will play. For example, if the aim is to generate
income that will help to maintain an existing asset such
as a historic house, this can be influential in persuading
planners to green light the project.

“Business plans that look five, 10 or even 15 years
ahead are crucial, as is making sure the younger
generation is on board with the plan,” says James.

The influence of the next generation of estate owners is
not to be underestimated – Simon says there is a tangible
trend for more contemporary leisure enterprises as
younger owners take the reins.

“Where once it was about opening the house and
gardens up to the public, now owners are working harder
to draw in a whole new demographic of visitors,” says
Simon. “The wedding market remains very strong, but
there has been a move to offer something more informal
and imaginative than just the stately home as a venue.
There are children’s playgrounds, museums, festivals
and seasonal attractions such as Easter egg hunts and
Christmas markets. ”

Inevitably, the cost of a new enterprise is a significant
factor and it varies hugely. At one end of the scale,
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and	wedding
venues

HOW TO DIVERSIFY
SUCCESSFULLY
n Know	your	aims	and
aspirations	in	advance.
n Choose	something	that
you	are	interested	in	and	that
is	appropriate	to	the	location.
n Prepare	a	long-term
business	plan.
n Make	sure	future
generations	share	your
enthusiasm	for	the	project.
n Do	your	research	before
you	start	work.

provision of land for an external promoter to use as
a festival or event location usually requires no capital
investment and can provide a very good return.

“Holiday lets are still a very popular diversification
and will generate a good return if the properties are in
the right location and finished to a high standard,” says
Simon. “Converting a cottage for use as a holiday let
usually means costs of £40-50,000 but, done well, it
will quickly see 75-80 per cent occupancy rates.”

A more major project, such as turning the estate into
a wedding venue, could require a seven-figure capital
investment for a complete renovation of the main house
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CASE STUDY
ELMORE COURT,
GLOUCESTERSHIRE
Over	750	years	of	history
brings	a	certain	pressure
for	Anselm	Guise	of	Elmore
Court,	Gloucestershire.	As
does	the	desire	to	pass
on	the	estate	to	the	next
generation	in	the	best
possible	condition.

When	Anselm	inherited
Elmore	Court	in	2007,	the
house	was	in	a	state	and
the	bills	were	higher	than
the	income	from	the	estate
farms	and	cottages.

“My	priorities	were	to
provide	an	income	for	my
family,	to	look	after	the
house	and	to	look	after	the
wider	estate,”	says	Anselm,
who	has	a	background	as
a	DJ	and	festival	organiser.
“I needed to find something
that	was	appropriate	for
the	estate,	would	generate
a	decent	income	and	be
something	I	would	enjoy.”

The	answer,	he	decided,
was	to	turn	the	house	into

a	wedding	and	events
venue.	In	2012,	he	set
about	renovating	eight
bedrooms	in	the	main
house	and	added	a	new
extension, the Gillyflower,
which	he	describes	as
a	“future-rustic”	dinner
and	dancing	venue.	It	has
sound-proofed	walls	made
from	rammed	earth	and
timber	from	the	estate,	a
high-end	music	and	lighting
system	and	fabulous	views
across	the	Gloucestershire
countryside.

This	year	he	has
completed	further
renovations	to	the	main
house,	so	it	now	has	16
bedrooms,	and	he	is	close
to	completing	work	on	a
Coach	House,	which	will
provide	another	two.

“The	total	cost	of	all
the	renovations	comes	to
around	£2.5	million.	This
was financed with bank
lending	and	the	sale	of	an
estate	farm,	which	was	a
pity	but	was	done	to	secure
the	future	of	the	estate,”
says	Anselm.

and other smaller properties. “This requires a long-term
vision, as returns take longer,” says Simon.

For every enterprise, research and planning is
fundamental to success.

“We’re currently working on a project in the south
of England for a café and playground and one of the
early stages was to complete a demographic analysis of
population levels within a 45-minute drive, as well as
disposable income levels for those living close by. We
also looked at what similar attractions existed locally,
what sort of footfall they generated and what that might
mean for the new project. This then sets the platform
for a business plan, which includes costs and financial
projections for the return on investment.”

Whatever the final choice, having a passion for the
enterprise sits at the heart of its future success.

“When enterprises fail, it’s often because the owner’s
heart was not really in it,” says Simon. “The next
generation of estate owners, however, have often had an
outside career before taking over the estate which gives
them wider business experience.They are often much
more comfortable with risk. I think the future will see a
more dynamic direction for estate leisure diversification.”

n	Simon	Foster,	Cheltenham,	01242	548	006,

sfoster@savills.com n	James	Higham,	Oxford,

01865	269	023,	jhigham@savills.com

“WHERE ONCE
IT WAS ABOUT
OPENING THE
HOUSE AND
GARDENS UP
TO THE PUBLIC,
NOW OWNERS
ARE WORKING
HARDER TO DRAW
IN A WHOLE NEW
DEMOGRAPHIC
OF VISITORS”

ABOVE	Elmore
Court’s	perfect
party	venue,	the
Gillyflower, uses
building	materials
from	on	the	estate
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INVESTMENT

UNITED STATES
CALIFORNIA 
Permanent	cropland	includes
nuts,	fruits	and	other	highly
mechanised	crops	that	are
water	intensive	and	is	largely
based	in	California.

Demand	for	such	farms	has
increased	in	recent	years	due
to	increased	water	scarcity,
leading	to	8-9	per	cent	capital
growth	over	the	past	12
months.	“Land	with	secure
water	rights	is	becoming
harder to find,” says Matthew. BRAZIL 

Investments	in	Brazil	and
other	countries	in	South
America	come	with	higher
risk,	including	government
instabilities	and	volatile
currencies.	“All	the	key
factors	that	drive	farmland
value	growth	are	in	place,
but there is a lack of buyers,”
says Matthew.

Argentina

$11,000

Brazil

$6,700

Uruguay

$7,500

Hungary

$3,400

United
Kingdom

$27,718
Ireland

$30,382

UNITED STATES
CORN BELT
In	the	US,	there	are	two	key
land	markets	for	investors	–
permanent	cropland,	mainly
in	California,	and	arable	land
located	in	the	corn	belt.

The	corn	belt,	most	notably
Illinois,	Indiana,	Ohio	and
Idaho,	has	seen	markets
fall	back	over	the	past	six
months,	mostly	due	to	falling
rental	values	amid	lower
commodity	prices.	“Despite
this,	the	medium	to	long
term outlook is good,” says
Matthew Sheldon. “The
fundamental	demand,	feeding
the	world,	is	good	and	one
shock	to	commodity	supplies
could	give	a	large	increase	to
farm gate prices.”

UNITED KINGDOM 
British	farmland	prices	lost
ground	in	2016,	but	that	came
after	a	10-year	period	of
growth.	However,	the	market
looks	set	to	regain	some	of
those	losses	over	the	next
five years and the long-term
outlook	is	good	(see	page	22).

ARGENTINA 
“The	areas	surrounding
Buenos	Aires	are	open	to
foreign	investment,	but	this
comprises	hunting	estates
and gated communities,”
explains Matthew. “Argentina
has	a	prohibitive	government
policy,	so	arable	land	and
cattle	land	are	off-limits.	The
assumption	is	that	Argentina
will	open	up	its	foreign
investment	policy,	but	this	is
not entirely clear yet.”
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CASE STUDY
ELMORE COURT,
GLOUCESTERSHIRE
Over	750	years	of	history
brings	a	certain	pressure
for	Anselm	Guise	of	Elmore
Court,	Gloucestershire.	As
does	the	desire	to	pass
on	the	estate	to	the	next
generation	in	the	best
possible	condition.

When	Anselm	inherited
Elmore	Court	in	2007,	the
house	was	in	a	state	and
the	bills	were	higher	than
the	income	from	the	estate
farms	and	cottages.

“My	priorities	were	to
provide	an	income	for	my
family,	to	look	after	the
house	and	to	look	after	the
wider	estate,”	says	Anselm,
who	has	a	background	as
a	DJ	and	festival	organiser.
“I needed to find something
that	was	appropriate	for
the	estate,	would	generate
a	decent	income	and	be
something	I	would	enjoy.”

The	answer,	he	decided,
was	to	turn	the	house	into

a	wedding	and	events
venue.	In	2012,	he	set
about	renovating	eight
bedrooms	in	the	main
house	and	added	a	new
extension, the Gillyflower,
which	he	describes	as
a	“future-rustic”	dinner
and	dancing	venue.	It	has
sound-proofed	walls	made
from	rammed	earth	and
timber	from	the	estate,	a
high-end	music	and	lighting
system	and	fabulous	views
across	the	Gloucestershire
countryside.

This	year	he	has
completed	further
renovations	to	the	main
house,	so	it	now	has	16
bedrooms,	and	he	is	close
to	completing	work	on	a
Coach	House,	which	will
provide	another	two.

“The	total	cost	of	all
the	renovations	comes	to
around	£2.5	million.	This
was financed with bank
lending	and	the	sale	of	an
estate	farm,	which	was	a
pity	but	was	done	to	secure
the	future	of	the	estate,”
says	Anselm.

and other smaller properties. “This requires a long-term
vision, as returns take longer,” says Simon.

For every enterprise, research and planning is
fundamental to success.

“We’re currently working on a project in the south
of England for a café and playground and one of the
early stages was to complete a demographic analysis of
population levels within a 45-minute drive, as well as
disposable income levels for those living close by. We
also looked at what similar attractions existed locally,
what sort of footfall they generated and what that might
mean for the new project. This then sets the platform
for a business plan, which includes costs and financial
projections for the return on investment.”

Whatever the final choice, having a passion for the
enterprise sits at the heart of its future success.

“When enterprises fail, it’s often because the owner’s
heart was not really in it,” says Simon. “The next
generation of estate owners, however, have often had an
outside career before taking over the estate which gives
them wider business experience.They are often much
more comfortable with risk. I think the future will see a
more dynamic direction for estate leisure diversification.”

n	Simon	Foster,	Cheltenham,	01242	548	006,

sfoster@savills.com n	James	Higham,	Oxford,

01865	269	023,	jhigham@savills.com

“WHERE ONCE
IT WAS ABOUT
OPENING THE
HOUSE AND
GARDENS UP
TO THE PUBLIC,
NOW OWNERS
ARE WORKING
HARDER TO DRAW
IN A WHOLE NEW
DEMOGRAPHIC
OF VISITORS”

ABOVE	Elmore
Court’s	perfect
party	venue,	the
Gillyflower, uses
building	materials
from	on	the	estate
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INVESTMENT

UNITED STATES
CALIFORNIA 
Permanent	cropland	includes
nuts,	fruits	and	other	highly
mechanised	crops	that	are
water	intensive	and	is	largely
based	in	California.

Demand	for	such	farms	has
increased	in	recent	years	due
to	increased	water	scarcity,
leading	to	8-9	per	cent	capital
growth	over	the	past	12
months.	“Land	with	secure
water	rights	is	becoming
harder to find,” says Matthew. BRAZIL 

Investments	in	Brazil	and
other	countries	in	South
America	come	with	higher
risk,	including	government
instabilities	and	volatile
currencies.	“All	the	key
factors	that	drive	farmland
value	growth	are	in	place,
but there is a lack of buyers,”
says Matthew.

Argentina

$11,000

Brazil

$6,700

Uruguay

$7,500

Hungary

$3,400

United
Kingdom

$27,718
Ireland

$30,382

UNITED STATES
CORN BELT
In	the	US,	there	are	two	key
land	markets	for	investors	–
permanent	cropland,	mainly
in	California,	and	arable	land
located	in	the	corn	belt.

The	corn	belt,	most	notably
Illinois,	Indiana,	Ohio	and
Idaho,	has	seen	markets
fall	back	over	the	past	six
months,	mostly	due	to	falling
rental	values	amid	lower
commodity	prices.	“Despite
this,	the	medium	to	long
term outlook is good,” says
Matthew Sheldon. “The
fundamental	demand,	feeding
the	world,	is	good	and	one
shock	to	commodity	supplies
could	give	a	large	increase	to
farm gate prices.”

UNITED KINGDOM 
British	farmland	prices	lost
ground	in	2016,	but	that	came
after	a	10-year	period	of
growth.	However,	the	market
looks	set	to	regain	some	of
those	losses	over	the	next
five years and the long-term
outlook	is	good	(see	page	22).

ARGENTINA 
“The	areas	surrounding
Buenos	Aires	are	open	to
foreign	investment,	but	this
comprises	hunting	estates
and gated communities,”
explains Matthew. “Argentina
has	a	prohibitive	government
policy,	so	arable	land	and
cattle	land	are	off-limits.	The
assumption	is	that	Argentina
will	open	up	its	foreign
investment	policy,	but	this	is
not entirely clear yet.”
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AUSTRALIA 
Due	to	the	geographical
scale	of	Australia,	the	varying
quality	of	land	and	the	access
to	infrastructure,	farmland
values	vary	widely.	The
east	and	west	coasts	are
key	regions	for	arable	crop
production,	while	large	scale
cattle	enterprises	run	across
the	northern	coasts.	Over
the	past	two	years,	Australia
has	been	bucking	the	bearish
global	trend,	with	cattle	land
seeing	a	particular	surge
in	demand.	Investors	have
been	buying	large	tracts	of
land,	but	are	less	interested
in	arable	farms	due	to	poor
commodity	prices.

ROMANIA 
In Romania, farmland markets
have	been	relatively	static
over	the	past	12	months,	as
its small plots make it difficult
for	investors	to	obtain	a	large
farming	portfolio,	explains
Matthew. Units under 500
acres	are	commanding
€1,200-€2,000	per	acre,	with
those	of	3,000	acres	or	more
around	€3,600	per	acre.
“Values	really	depend	on	the
title,	size	and	proximity	to
the Danube.”

DENMARK 
In	Denmark	farmland	prices
plateaued	between	2008-9
and	2013	following	a	sharp
downward	correction,	but
since	then	they	have	begun
to	strengthen.	“There	were
tough	restrictions	on	farms
and	labour,	but	these	are
being	lifted	and	it	is	a	good
opportunity to invest,”
explains Matthew.

Germany

$35,330

Poland

$10,800

Romania

$6,800

Australia

$3,800

Average values
in US$ per
hectare (2015)

POLAND 
Farmland	values	in	Poland
have	increased	exponentially,
says Matthew. “In the past
decade	prices	have	gone
from	around	€2,000	per	acre
to €5,500 per acre.” Foreign
investment	is	restricted,
but	in	the	past	six	months
investors	have	purchased
large	areas	through	locally
domiciled	companies.GERMANY 

Germany	has	recorded	no
fall	in	the	market	and	high
capital	values	mean	that
income	yields	are	at	all-time
lows.	“A	large	proportion	of
East	Germany	was	owned
and	leased	to	farmers	by
the	government	and	over
the	past	12	years	there	has
been	a	phased	sell-off	of	this
into	a	market	with	pent-up
demand.”

Commercial	farmland	values,	irrespective	of	location,	are
principally	affected	by	commodity	prices	and	exchange	rates,
as	these	are	what	drive	demand.	Over	the	past	six	months,	global
farmland values have remained relatively flat as low commodity
prices have pressured farm incomes, says Matthew Sheldon of
Savills	International	Farmland.	“The	return	on	investment	is
based	on	the	income	generated	from	the	business.	Fortunately,
the	inertia	from	low	commodity	prices	has	slowed	and	we	are
starting to see an improvement in prices received by farmers.”
As	farmland	values	vary	depending	on	the	agricultural	enterprise,
this	map	focuses	on	the	industries	that	offer	the	greatest	overall
return	for	investors.	The	value	might	relate	to	arable	land,	pasture
land	or	in	some	cases	mixed	farming	operations.	

n Matthew Sheldon, London, 020 7016 3817, msheldon@savills.com
n Ian Bailey, London, 020 7299 3099, ibailey@savills.com

WORLD VIEW
When	it	comes	to	looking	for	global
investments,	how	do	farmland	markets
around	the	world	compare?
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RENOVATIONS

BACK
TO LIFE
Neglected period buildings
have centuries of in-built
charm. Tackled the right
way, they can both be
brought back to life and
generate a healthy income
stream for their owners

COOMBESBURY BARNS,
NEAR NEWBURY, BERKS
This	former	farmstead,	set
in	a	pretty	rural	location	just
to	the	west	of	Newbury,	was
made	up	of	a	small	stable
building,	a	Grade	II	listed
timber-framed	barn	and	a
modern	farm	building	–	all
of	which	lay	pretty	much
redundant.	When	the	owners
decided	to	gain	planning
permission	to	convert	the
buildings	into	four,	three-
bedroom	properties	to	let,
they	originally	used	another
firm of consultants before
changing	mid-project	and
asking	Savills	to	come
on	board.

“We	started	off	by
reviewing	the	designs,
which	had	already	been
given	planning	and
listed	building	consent,”
explains David	Shaw.	“We
re-arranged	the	layouts
and	rethought	some	of	the
spaces	to	work	better	and
take	more	advantage	of
the	internal	and	external
views.	We	also	retained
more	of the	original
features	such as	the	timber

frames	and	cladding,	and
managed	to	improve	the
quality	of	the	living	spaces,
which	is	key	both	to
securing	and	maintaining
tenants	and	avoiding
void	periods.”

The	other	strategies
introduced	to	the	project
were	about	energy
consumption,	which
according	to	David	is
becoming	“a	major	subject
in	construction	today”.
Through	using	natural
building	technologies
for	the	insulation	of	the
buildings,	a	mechanical
ventilation	heat	recovery
(MVHR)	system	and
ensuring	that	the	air
tightness	of	the	building
was	as	meticulous	as
possible,	they	managed
to	secure	an	Energy
Performance Certificate
(EPC)	rating	of	B	for	the
buildings,	thereby	reducing
the	tenants’	running	costs.
All	four	properties	have
now	been	successfully	let.

n	David	Shaw,	Winchester,
01962	857	409,
dwshaw@savills.com

R edeveloping a listed building is
notoriously challenging. Today’s
building regulations specify ever

stricter levels of environmental compliance
plus new laws regarding minimum space
standards for domestic buildings.The task
can seem overwhelmingly complicated.

However, owners of period buildings
have a responsibility to look after them
and if a change of use will help to
preserve an old building, as long as it’s
approached in the right way, it has every
chance of getting planning permission.

With the ever growing market for
characterful spaces for living or working
(as long as it’s updated to modern
standards), more owners are seeking to
explore the potential of the neglected old
buildings on their properties.

“We’re able to look at a building and
suggest a viable use for our clients,”
says David Shaw of Savills Rural
Architecture. “We enjoy nothing more
than breathing life back into these old
buildings and making the most of their
innate character.”

Renovation can be expensive,
particularly if you’re retrofitting systems
that comply with today’s energy
standards, but as David says, “the art
is to find the right strategy for the
building and, most importantly, achieve
the return on the investment.”

n	David	Shaw,	Winchester,

01962	857	409,	dwshaw@savills.com

BEFORE
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AUSTRALIA 
Due	to	the	geographical
scale	of	Australia,	the	varying
quality	of	land	and	the	access
to	infrastructure,	farmland
values	vary	widely.	The
east	and	west	coasts	are
key	regions	for	arable	crop
production,	while	large	scale
cattle	enterprises	run	across
the	northern	coasts.	Over
the	past	two	years,	Australia
has	been	bucking	the	bearish
global	trend,	with	cattle	land
seeing	a	particular	surge
in	demand.	Investors	have
been	buying	large	tracts	of
land,	but	are	less	interested
in	arable	farms	due	to	poor
commodity	prices.

ROMANIA 
In Romania, farmland markets
have	been	relatively	static
over	the	past	12	months,	as
its small plots make it difficult
for	investors	to	obtain	a	large
farming	portfolio,	explains
Matthew. Units under 500
acres	are	commanding
€1,200-€2,000	per	acre,	with
those	of	3,000	acres	or	more
around	€3,600	per	acre.
“Values	really	depend	on	the
title,	size	and	proximity	to
the Danube.”

DENMARK 
In	Denmark	farmland	prices
plateaued	between	2008-9
and	2013	following	a	sharp
downward	correction,	but
since	then	they	have	begun
to	strengthen.	“There	were
tough	restrictions	on	farms
and	labour,	but	these	are
being	lifted	and	it	is	a	good
opportunity to invest,”
explains Matthew.

Germany
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Poland

$10,800

Romania

$6,800

Australia

$3,800

Average values
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hectare (2015)

POLAND 
Farmland	values	in	Poland
have	increased	exponentially,
says Matthew. “In the past
decade	prices	have	gone
from	around	€2,000	per	acre
to €5,500 per acre.” Foreign
investment	is	restricted,
but	in	the	past	six	months
investors	have	purchased
large	areas	through	locally
domiciled	companies.GERMANY 

Germany	has	recorded	no
fall	in	the	market	and	high
capital	values	mean	that
income	yields	are	at	all-time
lows.	“A	large	proportion	of
East	Germany	was	owned
and	leased	to	farmers	by
the	government	and	over
the	past	12	years	there	has
been	a	phased	sell-off	of	this
into	a	market	with	pent-up
demand.”

Commercial	farmland	values,	irrespective	of	location,	are
principally	affected	by	commodity	prices	and	exchange	rates,
as	these	are	what	drive	demand.	Over	the	past	six	months,	global
farmland values have remained relatively flat as low commodity
prices have pressured farm incomes, says Matthew Sheldon of
Savills	International	Farmland.	“The	return	on	investment	is
based	on	the	income	generated	from	the	business.	Fortunately,
the	inertia	from	low	commodity	prices	has	slowed	and	we	are
starting to see an improvement in prices received by farmers.”
As	farmland	values	vary	depending	on	the	agricultural	enterprise,
this	map	focuses	on	the	industries	that	offer	the	greatest	overall
return	for	investors.	The	value	might	relate	to	arable	land,	pasture
land	or	in	some	cases	mixed	farming	operations.	

n Matthew Sheldon, London, 020 7016 3817, msheldon@savills.com
n Ian Bailey, London, 020 7299 3099, ibailey@savills.com

WORLD VIEW
When	it	comes	to	looking	for	global
investments,	how	do	farmland	markets
around	the	world	compare?
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RENOVATIONS

BACK
TO LIFE
Neglected period buildings
have centuries of in-built
charm. Tackled the right
way, they can both be
brought back to life and
generate a healthy income
stream for their owners

COOMBESBURY BARNS,
NEAR NEWBURY, BERKS
This	former	farmstead,	set
in	a	pretty	rural	location	just
to	the	west	of	Newbury,	was
made	up	of	a	small	stable
building,	a	Grade	II	listed
timber-framed	barn	and	a
modern	farm	building	–	all
of	which	lay	pretty	much
redundant.	When	the	owners
decided	to	gain	planning
permission	to	convert	the
buildings	into	four,	three-
bedroom	properties	to	let,
they	originally	used	another
firm of consultants before
changing	mid-project	and
asking	Savills	to	come
on	board.

“We	started	off	by
reviewing	the	designs,
which	had	already	been
given	planning	and
listed	building	consent,”
explains David	Shaw.	“We
re-arranged	the	layouts
and	rethought	some	of	the
spaces	to	work	better	and
take	more	advantage	of
the	internal	and	external
views.	We	also	retained
more	of the	original
features	such as	the	timber

frames	and	cladding,	and
managed	to	improve	the
quality	of	the	living	spaces,
which	is	key	both	to
securing	and	maintaining
tenants	and	avoiding
void	periods.”

The	other	strategies
introduced	to	the	project
were	about	energy
consumption,	which
according	to	David	is
becoming	“a	major	subject
in	construction	today”.
Through	using	natural
building	technologies
for	the	insulation	of	the
buildings,	a	mechanical
ventilation	heat	recovery
(MVHR)	system	and
ensuring	that	the	air
tightness	of	the	building
was	as	meticulous	as
possible,	they	managed
to	secure	an	Energy
Performance Certificate
(EPC)	rating	of	B	for	the
buildings,	thereby	reducing
the	tenants’	running	costs.
All	four	properties	have
now	been	successfully	let.

n	David	Shaw,	Winchester,
01962	857	409,
dwshaw@savills.com

R edeveloping a listed building is
notoriously challenging. Today’s
building regulations specify ever

stricter levels of environmental compliance
plus new laws regarding minimum space
standards for domestic buildings.The task
can seem overwhelmingly complicated.

However, owners of period buildings
have a responsibility to look after them
and if a change of use will help to
preserve an old building, as long as it’s
approached in the right way, it has every
chance of getting planning permission.

With the ever growing market for
characterful spaces for living or working
(as long as it’s updated to modern
standards), more owners are seeking to
explore the potential of the neglected old
buildings on their properties.

“We’re able to look at a building and
suggest a viable use for our clients,”
says David Shaw of Savills Rural
Architecture. “We enjoy nothing more
than breathing life back into these old
buildings and making the most of their
innate character.”

Renovation can be expensive,
particularly if you’re retrofitting systems
that comply with today’s energy
standards, but as David says, “the art
is to find the right strategy for the
building and, most importantly, achieve
the return on the investment.”

n	David	Shaw,	Winchester,

01962	857	409,	dwshaw@savills.com

BEFORE
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MOCKFORD,
PARKMINSTER,
WEST SUSSEX
Mockford	in	West	Sussex
was	built	in	the	16th
century	as	a	timber-framed,
Sussex	Wealden	hall	house.
Over	time,	it	was	converted
and	adapted	into	a	pair	of
farm	cottages,	which	in
recent	years	had	fallen	into
a	very	dilapidated	state.

Owned	by	St	Hugh’s
Charterhouse,	a	Carthusian
order	of	monks,	the
property	is	Grade	II	listed
and	part	of	an	estate
managed	by	Savills.

“We	could	see	the
historic	and	architectural
merit	of	the	building,	and
recommended	that	it	was
time	to	carry	out	a	major
restoration	and	up-grading,”
says	Terry	Adsett	of	Savills
Rural	Building	Surveying.
“We	felt	that	it	would	be
more profitable to restore
the	building	as	one	house
and	let	it	out	as	one	four-
bedroom	property	rather
than	two	smaller	cottages.”

The	approach	by	the
team	at	Savills,	alongside
local	building	contractors,
was	to	pare	back	layers	of
decoration	and	alterations
to	reveal	the	original
timber	framing,	including
medieval	rafters	and	a
castellated	dais	beam
between	the	entrance
lobby	and	the	kitchen.

“Piecemeal	and	ad-hoc
repairs	had	been	carried
out	over	the	years	but	in
many	cases	these	were
unsympathetic,”	explains
Terry.	“Through	careful
planning,	we	were	able
to	renovate	the	building
to	modern	day	standards
while	retaining	all	the
historic	roof	and	timber
frame	in	place	and	inserting
a	steel	frame	and	metal
brackets	where	essential.”

These	efforts	paid	off	and
the	building	won	the	small-
scale	residential	award	in
the	Sussex	Heritage	Trust
Awards	in	2016.

n Terry	Adsett,	Petworth,
01798	345	988,
tadsett@savills.com

SUDBURY COURT-
YARD, SUDBURY,
DERBYSHIRE
The	Sudbury	Estate	in
Derbyshire	had	an	old
courtyard	of	Grade	II
listed	redundant	and
under-utilised	traditional
estate	buildings	that
it	wanted	to	bring	into
productive	use.	It	applied
for	planning	and	listed
building	consent	to
convert	the	courtyard
into	a	collection	of
retail	spaces	for
local	businesses	that	
would	complement
the	village’s	existing
butcher, pub, post office
and	general	shop.

“The	courtyard	is	in
the	heart	of	the	village,
adjacent	to	the	National
Trust-owned	Sudbury
Hall	and	the	Museum
of	Childhood,”	explains
Chris	Batterby	of
Savills	Rural	Building
Surveying.	“Our	client
wanted	to	ensure	that
the results benefited
the	village	as	well	as
visitors	to	the	estate
and	wider	area.”

“One	of	the	main
challenges	the
project	faced	was
the	positioning	of
four	air-source	heat
pumps	to	serve	the
proposed	renewable
heating	system	that
lay	within	sight	of	the
Grade	I	listed	Sudbury
Hall,”	says	Chris	who
project	managed	the
conversions.	“In	order

to	overcome	this,	we
re-positioned	them
25	metres	away	from
the	plant	room	within
an	area	of	established
landscape	and
surrounded	by	a	raised
landscaped	bund.”

Traditional	doors
and	windows	meant
that it was difficult to
achieve	the	level	of	air
tightness	required	by
building	regulations
without	compromising
the	period	features.
However,	with	well
designed	and	expertly

crafted	external	joinery,
doubled-glazed	screens
behind	the	original	doors
and	extra	insulation	in
the walls, floors and
ceilings,	most	of	the
heat	losses	were	off-set.

The	courtyard	is	now
a	thriving	collection
of	shops	that	are	all
let	and	more	units	are
planned	for	conversion
in	the	near	future.
www.sudburyestate.com

n	Chris	Batterby,
Lichfield, 01543 266 406,
cbatterby@savills.com
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LAND MARKETS

A lthough in 2016 British land values fell an
average of 3.6 per cent, according to Savills
Farmland Value Survey, over the past 10 years

they have soared by 160 per cent. And according to
Savills latest farmland forecasts they are projected to
increase another 5.5 per cent by 2021.

This might not happen straight away as the next
two years are likely to see a stall in prices amid low
commodity prices and political uncertainty, but from
2019 onwards Ian Bailey of Savills Research expects
them to improve.

“The best commercial farmland in England will always
be popular and in demand,” he says. “Poorer land will

continue to be difficult to sell, unless there is an interested
neighbour or it is attractively priced.”

“Prices range from £6,000 an acre to £13,000 an acre,”
says Alex Lawson of Savills Farms and Estates. “It’s a
very diverse market, attracting investors looking for good
arable land and diversified estates.”

As for the top end of the country house market, which
has had some tough years, there are signs of improvement.
“Mixed rural or sporting estates with diversification will
see strong demand,” says Alex. “And there will be growing
interest in strategically located property from corporate
investors and private individuals. Currency differences
since Brexit are real drivers for overseas purchasers.”

 HOME ADVANTAGE
British farmland has historically been a safe investment and amid
global uncertainties is likely to remain a sound purchase for the future

“FOR SOME,
POLITICS IS A
CONCERN, BUT
FOR OTHERS IT IS
AN OPPORTUNITY
TO EMBRACE
AND FIND
POSITIVITY OUT
OF DRAMATIC
CHANGE”
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MOCKFORD,
PARKMINSTER,
WEST SUSSEX
Mockford	in	West	Sussex
was	built	in	the	16th
century	as	a	timber-framed,
Sussex	Wealden	hall	house.
Over	time,	it	was	converted
and	adapted	into	a	pair	of
farm	cottages,	which	in
recent	years	had	fallen	into
a	very	dilapidated	state.

Owned	by	St	Hugh’s
Charterhouse,	a	Carthusian
order	of	monks,	the
property	is	Grade	II	listed
and	part	of	an	estate
managed	by	Savills.

“We	could	see	the
historic	and	architectural
merit	of	the	building,	and
recommended	that	it	was
time	to	carry	out	a	major
restoration	and	up-grading,”
says	Terry	Adsett	of	Savills
Rural	Building	Surveying.
“We	felt	that	it	would	be
more profitable to restore
the	building	as	one	house
and	let	it	out	as	one	four-
bedroom	property	rather
than	two	smaller	cottages.”

The	approach	by	the
team	at	Savills,	alongside
local	building	contractors,
was	to	pare	back	layers	of
decoration	and	alterations
to	reveal	the	original
timber	framing,	including
medieval	rafters	and	a
castellated	dais	beam
between	the	entrance
lobby	and	the	kitchen.

“Piecemeal	and	ad-hoc
repairs	had	been	carried
out	over	the	years	but	in
many	cases	these	were
unsympathetic,”	explains
Terry.	“Through	careful
planning,	we	were	able
to	renovate	the	building
to	modern	day	standards
while	retaining	all	the
historic	roof	and	timber
frame	in	place	and	inserting
a	steel	frame	and	metal
brackets	where	essential.”

These	efforts	paid	off	and
the	building	won	the	small-
scale	residential	award	in
the	Sussex	Heritage	Trust
Awards	in	2016.

n Terry	Adsett,	Petworth,
01798	345	988,
tadsett@savills.com

SUDBURY COURT-
YARD, SUDBURY,
DERBYSHIRE
The	Sudbury	Estate	in
Derbyshire	had	an	old
courtyard	of	Grade	II
listed	redundant	and
under-utilised	traditional
estate	buildings	that
it	wanted	to	bring	into
productive	use.	It	applied
for	planning	and	listed
building	consent	to
convert	the	courtyard
into	a	collection	of
retail	spaces	for
local	businesses	that	
would	complement
the	village’s	existing
butcher, pub, post office
and	general	shop.

“The	courtyard	is	in
the	heart	of	the	village,
adjacent	to	the	National
Trust-owned	Sudbury
Hall	and	the	Museum
of	Childhood,”	explains
Chris	Batterby	of
Savills	Rural	Building
Surveying.	“Our	client
wanted	to	ensure	that
the results benefited
the	village	as	well	as
visitors	to	the	estate
and	wider	area.”

“One	of	the	main
challenges	the
project	faced	was
the	positioning	of
four	air-source	heat
pumps	to	serve	the
proposed	renewable
heating	system	that
lay	within	sight	of	the
Grade	I	listed	Sudbury
Hall,”	says	Chris	who
project	managed	the
conversions.	“In	order

to	overcome	this,	we
re-positioned	them
25	metres	away	from
the	plant	room	within
an	area	of	established
landscape	and
surrounded	by	a	raised
landscaped	bund.”

Traditional	doors
and	windows	meant
that it was difficult to
achieve	the	level	of	air
tightness	required	by
building	regulations
without	compromising
the	period	features.
However,	with	well
designed	and	expertly

crafted	external	joinery,
doubled-glazed	screens
behind	the	original	doors
and	extra	insulation	in
the walls, floors and
ceilings,	most	of	the
heat	losses	were	off-set.

The	courtyard	is	now
a	thriving	collection
of	shops	that	are	all
let	and	more	units	are
planned	for	conversion
in	the	near	future.
www.sudburyestate.com

n	Chris	Batterby,
Lichfield, 01543 266 406,
cbatterby@savills.com
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LAND MARKETS

A lthough in 2016 British land values fell an
average of 3.6 per cent, according to Savills
Farmland Value Survey, over the past 10 years

they have soared by 160 per cent. And according to
Savills latest farmland forecasts they are projected to
increase another 5.5 per cent by 2021.

This might not happen straight away as the next
two years are likely to see a stall in prices amid low
commodity prices and political uncertainty, but from
2019 onwards Ian Bailey of Savills Research expects
them to improve.

“The best commercial farmland in England will always
be popular and in demand,” he says. “Poorer land will

continue to be difficult to sell, unless there is an interested
neighbour or it is attractively priced.”

“Prices range from £6,000 an acre to £13,000 an acre,”
says Alex Lawson of Savills Farms and Estates. “It’s a
very diverse market, attracting investors looking for good
arable land and diversified estates.”

As for the top end of the country house market, which
has had some tough years, there are signs of improvement.
“Mixed rural or sporting estates with diversification will
see strong demand,” says Alex. “And there will be growing
interest in strategically located property from corporate
investors and private individuals. Currency differences
since Brexit are real drivers for overseas purchasers.”

 HOME ADVANTAGE
British farmland has historically been a safe investment and amid
global uncertainties is likely to remain a sound purchase for the future

“FOR SOME,
POLITICS IS A
CONCERN, BUT
FOR OTHERS IT IS
AN OPPORTUNITY
TO EMBRACE
AND FIND
POSITIVITY OUT
OF DRAMATIC
CHANGE”
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For some, politics is a concern, but for others it is
an opportunity to embrace and find positivity out of
dramatic change, says Alex. “Looking forward, there is
undoubtedly political uncertainty, but land, farms and
estates have a broad appeal for numerous buyer types as a
tangible asset. Therefore, it is highly likely that land will
remain in demand for most, if not all areas.”

With a limited supply of land on the market – around
150,000-200,000 acres in Britain annually – it is unlikely
that land values will fall far. Mainly driven by retirement,
land supply in Britain went up 2 per cent last year:
0 per cent in England and 2 per cent in Scotland. “Unless
volumes increase by more than 50 per cent from these
levels, land values are unlikely to be materially affected
by supply,” says Charles Dudgeon of Savills Farms and
Estates, Scotland.

Farm incomes are at the mercy of commodity prices
and with subsidies expected to fall, estates that do not
rely solely on agriculture will be more appealing, says
Charles. Demand for land in Scotland will come from
farmers looking to increase in scale or return to a close-
knit farming community. “The drive in demand is for

scale at good value. The price of Scottish land used to
be at a 10-15 per cent discount to England, however
this is now as much as 50 per cent, drawing in English
buyers,” he says.

In Scotland, arable and hill ground will be the most
attractive to investors as arable land is in such short
supply and hill ground allows for extensive farming
and is also supported by forestry, amenity and sporting
opportunities, explains Charles. Hill ground is also
expected to receive the best subsidy support post-Brexit
in Scotland. The uplands are also popular sporting areas,
which appeals to offshore money especially with the
currency changes post-Brexit.

In 2015 and 2016 around 50 per cent of sporting
estate buyers were British and 50 per cent were offshore,
suggesting there will be investment irrespective of the
political climate.

n	Alex	Lawson,	London,	020	7409	8882,	alawson@

savills.com n	Charles	Dudgeon,	Edinburgh,	0131	247	3702,

cdudgeon@savills.com n	Ian	Bailey,	London,	020	7299

3099,	ibailey@savills.com

SOUTH	EAST	ENGLAND
Total area (acres) 3.5m
1 year % change -3.9%
10 year % change 210%

North of
England

£33.6bn

Scotland

£30.0bn

Wales

£18.0bn

West Midlands

£14.7bn

South West
of England

£23.5bn

South East
of England

£25.7bn

East of England

£21.9bn

East Midlands

£18.3bn

SCOTLAND
Total area (acres) 13.8m
1 year % change -3.0%
10 year % change 89%

NORTH	OF	ENGLAND
Total area (acres) 6.4m
1 year % change -2.9%
10 year % change 134%

EAST	MIDLANDS
Total area (acres) 2.8m
1 year % change -1.1%
10 year % change 188%

WALES
Total area (acres) 4.1m
1 year % change -0.9%
10 year % change 131%

WEST	MIDLANDS
Total area (acres) 2.2m
1 year % change -0.9%
10 year % change 215%

EAST	OF	ENGLAND
Total area (acres) 3.2m
1 year % change -6.2%
10 year % change 177%

SOUTH	WEST	ENGLAND
Total area (acres) 3.9m
1 year % change -2.5%
10 year % change 153%

BRITAIN BY VALUE
Savills	inaugural	Valuing	Rural
Britain	analysis	offers	a	new
dimension	to	the	farmland	markets.
It	puts	a	value	on	all	of	the	UK’s
farmland	and	woodland	taking
into	account	all	grades	of land

and	applying	a	discount	for	vacant
possession	of	tenanted	farmland.
The	combined	value	of	Britain’s
39.8	million	acres	is	£185.7	billion,
which	is	the	equivalent	to	3	per
cent	of	the	total	value	of	the	UK’s
housing	stock.	This	is	how	it	breaks
down	by	region.

“LAND, FARMS
AND ESTATES
HAVE A BROAD
APPEAL FOR
NUMEROUS
BUYER TYPES AS
A TANGIBLE ASSET.
THEREFORE, IT
IS HIGHLY LIKELY
THAT LAND WILL
REMAIN IN
DEMAND FOR
SOME, IF NOT
ALL AREAS”
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SCOTLAND

The shortage of housing in rural Scotland is
a generations-old problem and a significant
concern to private and community landowners.

“A lack of affordable housing can have a crippling effect
on rural economies causing hidden homelessness and
exacerbating depopulation,” explains Debbie Mackay of
Savills Rural Planning.

However, a number of initiatives in 2016 are helping
to oil the wheels of change. One of the most significant
is the launch of the Rural Housing Fund (RHF), which
provides grants and loans to help build affordable homes.

The RHF is seen as a real game-changer and
is something that has long been lobbied for by
organisations such as Rural Housing Scotland (RHS)
and Scottish Land and Estates. Over three years (2016
to 2019) it will allocate a pot of £25 million for rural
housing. There is also a newly established Islands
Housing Fund with a pot of £5 million for development
on remote Scottish islands.

The scale of the need for more housing in rural
Scotland is considerable. In June 2015, there were
150,500 households on waiting lists for social housing
and more than 60,000 households were classed as
overcrowded. Until 2013, the population of rural
Scotland was growing faster than the rest of the country
and the average property price is higher.

Compounding these problems are the facts that,
compared to urban areas, rural Scotland has fewer
flats and more bungalows, more empty properties,
and a higher prevalence of second-home ownership.
Landowners tend to play a more significant role in
providing local housing for rent and high levels of part-
time working mean mortgages are very difficult to obtain.

In response, the Scottish government has committed
to a target of 50,000 affordable homes over the next
10 years in rural Scotland and the RHF hopes to help
contribute 500 homes to that target. However, funding
is not the only obstacle.

“One of the biggest challenges facing rural house
building is actually the planning policy,” explains
Debbie who is also a board member of RHS. “We have
variable planning policies across rural areas in Scotland,
which can make it very challenging to build anything.
In addition, the planning system has suffered from an
urban-centric approach for generations. This has resulted
in it being overly protectionist to rural areas, to the
detriment of development that could be the life-blood
for rural communities.

“Getting the infrastructure in place – access, sewage
and IT – is also very expensive,” she adds. “The high
standards of lighting and access demanded by planning
and transportation authorities can be inappropriate
and more complex than is strictly necessary. We believe
there’s a need for planning and transport officers to

 HOME ON
THE LAND
The amount of housing in rural Scotland
falls far short of demand, but is that set
to change with more community housing
projects and last year’s announcements
of new government funding?

“WHEN HOUSES
ARE BUILT AND
WE GET TO
SEE FAMILIES
MOVE OUT OF
POOR QUALITY
HOUSING OR
EVEN CARAVANS,
IT IS VERY
SATISFYING TO
KNOW THAT WE
HAVE HELPED”
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For some, politics is a concern, but for others it is
an opportunity to embrace and find positivity out of
dramatic change, says Alex. “Looking forward, there is
undoubtedly political uncertainty, but land, farms and
estates have a broad appeal for numerous buyer types as a
tangible asset. Therefore, it is highly likely that land will
remain in demand for most, if not all areas.”

With a limited supply of land on the market – around
150,000-200,000 acres in Britain annually – it is unlikely
that land values will fall far. Mainly driven by retirement,
land supply in Britain went up 2 per cent last year:
0 per cent in England and 2 per cent in Scotland. “Unless
volumes increase by more than 50 per cent from these
levels, land values are unlikely to be materially affected
by supply,” says Charles Dudgeon of Savills Farms and
Estates, Scotland.

Farm incomes are at the mercy of commodity prices
and with subsidies expected to fall, estates that do not
rely solely on agriculture will be more appealing, says
Charles. Demand for land in Scotland will come from
farmers looking to increase in scale or return to a close-
knit farming community. “The drive in demand is for

scale at good value. The price of Scottish land used to
be at a 10-15 per cent discount to England, however
this is now as much as 50 per cent, drawing in English
buyers,” he says.

In Scotland, arable and hill ground will be the most
attractive to investors as arable land is in such short
supply and hill ground allows for extensive farming
and is also supported by forestry, amenity and sporting
opportunities, explains Charles. Hill ground is also
expected to receive the best subsidy support post-Brexit
in Scotland. The uplands are also popular sporting areas,
which appeals to offshore money especially with the
currency changes post-Brexit.

In 2015 and 2016 around 50 per cent of sporting
estate buyers were British and 50 per cent were offshore,
suggesting there will be investment irrespective of the
political climate.

n	Alex	Lawson,	London,	020	7409	8882,	alawson@

savills.com n	Charles	Dudgeon,	Edinburgh,	0131	247	3702,

cdudgeon@savills.com n	Ian	Bailey,	London,	020	7299

3099,	ibailey@savills.com
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BRITAIN BY VALUE
Savills	inaugural	Valuing	Rural
Britain	analysis	offers	a	new
dimension	to	the	farmland	markets.
It	puts	a	value	on	all	of	the	UK’s
farmland	and	woodland	taking
into	account	all	grades	of land

and	applying	a	discount	for	vacant
possession	of	tenanted	farmland.
The	combined	value	of	Britain’s
39.8	million	acres	is	£185.7	billion,
which	is	the	equivalent	to	3	per
cent	of	the	total	value	of	the	UK’s
housing	stock.	This	is	how	it	breaks
down	by	region.
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SCOTLAND

The shortage of housing in rural Scotland is
a generations-old problem and a significant
concern to private and community landowners.

“A lack of affordable housing can have a crippling effect
on rural economies causing hidden homelessness and
exacerbating depopulation,” explains Debbie Mackay of
Savills Rural Planning.

However, a number of initiatives in 2016 are helping
to oil the wheels of change. One of the most significant
is the launch of the Rural Housing Fund (RHF), which
provides grants and loans to help build affordable homes.

The RHF is seen as a real game-changer and
is something that has long been lobbied for by
organisations such as Rural Housing Scotland (RHS)
and Scottish Land and Estates. Over three years (2016
to 2019) it will allocate a pot of £25 million for rural
housing. There is also a newly established Islands
Housing Fund with a pot of £5 million for development
on remote Scottish islands.

The scale of the need for more housing in rural
Scotland is considerable. In June 2015, there were
150,500 households on waiting lists for social housing
and more than 60,000 households were classed as
overcrowded. Until 2013, the population of rural
Scotland was growing faster than the rest of the country
and the average property price is higher.

Compounding these problems are the facts that,
compared to urban areas, rural Scotland has fewer
flats and more bungalows, more empty properties,
and a higher prevalence of second-home ownership.
Landowners tend to play a more significant role in
providing local housing for rent and high levels of part-
time working mean mortgages are very difficult to obtain.

In response, the Scottish government has committed
to a target of 50,000 affordable homes over the next
10 years in rural Scotland and the RHF hopes to help
contribute 500 homes to that target. However, funding
is not the only obstacle.

“One of the biggest challenges facing rural house
building is actually the planning policy,” explains
Debbie who is also a board member of RHS. “We have
variable planning policies across rural areas in Scotland,
which can make it very challenging to build anything.
In addition, the planning system has suffered from an
urban-centric approach for generations. This has resulted
in it being overly protectionist to rural areas, to the
detriment of development that could be the life-blood
for rural communities.

“Getting the infrastructure in place – access, sewage
and IT – is also very expensive,” she adds. “The high
standards of lighting and access demanded by planning
and transportation authorities can be inappropriate
and more complex than is strictly necessary. We believe
there’s a need for planning and transport officers to

 HOME ON
THE LAND
The amount of housing in rural Scotland
falls far short of demand, but is that set
to change with more community housing
projects and last year’s announcements
of new government funding?

“WHEN HOUSES
ARE BUILT AND
WE GET TO
SEE FAMILIES
MOVE OUT OF
POOR QUALITY
HOUSING OR
EVEN CARAVANS,
IT IS VERY
SATISFYING TO
KNOW THAT WE
HAVE HELPED”
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HOW TO PASS ON
WEALTH SUCCESSFULLY
n	Establish	trust	and	open
communication	throughout	the	family.
n	Identify	a	family	mission	and	a
strategy	to	attain	it.
n	Prepare	heirs	for	the	responsibilities
of	wealth,	even	from	a	young	age.
n	Maintain	an	honest	assessment	of
family	assets,	including	individuals’
strengths	and	talents.
n	Draw	up	a	family	constitution	to
ensure	all	stakeholders	have	a	clear
understanding	of	expectations	and
prospects.
n Ensure that the will reflects the
constitution,	thus	avoiding	surprises
and	grounds	for	dissent.

ABOVE	Rural
Scotland
needs	more
affordable	housing

CASE STUDY
ULVA FERRY, MULL
The Ulva Ferry development
on	the	island	of	Mull	began
in	2010,	when	the	primary
school	was	threatened
with	closure.	A	lack	of
affordable	housing	in	the
area was making it difficult
for	families	with	school-age
children	to	stay	on
the	island.

The	Ulva	School
Community	Association
(USCA)	and	Mull	and	Iona
Community	Trust	(MICT)
with	the	support	of	the	local
community	successfully
purchased	land	to	build	two
family	homes.

The	project	was
financed by grants from
Argyll	&	Bute	Council,	the
Quaker	Housing	Trust,
the	Trusthouse	Charitable
foundation	and	USCA,	as
well	as	more	than	£20,000	in
local	donations	and	a	grant

of	£27,000	from	the	RHF	–
the first to be awarded after
its	launch	in	2016.

The	Ulva	Ferry	Team
was	supported	by	Jodi
MacLeod	of	RHS’s	Our
Island	Home.	“Island-based
developments	have	extra
challenges,”	says	Jodi.
“These	include	delivering
materials	by	ferry,	as
well	as	archeological
and	conservation
considerations,	which	all
add	to	the	time	and	costs.”

The	building	contract
was	awarded	to	local
firm, Norman MacDonald
Builders.	The	two	three-
bedroom	houses	will	be
completed	this	spring
and	an	application	and
allocation	process	is
currently	underway	for
prospective	tenants	for
the	houses.

And while knowledge of how to build affordable
housing is growing among community landowners, it
does take time to build up experience.

“Many people are put off by the challenges of building
in the countryside,” says Debbie. “But help is available
and both RHS and Savills want to support rural
communities in Scotland to build much needed housing.”
There are many parts to the development process: from
finding a site, to making grant applications, to assessing
existing services and access, to finding architects and
building surveyors. “We are keen to help make the process
of building affordable homes much simpler for community
and private landowners and other self-builders.”

n	Debbie	Mackay,	Edinburgh,	0131	344	0891,

dmackay@savills.com

BELOW	Designs	for	two
community-built	houses
on	the	Isle	of	Mull

“COMPARED TO
URBAN AREAS,
RURAL SCOTLAND
HAS FEWER FLATS,
MORE EMPTY
PROPERTIES
AND A HIGHER
PREVALENCE OF
SECOND-HOME
OWNERSHIP”

be more realistic and apply greater sensitivity to rural
planning applications.”

Derek Logie, chief executive of RHS, agrees. “We have
been battling these issues for a long time because they all
prevent communities from getting housing developments
off the ground,” he says.

He believes the RHF is a good start and he hopes it
will help drive progress. RHS has worked with around
100 community organisations since 2000, some of which
have resulted in affordable housing developments. But it
does take time, as the Ulva Ferry development in Mull
demonstrates (see above right).

Derek’s incentive to continue lobbying is seeing the end
result. “When houses are built and we get to see families
move out of poor quality housing or even caravans, it is
very satisfying to know that we have helped,” he says.
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IS IT TIME TO
 END SUBSIDIES?
The vote to leave Europe guarantees one significant thing
for farmers: an end to the Common Agricultural Policy.
But what will replace it, if anything? Should farmers continue
to receive subsidies and, if so, what for? Or, should the UK
move towards a New Zealand-style, subsidy-free system?
Industry experts and practising farmers give their views
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THE VOICE FOR
SHEEP FARMERS
PHIL STOCKER
Chief Executive, National
Sheep Association (NSA)
“The NSA believes
financial support is
essential and that the
government must
not reduce current
funding levels for
British agriculture. But
financial support has not
subsidised actual food
production for many
years now and the NSA
does not support a return
to traditional subsidies.

“Instead we would
like to see improvements
made to the current
system of farm
support, as there is
clear justification for
taxpayers’ money being
used to incentivise good
farming that delivers
good public services.

“Such a scheme
would only pay for
activity, therefore
supporting businesses
and individuals who
are taking a risk in
what is an increasingly
volatile market. This
should include landless
livestock keepers who
have historically been
excluded from support
structures in the past.

“The NSA suggests
the main pillars for
such a scheme should
be: capital investment
support and grant
funding to encourage
investment in efficiency
and agri-environmental
improvements; best
practice and efficiency
schemes; a public goods
reward scheme to fund
the delivery of benefits
not currently paid for
by the marketplace; and
enabling succession
planning so older
farmers can retire and
the next generation can
come through.

“The NSA is already
engaging with ministers
on how to deliver these
suggestions.”

THE NEW ZEALAND
ACADEMIC
STEVE WILKINS
Nuffield Scholar and farmer
in southern New Zealand
“Despite initial protests,
farm subsidies were

repealed in New Zealand
in 1984. Almost 30
different production
subsidies and export
incentives were ended.

“Did that cause a mass
exodus from agriculture
and an end to family
farms? Not at all. It did
create a tough transition
period, but just 1 per cent
of the country’s farmers
could not adjust and
were forced out, though
it was challenging for
many others.

“The vast majority of
New Zealand farmers
proved to be skilled
entrepreneurs – they
restructured their
operations, explored new
markets and returned to
profitability. Today, New
Zealand’s farming sector
is more dynamic than ever.

“Prior to the 1984
reforms, subsidies stifled
farm productivity by
distorting market signals
and blocking innovation.
Many farmers were

farming for the sake of
the subsidies.

“When the subsidies
were removed, it turned
out to be a catalyst
for productivity gains.
New Zealand farmers
cut costs, diversified
their land use, sought
non-farm income and
developed new products.
Farmers became focused
on activities that made
good business sense,
driven by the demands of
consumers, not by efforts

to maximise the receipt
of subsidies.

“More efficient
agricultural production
has also spurred
better environmental
management. Cutting
farm subsidies has
reduced the previous
overuse of fertiliser
and broadened farm
operations to encompass
activities such as rural
tourism that bring
management of the rural
environment to the fore.”

Sheep farming in the UK relies on subsidies for its profits, particularly in upland areas
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HOW TO PASS ON
WEALTH SUCCESSFULLY
n	Establish	trust	and	open
communication	throughout	the	family.
n	Identify	a	family	mission	and	a
strategy	to	attain	it.
n	Prepare	heirs	for	the	responsibilities
of	wealth,	even	from	a	young	age.
n	Maintain	an	honest	assessment	of
family	assets,	including	individuals’
strengths	and	talents.
n	Draw	up	a	family	constitution	to
ensure	all	stakeholders	have	a	clear
understanding	of	expectations	and
prospects.
n Ensure that the will reflects the
constitution,	thus	avoiding	surprises
and	grounds	for	dissent.

ABOVE	Rural
Scotland
needs	more
affordable	housing

CASE STUDY
ULVA FERRY, MULL
The Ulva Ferry development
on	the	island	of	Mull	began
in	2010,	when	the	primary
school	was	threatened
with	closure.	A	lack	of
affordable	housing	in	the
area was making it difficult
for	families	with	school-age
children	to	stay	on
the	island.

The	Ulva	School
Community	Association
(USCA)	and	Mull	and	Iona
Community	Trust	(MICT)
with	the	support	of	the	local
community	successfully
purchased	land	to	build	two
family	homes.

The	project	was
financed by grants from
Argyll	&	Bute	Council,	the
Quaker	Housing	Trust,
the	Trusthouse	Charitable
foundation	and	USCA,	as
well	as	more	than	£20,000	in
local	donations	and	a	grant

of	£27,000	from	the	RHF	–
the first to be awarded after
its	launch	in	2016.

The	Ulva	Ferry	Team
was	supported	by	Jodi
MacLeod	of	RHS’s	Our
Island	Home.	“Island-based
developments	have	extra
challenges,”	says	Jodi.
“These	include	delivering
materials	by	ferry,	as
well	as	archeological
and	conservation
considerations,	which	all
add	to	the	time	and	costs.”

The	building	contract
was	awarded	to	local
firm, Norman MacDonald
Builders.	The	two	three-
bedroom	houses	will	be
completed	this	spring
and	an	application	and
allocation	process	is
currently	underway	for
prospective	tenants	for
the	houses.

And while knowledge of how to build affordable
housing is growing among community landowners, it
does take time to build up experience.

“Many people are put off by the challenges of building
in the countryside,” says Debbie. “But help is available
and both RHS and Savills want to support rural
communities in Scotland to build much needed housing.”
There are many parts to the development process: from
finding a site, to making grant applications, to assessing
existing services and access, to finding architects and
building surveyors. “We are keen to help make the process
of building affordable homes much simpler for community
and private landowners and other self-builders.”

n	Debbie	Mackay,	Edinburgh,	0131	344	0891,

dmackay@savills.com

BELOW	Designs	for	two
community-built	houses
on	the	Isle	of	Mull

“COMPARED TO
URBAN AREAS,
RURAL SCOTLAND
HAS FEWER FLATS,
MORE EMPTY
PROPERTIES
AND A HIGHER
PREVALENCE OF
SECOND-HOME
OWNERSHIP”

be more realistic and apply greater sensitivity to rural
planning applications.”

Derek Logie, chief executive of RHS, agrees. “We have
been battling these issues for a long time because they all
prevent communities from getting housing developments
off the ground,” he says.

He believes the RHF is a good start and he hopes it
will help drive progress. RHS has worked with around
100 community organisations since 2000, some of which
have resulted in affordable housing developments. But it
does take time, as the Ulva Ferry development in Mull
demonstrates (see above right).

Derek’s incentive to continue lobbying is seeing the end
result. “When houses are built and we get to see families
move out of poor quality housing or even caravans, it is
very satisfying to know that we have helped,” he says.
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IS IT TIME TO
 END SUBSIDIES?
The vote to leave Europe guarantees one significant thing
for farmers: an end to the Common Agricultural Policy.
But what will replace it, if anything? Should farmers continue
to receive subsidies and, if so, what for? Or, should the UK
move towards a New Zealand-style, subsidy-free system?
Industry experts and practising farmers give their views
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THE VOICE FOR
SHEEP FARMERS
PHIL STOCKER
Chief Executive, National
Sheep Association (NSA)
“The NSA believes
financial support is
essential and that the
government must
not reduce current
funding levels for
British agriculture. But
financial support has not
subsidised actual food
production for many
years now and the NSA
does not support a return
to traditional subsidies.

“Instead we would
like to see improvements
made to the current
system of farm
support, as there is
clear justification for
taxpayers’ money being
used to incentivise good
farming that delivers
good public services.

“Such a scheme
would only pay for
activity, therefore
supporting businesses
and individuals who
are taking a risk in
what is an increasingly
volatile market. This
should include landless
livestock keepers who
have historically been
excluded from support
structures in the past.

“The NSA suggests
the main pillars for
such a scheme should
be: capital investment
support and grant
funding to encourage
investment in efficiency
and agri-environmental
improvements; best
practice and efficiency
schemes; a public goods
reward scheme to fund
the delivery of benefits
not currently paid for
by the marketplace; and
enabling succession
planning so older
farmers can retire and
the next generation can
come through.

“The NSA is already
engaging with ministers
on how to deliver these
suggestions.”

THE NEW ZEALAND
ACADEMIC
STEVE WILKINS
Nuffield Scholar and farmer
in southern New Zealand
“Despite initial protests,
farm subsidies were

repealed in New Zealand
in 1984. Almost 30
different production
subsidies and export
incentives were ended.

“Did that cause a mass
exodus from agriculture
and an end to family
farms? Not at all. It did
create a tough transition
period, but just 1 per cent
of the country’s farmers
could not adjust and
were forced out, though
it was challenging for
many others.

“The vast majority of
New Zealand farmers
proved to be skilled
entrepreneurs – they
restructured their
operations, explored new
markets and returned to
profitability. Today, New
Zealand’s farming sector
is more dynamic than ever.

“Prior to the 1984
reforms, subsidies stifled
farm productivity by
distorting market signals
and blocking innovation.
Many farmers were

farming for the sake of
the subsidies.

“When the subsidies
were removed, it turned
out to be a catalyst
for productivity gains.
New Zealand farmers
cut costs, diversified
their land use, sought
non-farm income and
developed new products.
Farmers became focused
on activities that made
good business sense,
driven by the demands of
consumers, not by efforts

to maximise the receipt
of subsidies.

“More efficient
agricultural production
has also spurred
better environmental
management. Cutting
farm subsidies has
reduced the previous
overuse of fertiliser
and broadened farm
operations to encompass
activities such as rural
tourism that bring
management of the rural
environment to the fore.”

Sheep farming in the UK relies on subsidies for its profits, particularly in upland areas
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THE ENVIRONMENTALIST
JENNA HEGARTY
Head of Land Use
Policy, RSPB
“Subsidy is an emotive
word and in the context
of UK farming (and
beyond) it has acquired all
sorts of negative baggage.
To be fair, much of the
criticism is justified.

“In the past, when
linked to production,
these payments drove
the intensification of
agriculture, including
significant loss of wildlife
habitat, which is still
causing major problems.
Economists will also
tell you that payments
linked to owning
land are an incredibly
poor use of taxpayers’
money. The money
isn’t linked to any clear
outcome or objective
and perversely tends

to end up far from the
pockets of those farmers
most economically
challenged who are often
delivering the most in
terms of environmental
protection. But that isn’t
to say that public money
shouldn’t go to farmers.

“Farmers manage 75
per cent of land in the
UK and are in a unique
position to restore nature
and many of them care
passionately about this
role. The problem is that
the market doesn’t really
reward environmental
protection and the
amount of public money
dedicated to this kind
of payment has always
been far too small to
make the kind of positive
impact we need to see
– a healthy countryside
rich in wildlife, with
healthy soils and clean
rivers. There is a clear
role for public support
for agriculture in the UK,
and the land on which
it depends, but this has
to be focused on the
environmental challenges
we face now and over the
coming decades.”

THE VOICE OF YOUTH
SAM DILCOCK
Chair, Agriculture and
Rural Issues Steering
Group, National
Federation of Young
Farmers’ Clubs
“What a fiasco! Form
filling, map drawing, box
ticking, professional fees,
late payments, fines and
stress – all for a payment
to prop up the farm
gate price, or pay for
environmental work, or
both. We don’t seem to
be sure anymore.

“Could we do without
the hassle of subsidies
and just farm however
we want to farm? I
wonder how we would
fill the void in the
annual accounts when
commodities are only
just breaking even and
some producers are still
facing a loss.

“If we didn’t receive
any subsidy for the
‘cheap food’ agenda, then
something would have
to give. Environmental
Focus Areas removed
or no longer managed?
Increased harmful
pesticide and fertiliser
use? Lack of investment
and innovation and
many producers going
out of business?

“Ironically, this might
be what the consumer
and government
unwittingly get because
of future policy proposals
to make farms more
productive. Laudable
objectives, but the devil’s
in the detail.

“To help agriculture
maintain society
someone needs to put
their hand in their
pocket; either the
government, the market
or the consumer.”

THE LOBBYIST
ROSS MURRAY
President, CLA
“Few businessmen would
like their economic
future to be forever
dependent on a state

handout. Farmers are no
different. The Common
Agricultural Policy
(CAP) has evolved
significantly since 2000
and each reform has
moved the payment
away from an economic
subsidy to one directed
at funding the delivery
of wider social and
environmental outcomes.

“The current iteration
of the CAP is pretty
unsatisfactory. It is
neither flexible enough to

support the competitive
agricultural sector needed
to meet consumer needs
nor green enough to
satisfy environmentalists.

“Brexit brings the
chance to create a new
and significantly better
policy for UK farming
and our countryside.
Our ambition must be to
ultimately depart from
a subsidy framework.
Investment can be
directed at helping
farmers to improve

skills, equipment and
infrastructure. It can
help farmers to reinforce
product quality and
welfare standards and to
promote their products
to consumers.

“A new policy can
also provide a new
foundation for delivering
public goods with better
environmental and social
outcomes. A radical new
contract for services is a
smart and effective way
to invest public money.”

THE ESTATE MANAGER
KEN JONES
Director of Rural and
Coastal, The Crown Estate
“Cheap and plentiful
food is usually the
aim of government,
particularly in times of
economic challenge, so
to go cold turkey on
support payments could
have socially undesirable
consequences just as
election time looms.

“Perhaps more
fundamental is the
need for the industry
to be profitable and
self-sustaining.

“I believe support
will continue, although
targeted differently
and aimed at longer
term self-sufficiency in
more productive areas
and preventing rural
depopulation in more
challenging landscapes.”

“COULD WE DO
WITHOUT THE HASSLE OF
SUBSIDIES? I WONDER
HOW WE WOULD FILL THE
VOID IN THE ACCOUNTS
WHEN COMMODITIES ARE
ONLY BREAKING EVEN”

IN NUMBERS
How much are subsidies
worth	to	different	farm
types, as a percentage

of income? 

111%
Grazing livestock

(in	less	favoured	areas)

74%
Cereals

20%
Dairy SO
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SUBSIDY FREE
STUART GRAY
Landowner and dairy
farmer in Scotland
“Seven years ago I
decided to farm without
subsidies – I just got
fed up with all the
paperwork. I made up
my mind to stop and
that was it. I always
thought that we would

eventually lose subsidies,
so it just made sense.

Today we farm a
grass-based New
Zealand system with
400 dairy cows. Farming
without subsidies makes
you tighten everything
up. You’ve got to forward
plan more efficiently but
I have no regrets. We
can farm as we want
to farm. We’ve had no
problems and we’re
completely happy with
how it has gone.

I think it would be
a great thing if the
government did scrap
subsidies, but it is
obviously going to try

and keep them going for
a while yet.

It’s a bad system
because it doesn’t help
young farmers get started
and the farmers who
are depending on them
are probably better off
getting out of farming.

If there are no
subsidies, people will be
forced to up their game
and they will be better
farmers because of it.”

THE BANKER
OLIVER MCENTYRE
National Agricultural
Strategy Director, Barclays
“If subsidy support
is withdrawn, the
marketing of British
produce would need to
be significantly scaled
up to promote brand
and country of origin
loyalty with the British
consumer. For that brand
loyalty to fall into place,
UK produce would have
to be price competitive
with produce from
around the world, as
many consumers buy on
price rather than origin.

“Therefore, UK
farming would need
to move to even more
highly efficient, high
output production to
provide for the everyday
market, as while there
is always going to be a

THE RURAL GUARDIAN
PATRICK BEGG,
Rural Enterprises
Director, National Trust
“Farming and the
environment – so
inextricably linked –

look vulnerable to a
Brexit shock. We need
to ensure that public
money supports farming
that delivers public
goods – such as quality
food, more wildlife and
beautiful landscapes.

“Direct payments
have kept many
businesses afloat. Dig
deeper, however, and
you find that they
have also encouraged
dependence and masked
fundamental weaknesses

in farm business models.
Agri-environment
payments have slowed
wildlife declines, but
biodiversity and soil
quality are still falling.

“Coupled with a harsh
trading environment
outside the EU, we
could see a race to the
bottom for UK farming.
Welfare standards and
environmental protection
could be sacrificed in the
struggle to compete on
the world stage.

“Neither the public
nor farmers want this
future. We all want
sustainably produced
food, more wildlife and
beautiful landscapes.
Farming can provide
water management to
ensure less devastating
floods, carbon storage
and it can help improve
the nation’s health – and
it already does this.

“Farmers should be
supported financially for
providing these public

goods, alongside high
quality food for which
the market will pay.

“But it would be naive
to expect the government
alone to pick up the
tab. We need new ideas.
With think tank Green
Alliance and other
landowners, we’re looking
at how to create markets
for these public goods,
which can sit alongside
food production at the
heart of farm businesses
post Brexit.”

market for high quality
produce, the breadth of
that market is limited.

“There also needs to
be a clear differential
between subsidised food
production and payments
for environmental
management – in reality
this is something which
needs to take more of
a visible profile anyway
within the understanding
of UK consumers.

“A loss of subsidy
would drive a need for
many to achieve even
higher levels of efficient
production, without
compromising welfare
standards and quality
of product, to drive
profitability. While
those in geographically
challenged areas
would need to look
to environmental
management payments
to add income to
their business.

“Whatever the future
of farm subsidies, a
business will need to
have long-term viability
to give a bank confidence
to offer long-term
financial support.” Dairy farmers typically earn 20 per cent of their income through sudsidy

“FARMING WITHOUT
SUBSIDIES MAKES YOU
TIGHTEN EVERYTHING UP.
YOU’VE GOT TO FORWARD
PLAN MORE EFFICIENTLY
BUT I HAVE NO REGRETS”
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THE ENVIRONMENTALIST
JENNA HEGARTY
Head of Land Use
Policy, RSPB
“Subsidy is an emotive
word and in the context
of UK farming (and
beyond) it has acquired all
sorts of negative baggage.
To be fair, much of the
criticism is justified.

“In the past, when
linked to production,
these payments drove
the intensification of
agriculture, including
significant loss of wildlife
habitat, which is still
causing major problems.
Economists will also
tell you that payments
linked to owning
land are an incredibly
poor use of taxpayers’
money. The money
isn’t linked to any clear
outcome or objective
and perversely tends

to end up far from the
pockets of those farmers
most economically
challenged who are often
delivering the most in
terms of environmental
protection. But that isn’t
to say that public money
shouldn’t go to farmers.

“Farmers manage 75
per cent of land in the
UK and are in a unique
position to restore nature
and many of them care
passionately about this
role. The problem is that
the market doesn’t really
reward environmental
protection and the
amount of public money
dedicated to this kind
of payment has always
been far too small to
make the kind of positive
impact we need to see
– a healthy countryside
rich in wildlife, with
healthy soils and clean
rivers. There is a clear
role for public support
for agriculture in the UK,
and the land on which
it depends, but this has
to be focused on the
environmental challenges
we face now and over the
coming decades.”

THE VOICE OF YOUTH
SAM DILCOCK
Chair, Agriculture and
Rural Issues Steering
Group, National
Federation of Young
Farmers’ Clubs
“What a fiasco! Form
filling, map drawing, box
ticking, professional fees,
late payments, fines and
stress – all for a payment
to prop up the farm
gate price, or pay for
environmental work, or
both. We don’t seem to
be sure anymore.

“Could we do without
the hassle of subsidies
and just farm however
we want to farm? I
wonder how we would
fill the void in the
annual accounts when
commodities are only
just breaking even and
some producers are still
facing a loss.

“If we didn’t receive
any subsidy for the
‘cheap food’ agenda, then
something would have
to give. Environmental
Focus Areas removed
or no longer managed?
Increased harmful
pesticide and fertiliser
use? Lack of investment
and innovation and
many producers going
out of business?

“Ironically, this might
be what the consumer
and government
unwittingly get because
of future policy proposals
to make farms more
productive. Laudable
objectives, but the devil’s
in the detail.

“To help agriculture
maintain society
someone needs to put
their hand in their
pocket; either the
government, the market
or the consumer.”

THE LOBBYIST
ROSS MURRAY
President, CLA
“Few businessmen would
like their economic
future to be forever
dependent on a state

handout. Farmers are no
different. The Common
Agricultural Policy
(CAP) has evolved
significantly since 2000
and each reform has
moved the payment
away from an economic
subsidy to one directed
at funding the delivery
of wider social and
environmental outcomes.

“The current iteration
of the CAP is pretty
unsatisfactory. It is
neither flexible enough to

support the competitive
agricultural sector needed
to meet consumer needs
nor green enough to
satisfy environmentalists.

“Brexit brings the
chance to create a new
and significantly better
policy for UK farming
and our countryside.
Our ambition must be to
ultimately depart from
a subsidy framework.
Investment can be
directed at helping
farmers to improve

skills, equipment and
infrastructure. It can
help farmers to reinforce
product quality and
welfare standards and to
promote their products
to consumers.

“A new policy can
also provide a new
foundation for delivering
public goods with better
environmental and social
outcomes. A radical new
contract for services is a
smart and effective way
to invest public money.”

THE ESTATE MANAGER
KEN JONES
Director of Rural and
Coastal, The Crown Estate
“Cheap and plentiful
food is usually the
aim of government,
particularly in times of
economic challenge, so
to go cold turkey on
support payments could
have socially undesirable
consequences just as
election time looms.

“Perhaps more
fundamental is the
need for the industry
to be profitable and
self-sustaining.

“I believe support
will continue, although
targeted differently
and aimed at longer
term self-sufficiency in
more productive areas
and preventing rural
depopulation in more
challenging landscapes.”

“COULD WE DO
WITHOUT THE HASSLE OF
SUBSIDIES? I WONDER
HOW WE WOULD FILL THE
VOID IN THE ACCOUNTS
WHEN COMMODITIES ARE
ONLY BREAKING EVEN”

IN NUMBERS
How much are subsidies
worth	to	different	farm
types, as a percentage

of income? 

111%
Grazing livestock

(in	less	favoured	areas)

74%
Cereals

20%
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SUBSIDY FREE
STUART GRAY
Landowner and dairy
farmer in Scotland
“Seven years ago I
decided to farm without
subsidies – I just got
fed up with all the
paperwork. I made up
my mind to stop and
that was it. I always
thought that we would

eventually lose subsidies,
so it just made sense.

Today we farm a
grass-based New
Zealand system with
400 dairy cows. Farming
without subsidies makes
you tighten everything
up. You’ve got to forward
plan more efficiently but
I have no regrets. We
can farm as we want
to farm. We’ve had no
problems and we’re
completely happy with
how it has gone.

I think it would be
a great thing if the
government did scrap
subsidies, but it is
obviously going to try

and keep them going for
a while yet.

It’s a bad system
because it doesn’t help
young farmers get started
and the farmers who
are depending on them
are probably better off
getting out of farming.

If there are no
subsidies, people will be
forced to up their game
and they will be better
farmers because of it.”

THE BANKER
OLIVER MCENTYRE
National Agricultural
Strategy Director, Barclays
“If subsidy support
is withdrawn, the
marketing of British
produce would need to
be significantly scaled
up to promote brand
and country of origin
loyalty with the British
consumer. For that brand
loyalty to fall into place,
UK produce would have
to be price competitive
with produce from
around the world, as
many consumers buy on
price rather than origin.

“Therefore, UK
farming would need
to move to even more
highly efficient, high
output production to
provide for the everyday
market, as while there
is always going to be a

THE RURAL GUARDIAN
PATRICK BEGG,
Rural Enterprises
Director, National Trust
“Farming and the
environment – so
inextricably linked –

look vulnerable to a
Brexit shock. We need
to ensure that public
money supports farming
that delivers public
goods – such as quality
food, more wildlife and
beautiful landscapes.

“Direct payments
have kept many
businesses afloat. Dig
deeper, however, and
you find that they
have also encouraged
dependence and masked
fundamental weaknesses

in farm business models.
Agri-environment
payments have slowed
wildlife declines, but
biodiversity and soil
quality are still falling.

“Coupled with a harsh
trading environment
outside the EU, we
could see a race to the
bottom for UK farming.
Welfare standards and
environmental protection
could be sacrificed in the
struggle to compete on
the world stage.

“Neither the public
nor farmers want this
future. We all want
sustainably produced
food, more wildlife and
beautiful landscapes.
Farming can provide
water management to
ensure less devastating
floods, carbon storage
and it can help improve
the nation’s health – and
it already does this.

“Farmers should be
supported financially for
providing these public

goods, alongside high
quality food for which
the market will pay.

“But it would be naive
to expect the government
alone to pick up the
tab. We need new ideas.
With think tank Green
Alliance and other
landowners, we’re looking
at how to create markets
for these public goods,
which can sit alongside
food production at the
heart of farm businesses
post Brexit.”

market for high quality
produce, the breadth of
that market is limited.

“There also needs to
be a clear differential
between subsidised food
production and payments
for environmental
management – in reality
this is something which
needs to take more of
a visible profile anyway
within the understanding
of UK consumers.

“A loss of subsidy
would drive a need for
many to achieve even
higher levels of efficient
production, without
compromising welfare
standards and quality
of product, to drive
profitability. While
those in geographically
challenged areas
would need to look
to environmental
management payments
to add income to
their business.

“Whatever the future
of farm subsidies, a
business will need to
have long-term viability
to give a bank confidence
to offer long-term
financial support.” Dairy farmers typically earn 20 per cent of their income through sudsidy

“FARMING WITHOUT
SUBSIDIES MAKES YOU
TIGHTEN EVERYTHING UP.
YOU’VE GOT TO FORWARD
PLAN MORE EFFICIENTLY
BUT I HAVE NO REGRETS”
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Rental	housing
is	an	important
part	of	an	estate’s
income	and
needs	to	meet	the
market’s	needs
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L ast year, residential properties on rural estates
accounted for more than 43 per cent of estate
incomes. That is a healthy increase of more

than 15 per cent on the previous 12 months, according
to Savills Estate Benchmarking Survey.

That does not mean that estate managers can just
sit back and watch the profits roll in though. New
government policies, coupled with a changing demand
for what rental housing should offer, means that
estates will need to take a good look at their
residential portfolios if they want to maximise their
returns from them in the future. Without making
changes, estate owners could find that their incomes
will swiftly diminish.

“Many estates are grappling with the way in which
their residential property fits with their longer term
plans,” says David Wasserberg, Savills Economist. “While
many of them are run very professionally, many estates are
not proactively managing their residential stock in a way
that optimises income.”

For the majority of estates with housing stock, the
biggest challenge is around new Minimum Energy
Efficiency Standards (MEES) that have been introduced
by the government to bring the energy efficiency levels of
all residential let property up to scratch.

The rules mean that properties with new tenancies
will need to gain an Energy Performance Certificate
(EPC) rating of E or above by 1 April 2018. Existing

HOUSE AND HOME
With changing lifestyles and changing regulations, rural housing doesn’t just need
to be energy efficient, it needs to meet the needs of today’s rental market too

HOUSING
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tenancies will have until 1 April 2020 to make any
performance improvements.

“For those with modern housing stock it is relatively
simple to comply with the standards,” says Sophie Barrett
of Savills Rural Estate Management.

“Many estates have already started programmes to
install double glazed windows and insulation to improve
their properties’ ratings. Older properties, including those
that are listed, require a little more consideration to get
things in order though,” she adds.

For listed buildings, some improvements, such as the
installation of new windows, cannot be carried out due to
the property’s listed status.

“It’s not 100 per cent black and white, but it’s likely
that in these cases owners will be able to apply for
derogations so they don’t have to complete all the work to
meet the standards,” Sophie says.

The bigger challenge will be for estate owners with
older, unlisted stock that is nevertheless difficult to
improve without drastically altering the appearance and
fabric of the building.

“Features such as leaded windows are attractive and
owners won’t want to undermine the appearance and
appeal of the building by changing them. But to carry
on renting the property out landlords will have to do
significant work,” says Sophie.

OUT WITH THE OLD
One	estate	in	Oxfordshire,	
has	chosen	to	sell	an
existing	property	to	free
up	capital	to	invest	in	new
buildings.

The	owners	decided	to
sell	a	detached,	period
cottage	that	had	shown
a	poor	rental	return
for	10	years	and	would
have	needed	a	costly
refurbishment	to	meet

basic	letting	and	energy
efficiency standards.

From	the	proceeds,	they
have	converted	an	existing
barn	on	the	estate	and
are	now	in	the	process	of
planning	two	new	semi-
detached	properties	on	an
in-fill plot in the village.

“There	are	costs	involved
in	taking	on	this	work	but,
for	this	estate,	the	future
returns	make	sense,”	says
Sophie	Barrett.

For some owners the cost of the work means that
returns are not as attractive as they once were and they
are looking into selling older stock in order to invest in
new properties (see box below left).

However, Sophie says there are often relatively simple
improvements that owners can make to ensure their
properties comply with the new standards.

“Loft insulation and internal wall insulation are
cost effective, especially if they are installed during a
refurbishment. Heating systems are also crucial, so where
boilers are reaching the end of their lives it’s worth
considering which type of replacement boiler will be most
energy efficient, or even looking at something different
such as gas, air source heat pumps or wood boilers.

For those who are preparing to make improvements but
are concerned about costs, there is a cap on the amount
landlords are expected to invest on energy efficiency
improvements. “Payback can’t be higher than seven years,
so if work is going to cost more you will be able to apply
for a derogation for anything above it,” Sophie says.

For those who are considering new developments
rather than upgrading existing stock, it is important to
factor in the future needs of tenants.

“There is a recognition on some estates that units are
not only too small, but that the way they are configured is
not reflective of modern living,” says David.

“FOR THOSE WHO
ARE PREPARING
TO MAKE
IMPROVEMENTS
BUT ARE
CONCERNED
ABOUT COSTS,
THERE IS A CAP
ON THE AMOUNT
LANDLORDS
ARE EXPECTED
TO INVEST
ON ENERGY
EFFICIENCY
IMPROVEMENTS”

BELOW	LEFT	the
installation	of	a
ground	source
heat	pump	can
reduce	energy
use. BELOW	many
older	properties
no longer fit the
requirements	of
today’s	rental
market
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L ast year, residential properties on rural estates
accounted for more than 43 per cent of estate
incomes. That is a healthy increase of more

than 15 per cent on the previous 12 months, according
to Savills Estate Benchmarking Survey.

That does not mean that estate managers can just
sit back and watch the profits roll in though. New
government policies, coupled with a changing demand
for what rental housing should offer, means that
estates will need to take a good look at their
residential portfolios if they want to maximise their
returns from them in the future. Without making
changes, estate owners could find that their incomes
will swiftly diminish.

“Many estates are grappling with the way in which
their residential property fits with their longer term
plans,” says David Wasserberg, Savills Economist. “While
many of them are run very professionally, many estates are
not proactively managing their residential stock in a way
that optimises income.”

For the majority of estates with housing stock, the
biggest challenge is around new Minimum Energy
Efficiency Standards (MEES) that have been introduced
by the government to bring the energy efficiency levels of
all residential let property up to scratch.

The rules mean that properties with new tenancies
will need to gain an Energy Performance Certificate
(EPC) rating of E or above by 1 April 2018. Existing
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With changing lifestyles and changing regulations, rural housing doesn’t just need
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tenancies will have until 1 April 2020 to make any
performance improvements.

“For those with modern housing stock it is relatively
simple to comply with the standards,” says Sophie Barrett
of Savills Rural Estate Management.

“Many estates have already started programmes to
install double glazed windows and insulation to improve
their properties’ ratings. Older properties, including those
that are listed, require a little more consideration to get
things in order though,” she adds.

For listed buildings, some improvements, such as the
installation of new windows, cannot be carried out due to
the property’s listed status.

“It’s not 100 per cent black and white, but it’s likely
that in these cases owners will be able to apply for
derogations so they don’t have to complete all the work to
meet the standards,” Sophie says.

The bigger challenge will be for estate owners with
older, unlisted stock that is nevertheless difficult to
improve without drastically altering the appearance and
fabric of the building.

“Features such as leaded windows are attractive and
owners won’t want to undermine the appearance and
appeal of the building by changing them. But to carry
on renting the property out landlords will have to do
significant work,” says Sophie.

OUT WITH THE OLD
One	estate	in	Oxfordshire,	
has	chosen	to	sell	an
existing	property	to	free
up	capital	to	invest	in	new
buildings.

The	owners	decided	to
sell	a	detached,	period
cottage	that	had	shown
a	poor	rental	return
for	10	years	and	would
have	needed	a	costly
refurbishment	to	meet

basic	letting	and	energy
efficiency standards.

From	the	proceeds,	they
have	converted	an	existing
barn	on	the	estate	and
are	now	in	the	process	of
planning	two	new	semi-
detached	properties	on	an
in-fill plot in the village.

“There	are	costs	involved
in	taking	on	this	work	but,
for	this	estate,	the	future
returns	make	sense,”	says
Sophie	Barrett.

For some owners the cost of the work means that
returns are not as attractive as they once were and they
are looking into selling older stock in order to invest in
new properties (see box below left).

However, Sophie says there are often relatively simple
improvements that owners can make to ensure their
properties comply with the new standards.

“Loft insulation and internal wall insulation are
cost effective, especially if they are installed during a
refurbishment. Heating systems are also crucial, so where
boilers are reaching the end of their lives it’s worth
considering which type of replacement boiler will be most
energy efficient, or even looking at something different
such as gas, air source heat pumps or wood boilers.

For those who are preparing to make improvements but
are concerned about costs, there is a cap on the amount
landlords are expected to invest on energy efficiency
improvements. “Payback can’t be higher than seven years,
so if work is going to cost more you will be able to apply
for a derogation for anything above it,” Sophie says.

For those who are considering new developments
rather than upgrading existing stock, it is important to
factor in the future needs of tenants.

“There is a recognition on some estates that units are
not only too small, but that the way they are configured is
not reflective of modern living,” says David.

“FOR THOSE WHO
ARE PREPARING
TO MAKE
IMPROVEMENTS
BUT ARE
CONCERNED
ABOUT COSTS,
THERE IS A CAP
ON THE AMOUNT
LANDLORDS
ARE EXPECTED
TO INVEST
ON ENERGY
EFFICIENCY
IMPROVEMENTS”

BELOW	LEFT	the
installation	of	a
ground	source
heat	pump	can
reduce	energy
use. BELOW	many
older	properties
no longer fit the
requirements	of
today’s	rental
market
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n GROUND	SOURCE	HEATING
Using	pipes	buried	underground,
ground	source	heat	systems
extract	heat	from	the	earth	and
pump	it	through	heating	and	hot
water	systems.

Systems can be costly and difficult
to	install,	but	they	are	cheaper	to	run
than	oil	and	gas	boilers,	can	be	used
to	provide	cool	air	in	the	summer,	and
have	a	long	life	span.

n DISTRICT	HEATING	SYSTEMS
District	heating	systems	involve	a
single, efficient boiler that can provide
heating	and	hot	water	for	multiple
buildings	or	an	entire	community.

Technically	complex	and	expensive
to	install,	they	have	not	been	hugely
popular	in	the	UK	yet.	However,	they
could be energy efficient for estates
with	fuel	sources.

“The	boilers	use	sustainable	fuel
sources	such	as	wood	chips,	which
might	be	available	on	some	estates,”
says	Sophie	Barrett.	“However,	you
need	to	bear	in	mind	that	woodlands
and	boilers	will	need	estate	staff	to
manage	them,	and	then	factor	those
costs	in	to	your	planning.”

“Families these days want more open plan living
with larger living spaces. And as it is expected that even
more people will work from home in the future, having
appropriate home-office space needs to be factored in to
development plans.”

Some estate owners are thinking about the changing
needs of existing tenants and are looking at developing
alternative properties to free up existing stock.

One estate, for example, has sold land for a care home
to be built, but it will retain ownership of a few units
in the care home when it is complete. That way it has
appropriate accommodation for older tenants.

“In future I think more estates will have to think about
their residential portfolio in a broader market context,”
says David. “Savills is embarking on research to help
estates better align their mix of residential units with the
prevailing market demand in their area.

“Increasingly landlords need to find a balance between
their social role of providing housing that is affordable for
the area, with what is financially sustainable for the estate
in the long term. These requirements mean that they are
having to address the issue more directly.”

n	Sophie	Barrett,	Oxford,	01865	269	162,	sabarrett@

savills.com n	David	Wasserberg,	London,	020	7877	4553,

dwasserberg@savills.com

Tesla	tiles	look	good	and	gather	energy

BOOST YOUR ENERGY LEVELS
The	most	common,	and	often
cheapest, energy efficiency
improvements	involve	insulating
walls,	ceilings	and	windows.

But	for	those	with	grander	plans,	
not	to	mention	potentially	deeper
pockets,	there	are	alternative
technologies	out	there	that	have	the
potential	to	make	vast	improvements
to	a	building’s	energy	ratings.

n ROOFTOP	PHOTOVOLTAIC
Reductions	in	technology	prices
mean	rooftop	solar	is	becoming	an
increasingly	more	cost-effective
investment	for	energy	production.

Relatively	simple	to	install	and
maintain,	solar	panels	have	been
criticised	in	the	past	for	not	being
hugely	attractive.

However,	the	development	of
technology	such	as	Tesla	Tiles,
which	gather	energy	but	look	like
roof	tiles,	could	be	a	game-changer
for	new-build	properties.

Wall insulation and double glazed windows increase a building’s energy efficiency
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DIVERSIFICATION

Diversification is not a new
concept at Woburn. In 1953,
the Abbey opened its doors

to the public. In 1970 it launched the
safari park, followed by the Woburn
Golf and Country Club in 1976,
which now offers three tournament-
hosting courses.The estate also has a
55-room hotel in Woburn village and
was the first place to open Go Ape
as an in-house managed franchise
in the UK.The most recent addition
to its leisure portfolio is the Woburn
Forests Center Parcs, operating on a
lease, that opened in 2014.

“A strong emphasis on leisure is
a key part of the brand at Woburn.
It’s due to its readily accessible
location,” explains Michael Horton
of Savills Rural, Energy and Projects
who advises the estate on strategic
property and development issues.

“These businesses don’t just help
to secure the continuity of ownership
of the estate by contributing to its
upkeep, they also help it fulfil its
duties to the local community by
providing employment and
leisure opportunities.”

The estate is owned by the Trustees
of the Bedford Estates and has
been in the Russell family since the
16th century. It spans 13,500 acres,
employs 350 full time staff and its
various enterprises receive more than
one million visitors a year.

As well as leisure, the estate has
large farming and forestry operations,
350 let houses and a number of
villages on its land, including
Woburn where it owns and lets the
majority of the shops.

“The current Duke is very involved
in the running of the estate,” says
Julia Caudwell of Savills Rural, SH
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Energy and Projects who helps
to manage the estate’s property
portfolios alongside an in-house
team. “He is in the estate office every
day, if he can be. It is not only a large
and complex business, but it is also
his home and he has a very clear
vision as to how it should operate.”

This vision balances respecting
tradition with fulfilling the modern
needs of the estate.

Julia is currently working on a
scheme to roll out superfast fibre
optic broadband across the estate.
“It was really needed and has come
at a good time,” says Julia. “The
village is experiencing a bit of a
renaissance and this has been crucial
to building on that. These days if you
can’t offer tenants a good wifi speed,
it really affects your rental market.”

The renaissance is largely due to
seizing the opportunities that its
location provides, says Michael.
“Milton Keynes [just 10 miles away]
is the fastest growing city outside of
London at the moment. So there are
a lot of businesses and people moving
into the area.”

“We’re also in the ‘golden triangle’
for UK logistics,” he explains. “So

WOBURN ESTATE
FOCUS ON…

Woburn is known for attractions that range from its
safari park to its golf course, and that’s just the beginning
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DID YOU KNOW…
The	Dukes	of	Bedford	were
instrumental	in	saving	the	Père
David	(or	milu)	species	of	deer	from
extinction.	The	species	became
extinct	in	its	native	China	in	the	early
1900s,	but	fortunately	the	11th	Duke	of
Bedford	had	already	created	a	small
herd	at	Woburn.	After	World	War	I,	this
was	the	only	surviving	herd	of	Père
David	in	the	world.	In	1985,	the	14th
Duke	gave	a	number	of	animals	back
to	China	to	help	rebuild	the	population.
The	Chinese	honoured	the	14th	Duke
with	a	lifesize	statue	in	Beijing.
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n GROUND	SOURCE	HEATING
Using	pipes	buried	underground,
ground	source	heat	systems
extract	heat	from	the	earth	and
pump	it	through	heating	and	hot
water	systems.

Systems can be costly and difficult
to	install,	but	they	are	cheaper	to	run
than	oil	and	gas	boilers,	can	be	used
to	provide	cool	air	in	the	summer,	and
have	a	long	life	span.

n DISTRICT	HEATING	SYSTEMS
District	heating	systems	involve	a
single, efficient boiler that can provide
heating	and	hot	water	for	multiple
buildings	or	an	entire	community.

Technically	complex	and	expensive
to	install,	they	have	not	been	hugely
popular	in	the	UK	yet.	However,	they
could be energy efficient for estates
with	fuel	sources.

“The	boilers	use	sustainable	fuel
sources	such	as	wood	chips,	which
might	be	available	on	some	estates,”
says	Sophie	Barrett.	“However,	you
need	to	bear	in	mind	that	woodlands
and	boilers	will	need	estate	staff	to
manage	them,	and	then	factor	those
costs	in	to	your	planning.”

“Families these days want more open plan living
with larger living spaces. And as it is expected that even
more people will work from home in the future, having
appropriate home-office space needs to be factored in to
development plans.”

Some estate owners are thinking about the changing
needs of existing tenants and are looking at developing
alternative properties to free up existing stock.

One estate, for example, has sold land for a care home
to be built, but it will retain ownership of a few units
in the care home when it is complete. That way it has
appropriate accommodation for older tenants.

“In future I think more estates will have to think about
their residential portfolio in a broader market context,”
says David. “Savills is embarking on research to help
estates better align their mix of residential units with the
prevailing market demand in their area.

“Increasingly landlords need to find a balance between
their social role of providing housing that is affordable for
the area, with what is financially sustainable for the estate
in the long term. These requirements mean that they are
having to address the issue more directly.”

n	Sophie	Barrett,	Oxford,	01865	269	162,	sabarrett@

savills.com n	David	Wasserberg,	London,	020	7877	4553,

dwasserberg@savills.com

Tesla	tiles	look	good	and	gather	energy

BOOST YOUR ENERGY LEVELS
The	most	common,	and	often
cheapest, energy efficiency
improvements	involve	insulating
walls,	ceilings	and	windows.

But	for	those	with	grander	plans,	
not	to	mention	potentially	deeper
pockets,	there	are	alternative
technologies	out	there	that	have	the
potential	to	make	vast	improvements
to	a	building’s	energy	ratings.

n ROOFTOP	PHOTOVOLTAIC
Reductions	in	technology	prices
mean	rooftop	solar	is	becoming	an
increasingly	more	cost-effective
investment	for	energy	production.

Relatively	simple	to	install	and
maintain,	solar	panels	have	been
criticised	in	the	past	for	not	being
hugely	attractive.

However,	the	development	of
technology	such	as	Tesla	Tiles,
which	gather	energy	but	look	like
roof	tiles,	could	be	a	game-changer
for	new-build	properties.

Wall insulation and double glazed windows increase a building’s energy efficiency
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Diversification is not a new
concept at Woburn. In 1953,
the Abbey opened its doors

to the public. In 1970 it launched the
safari park, followed by the Woburn
Golf and Country Club in 1976,
which now offers three tournament-
hosting courses.The estate also has a
55-room hotel in Woburn village and
was the first place to open Go Ape
as an in-house managed franchise
in the UK.The most recent addition
to its leisure portfolio is the Woburn
Forests Center Parcs, operating on a
lease, that opened in 2014.

“A strong emphasis on leisure is
a key part of the brand at Woburn.
It’s due to its readily accessible
location,” explains Michael Horton
of Savills Rural, Energy and Projects
who advises the estate on strategic
property and development issues.

“These businesses don’t just help
to secure the continuity of ownership
of the estate by contributing to its
upkeep, they also help it fulfil its
duties to the local community by
providing employment and
leisure opportunities.”

The estate is owned by the Trustees
of the Bedford Estates and has
been in the Russell family since the
16th century. It spans 13,500 acres,
employs 350 full time staff and its
various enterprises receive more than
one million visitors a year.

As well as leisure, the estate has
large farming and forestry operations,
350 let houses and a number of
villages on its land, including
Woburn where it owns and lets the
majority of the shops.

“The current Duke is very involved
in the running of the estate,” says
Julia Caudwell of Savills Rural, SH
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Energy and Projects who helps
to manage the estate’s property
portfolios alongside an in-house
team. “He is in the estate office every
day, if he can be. It is not only a large
and complex business, but it is also
his home and he has a very clear
vision as to how it should operate.”

This vision balances respecting
tradition with fulfilling the modern
needs of the estate.

Julia is currently working on a
scheme to roll out superfast fibre
optic broadband across the estate.
“It was really needed and has come
at a good time,” says Julia. “The
village is experiencing a bit of a
renaissance and this has been crucial
to building on that. These days if you
can’t offer tenants a good wifi speed,
it really affects your rental market.”

The renaissance is largely due to
seizing the opportunities that its
location provides, says Michael.
“Milton Keynes [just 10 miles away]
is the fastest growing city outside of
London at the moment. So there are
a lot of businesses and people moving
into the area.”

“We’re also in the ‘golden triangle’
for UK logistics,” he explains. “So

WOBURN ESTATE
FOCUS ON…

Woburn is known for attractions that range from its
safari park to its golf course, and that’s just the beginning
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DID YOU KNOW…
The	Dukes	of	Bedford	were
instrumental	in	saving	the	Père
David	(or	milu)	species	of	deer	from
extinction.	The	species	became
extinct	in	its	native	China	in	the	early
1900s,	but	fortunately	the	11th	Duke	of
Bedford	had	already	created	a	small
herd	at	Woburn.	After	World	War	I,	this
was	the	only	surviving	herd	of	Père
David	in	the	world.	In	1985,	the	14th
Duke	gave	a	number	of	animals	back
to	China	to	help	rebuild	the	population.
The	Chinese	honoured	the	14th	Duke
with	a	lifesize	statue	in	Beijing.
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we’ve capitalised on that. In recent
years we’ve sold land to Prologis
who have built a large industrial
distribution centre right by Junction
13 of the M1 and we’re actively
pursuing other similar opportunities.”

To help ensure that locals aren’t
priced out of the area, the estate
is working on the Timber Lane
Development, which will provide
10 units of predominantly affordable
housing for locals.The project has just
received planning consent.

While seizing new opportunities
is important to the diversification of
the estate, so is history and tradition.

One such tradition is the 3,000
acre deer park at Woburn Abbey –
one of the largest conservation parks
in Europe. “The Duke’s parents
built up a deer stud with a global
reputation and strong links to New
Zealand and Europe which remains
a key enterprise,” says Julia. Taking
advantage of the increased demand
for British game, the estate also sells
venison from the park locally and
around the UK. “Deer are part of
the fabric of Woburn,” says Dan De
Baerdemaecker, head deer keeper
at Woburn. “They fit very well with
the brand. It’s a beautiful park that
produces a quality product.”

Julia ascribes Woburn’s success to
the fact that it has moved with the
times, while keeping one foot rooted
in the past. “Woburn has a proactive
and entrepreneurial attitude that has
equipped it to deal with the fast pace
of change around it,” she says.

n	Michael	Horton,	Ipswich,

01473	234	813,	mhorton@savills.com

n	Julia	Caudwell,	Oxford,	01865

269	158,	jcaudwell@savills.com

1	The	spectacular	house	and	gardens
of	Woburn	Abbey.	2	Queen	Victoria’s
bedroom	in	the	Abbey.	3	The	new
Prologis	building	by	Junction	13.	4	Many
of	the	shops	and	houses	in	Woburn
village	are	owned	by	the	estate.	5
Charley	Hull	tees	off	for	the	Woburn	Golf
Club	in	the	2016	Ricoh	Women’s	British
Open.	6	The	State	dining	room.	7	A	tiger
lazes	in	the	safari	park.	8	Woburn	Abbey
gardens	include	the	Hornbeam	Maze
designed	by	the	6th	Duke	of	Bedford.	9
Red	deer.	10	Woburn	Forest	Center	Parcs
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Where are
the buyers from?

Turnover of City offices by
purchaser nationality, 20164

Middle East – 7%
US – 10%
UK – 14%

Europe – 15%
Asia – 44%

Other – 10%

Growing up
How will different
sectors grow over
the next five years?5

Where does the money go…
The average rural estate spends:

21% of its income
on property repairs

12% on management
2% on legal bills1

Trading nations
Products within the agri-food
sector are exported to more
than 200 countries and are a
significant part of the economy.2

Total
UK exports
£295 billion

Agri-food exports
£20 billion

(7%)

Total
UK imports
£415 billion

Agri-food imports
£40 billion

(10%)
Let effect
Residential lets accounted for
43 per cent of rural estate
income in 2016.

Average rents varied from
more than £20,000 a year for
a large house to £6,633 for
a one-bed flat with a sliding
scale in between.1

£20,289
Large detached 5-6 beds

£14,016
Detached 4 beds

£9,896
Detached 3 beds

£8,905
Semi/terrace 3+ beds

£9,085
Flat 3+ beds

£6,633
Flat 1-2 beds

£7,807
Detached 2 beds

£7,823
Semi/terrace 1-2 beds

£185.7bn
Total value of UK farmland

£6,690bn
Total value of UK’s housing stock3

Complete picture

32%
Forestry

capital growth

1.6%
Office values

capital growth

19%
Residential

rents growth

13%
UK residential
capital growth
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years we’ve sold land to Prologis
who have built a large industrial
distribution centre right by Junction
13 of the M1 and we’re actively
pursuing other similar opportunities.”

To help ensure that locals aren’t
priced out of the area, the estate
is working on the Timber Lane
Development, which will provide
10 units of predominantly affordable
housing for locals.The project has just
received planning consent.

While seizing new opportunities
is important to the diversification of
the estate, so is history and tradition.

One such tradition is the 3,000
acre deer park at Woburn Abbey –
one of the largest conservation parks
in Europe. “The Duke’s parents
built up a deer stud with a global
reputation and strong links to New
Zealand and Europe which remains
a key enterprise,” says Julia. Taking
advantage of the increased demand
for British game, the estate also sells
venison from the park locally and
around the UK. “Deer are part of
the fabric of Woburn,” says Dan De
Baerdemaecker, head deer keeper
at Woburn. “They fit very well with
the brand. It’s a beautiful park that
produces a quality product.”

Julia ascribes Woburn’s success to
the fact that it has moved with the
times, while keeping one foot rooted
in the past. “Woburn has a proactive
and entrepreneurial attitude that has
equipped it to deal with the fast pace
of change around it,” she says.
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1	The	spectacular	house	and	gardens
of	Woburn	Abbey.	2	Queen	Victoria’s
bedroom	in	the	Abbey.	3	The	new
Prologis	building	by	Junction	13.	4	Many
of	the	shops	and	houses	in	Woburn
village	are	owned	by	the	estate.	5
Charley	Hull	tees	off	for	the	Woburn	Golf
Club	in	the	2016	Ricoh	Women’s	British
Open.	6	The	State	dining	room.	7	A	tiger
lazes	in	the	safari	park.	8	Woburn	Abbey
gardens	include	the	Hornbeam	Maze
designed	by	the	6th	Duke	of	Bedford.	9
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What has Savills latest research discovered about the world around us?
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Where are
the buyers from?

Turnover of City offices by
purchaser nationality, 20164

Middle East – 7%
US – 10%
UK – 14%

Europe – 15%
Asia – 44%

Other – 10%

Growing up
How will different
sectors grow over
the next five years?5

Where does the money go…
The average rural estate spends:

21% of its income
on property repairs

12% on management
2% on legal bills1

Trading nations
Products within the agri-food
sector are exported to more
than 200 countries and are a
significant part of the economy.2

Total
UK exports
£295 billion

Agri-food exports
£20 billion

(7%)

Total
UK imports
£415 billion

Agri-food imports
£40 billion

(10%)
Let effect
Residential lets accounted for
43 per cent of rural estate
income in 2016.

Average rents varied from
more than £20,000 a year for
a large house to £6,633 for
a one-bed flat with a sliding
scale in between.1

£20,289
Large detached 5-6 beds

£14,016
Detached 4 beds

£9,896
Detached 3 beds

£8,905
Semi/terrace 3+ beds

£9,085
Flat 3+ beds

£6,633
Flat 1-2 beds

£7,807
Detached 2 beds

£7,823
Semi/terrace 1-2 beds

£185.7bn
Total value of UK farmland

£6,690bn
Total value of UK’s housing stock3

Complete picture
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SAVILLS
RURAL
SERVICES
Savills is deeply involved in the rural economy
at every level and offers a range of services for
landowners, farmers and rural businesses

IN ADDITION...
Savills	also	provides	a	wide
range	of	services	across	all
property	sectors	globally.
Visit	savills.com

ARCHITECTURE &
BUILDING SURVEYING
Specialist	advice	on	a	range	of
services,	from	country	house
renovation	and	the	adaptation
of	farm	buildings through	to
new-build	projects.
n	Contact:	Chris	Batterby
01543	266	406
cbatterby@savills.com

CLIENT ACCOUNTING
Providing financial accounting
services	direct	to	clients	and
also	to	accountants,	bankers
and	other	professionals.
n	Contact:	Mark	Turnbull
01202	856	818
mturnbull@savills.com

COMPULSORY PURCHASE
& COMPENSATION
Tracking	problems	for
landowners,	occupiers	and
acquiring	authorities.
n	Contact:	Richard	Asher
020	3320	8258
rasher@savills.com

COUNTRY HOUSE CONSULTANCY
Advice	on	a	wide	range
of	property	issues,	in	many
different	locations,	from
the	relatively	modest	to
the	very	grand.
n	Contact:	Philip	Eddell
01635	277	709
peddell@savills.com

DEVELOPMENT
Advice	for	all	aspects	of
development,	from	viability
proposals	to	land	assembly
and	equalisation.
n	Contact:	Patrick	Moseley
020	7409	9491
pmoseley@savills.com

DISPUTE
RESOLUTION
Help	in	dispute	resolution
for	all	aspects	of	property
management.
n	Contact:	Mike	Townsend
01392	455	708
mtownsend@savills.com

ENERGY
Advice	on	all	areas	of
energy	generation,	from
feasibility	reports	and
securing	development
finance to project
co-ordination.
n Contact: Tim Waterfield
01202	856	864
twaterfield@savills.com

ESTATE &
FARM AGENCY
Marketing	the	complete
range	of	rural	land	and
buildings, from single fields
to	the	largest	estates.
n	Contact:	Alex	Lawson
020	7409	8882
alawson@savills.com

ESTATE MANAGEMENT
& CONSULTANCY
If	it’s	50	or	50,000	acres,
we	help	clients	to	optimise
their	assets.
n	Contact:	Rupert	Clark
01798	345	999
rclark@savills.com

FOOD & FARMING
Providing	a	range	of
specialised	management
skills	and	business	advice
for	integrated	farming
and	rural	businesses.
n	Contact:	Andrew	Wraith
01522	508	973
awraith@savills.com

FORESTRY
& WOODLAND 
Providing	a	range	of	services
from	investment,	strategic
planning	to	the	immediate
and	practical.
n	Contact:	James	Adamson
01738	477	510
james.adamson@savills.com
Contact:	Andy	Greathead
01620	828	979
agreathead@savills.com

HERITAGE
Strategic,	commercial	and
practical	advice	for	historic
houses	and	rural	estates.
n	Contact:	Simon	Foster
01242	548	006
sfoster@savills.com

INFRASTRUCTURE
PROJECTS
Referencing	and	acquiring
land	rights	for	infrastructure
projects.
n	Contact:	Guy	Russell
01292	838	188
gjrussell@savills.com

MAPPING
Production	and	presentation
of	estate	documents,	maps,
GIS,	aerial	photography	and
topographical	surveys.
n	Contact:	Debbie	Bolton
01202	856	833
dbolton@savills.com

MINERALS & WASTE
MANAGEMENT
Advice	on	all	aspects	of
mineral	extraction	and
waste	management.
n	Contact:	Stuart	Jeffries
01904	617	826
sjeffries@savills.com

PLANNING
Resolving	and	promoting
rural	planning	issues.
n	Contact:	Lee	Scott
01798	345	971
lrscott@savills.com

SPORTING
Helping	to	maximise	the
sporting	potential	of	a
property	whether	run	in
hand	or	leased	out.
n	Contact:	David	Steel
01200	411	051
dsteel@savills.com

TAX & ESTATE
PLANNING
Tax-related	valuation
services,	including	advice
on	IHT,	CGT,	VAT	and	Rating.
n	Contact:	Clive	Beer
020	7877	4724
cbeer@savills.com

TELECOMS
Specialist	advice	for	clients
dealing	with	telecoms
operators.
n	Contact:	David
Williamson-Jones
01202	856	971
dwjones@savills.com

VALUATION
Accurate,	cost-effective	and
confidential valuation advice
for	all	properties.
n	Contact:	Clive	Beer
020	7877	4724
cbeer@savills.com
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