MEETING BETWEEN CABINET SECRETARY COMMUNITIES & LOCAL

GOVERNMENT and
HOMES FOR SCOTLAND

Thursday 28 March: 10:00 — 11:00

TIMING Homes for Scotland Offices, 5 New Mart PI, Edinburgh EH14 1RW
Nicola Barclay, Chief Executive, Homes for Scotland
ATTENDEES
Official Support
[REDACTED]
10.00 — 10.05 Welcome and Apologies received
AGENDA

10.05 - 11.00 Cabinet Secretary — Question and Answer session
Themes:

Housing Post 2021 — build rates; Scottish Government’s aspirations for all tenure
housing; support for home builders (including Help to Buy); the requirement for an
equivalent body to Homes England; the role of the SME

Joined up thinking - Local authority capacity to deliver a service; inconsistencies
across policies/departments/authorities/stakeholders; infrastructure delivery; the role of
utility providers

Planning Bill — Financial Memorandum published — what now?

11.00 - 12.30 Main Homes for Scotland Board Meeting

YOUR MAIN
OBJECTIVE

Homes for Scotland asked the Cabinet Secretary along to their next
board meeting for a round table meeting:

e This event provides an opportunity to discuss with the Board the
current implications of Brexit, the Planning Bill process and Housing
Beyond 2021, as well as current pressures facing the industry and
further development.




ITEM 1

Current factors contributing to the deficit of housing supply

ISSUE/
BACKGROUND

Nicola Barclay gave evidence at the Economy, Energy & Fair Work
Committee on 19 February. This session covered restrictions on
further housing provision and substantial discussion about
Planning, Brexit and SME market participation.

e Homes for Scotland provided a good response to our recent
Beyond 2021 discussion paper — full summary at Annex A

e Homes for Scotland have called for greater use of Land Audits in
the planning process and ‘ a carrot and stick’ approach to local
authority planning similar to England

e The role of SMEs and helping them grow and thrive is a priority
for us and for Homes for Scotland — we are working with them on
their working group under Chair Andy Pearson, which is expected
to report in May/June 2019.

On 12 March Scottish Government published quarterly housing
statistics, showing an overall 4% increase in the number of new
homes. (Private-led completions fell by 3%).

Brexit

The uncertainty caused by Brexit, a lack of ability to stockpile and the
potential impact on skills are the three major issues for industry cited by
Nicola Barclay at Committee last week.

We know that Brexit has the potential to cause problems for housing

services and delivery across Scotland, including:

o investor confidence, inflation, the impact of tariff and non-tariff
barriers and on availability of the workforce. (see Annex for Homes
for Scotland’s Brexit Survey of Members results).

WHAT THE
STAKEHOLDER
MAY SAY/ASK

e There’s an 80,000 home deficit in Scotland since the financial crisis,
and England has increased the rate it’s building at while Scotland
has not. What adjustments can be made to change that situation
(both planning and strategic), taking account of an all-tenure
approach?

e We are getting consistent messages about complexity and regulation
from smaller builders — we hope you'll listen carefully when our SME
Group reports in the summer.

KEY
MESSAGE(S)

e Scotland has built more homes per head of population than
England in each year from 1991 to 2016

e Between 2007 and 2018, the supply of affordable housing per head
of population in Scotland has been a third higher than in England
[131 homes per 100,000 population in Scotland, compared to 96 in
England]

e We recognise the importance of working closely with industry — and
thank you for your contribution to our Housing Beyond 2021




Discussion Paper. In the longer term, this exercise will shape our
approach so important to have your voice heard.

My officials are now considering the material generated and preparing
for further engagement on some specific themes and options in 2019.

Planning

| appreciate there needs to be further work with members in advance
of Stage 3 to consider impacts and to make sure the Bill will work for
everyone.

The Bill needs to result in an improved, effective planning system —
stronger and empowered to lead positive change in creating quality
places with the housing, infrastructure and investment that people
need.

SMEs

We are grateful to HFS for kickstarting the important working group
on SME patrticipation.

I’'m glad to have already seen early progress, including securing a
lower minimum investment amount for SMEs as part of the SG’s
Building Scotland Fund housing criteria.

| look forward to the full report in due course and we’ll give it careful
consideration — it’s in all our interest to have a strong SME sector.

Brexit

In line with the overwhelming vote in Scotland to remain, the Scottish
Government has been consistently clear that the best option for the
future wellbeing and prosperity of Scotland and the UK as a whole is
to stay in the European Union.

The Scottish Government is committed to delivering 50k affordable
homes by 2021 as part of making sure that everyone in Scotland can
live in affordable, quality homes that meet their needs. We must not
allow the UK Government’s approach to Brexit to jeopardise this
commitment.

As a responsible government we will do everything that we can to
mitigate the adverse effects of EU Exit.

SUGGESTED
QUESTION(S)

What preparations have members made to ensure their financial
resilience in light of a no deal Exit — to what extent members have
assessed the impact on their business models?

What more can we do to encourage people in the sector to prepare
for the impacts of Brexit?

What actions might best protect smaller developers from the most
negative impacts?

What discussions have members had with their supply chains about
the impact on business with the EU?

What discussions have members had with their workforce about the
impact of EU Exit. Any skills/ workforce issues that are Brexit-
related?

CONTACT
POINT

[REDACTED]




ITEM 2

Availability of land

ISSUE/
BACKGROUND

Homes for Scotland consider that effective land is not being identified
through the planning process at present; and want to see a more
enabling approach to development echoing some elements of the
system in England.

WHAT THE
STAKEHOLDER
MAY SAY/ASK

e We need a presumption in favour of development to ensure effective
land supply.

e We need to be firmer with local authorities about zoning effective
land — land that is not financially viable will not bring housing forward.

KEY
MESSAGE(S)

e Scottish Planning Policy is clear that the planning system should
identify a generous supply of land for each housing market area
within the plan area, maintaining at least a 5-year supply of effective
housing land at all times.

¢ Development plans should address the supply of land for all housing,
setting out the housing supply target for each functional housing
market area, based in evidence from the HNDA.

e The housing land requirement can be met from a number of sources,
most notably sites from the established supply, sites with planning
permission, proposed new land allocations and in some cases a
proportion of windfall development.

SUGGESTED
QUESTION(S)

¢ What additional measures would free up effective land supply- what
do we need to change?

¢ What additional elements could get support at this late stage of the
Planning Bill process?

CONTACT
POINT

[REDACTED]




ITEM 3

Planning Bill — Financial Memorandum published — what now?

ISSUE/
BACKGROUND

The revised Financial Memorandum for the Planning Bill, reflecting

changes made at stage 2, was published on Wednesday 20th

March.

e The amendments could increase the predicted costs by up to £75m
for planning authorities and by over £400m for business.

e There is limited information on some amendments leading to wide
ranges of estimates.

Tammy Swift-Adams of HfS tweeted:

Revised Financial Memorandum to Planning (Scotland) Bill on
@ScotParl website. The original version was widely thought to
underestimate net costs. With @R TPIScotland highlighting manifold
new duties, costs have mushroomed. Will pragmatism now be restored?

HfS are concerned about the costs to planning authorities as well as the
costs to business, as they consider this could lead to a slower and less
effective service.

WHAT THE
STAKEHOLDER
MAY SAY/ASK

e What are the next steps on the Bill — when will stage 3 be?

e How will the Scottish Government address the costs of the Bill — will
there be increased funding for planning authorities or will fees go up?

e Is it time to withdraw the Bill?

KEY
MESSAGE(S)

As you will be aware, Kevin Stewart MSP has made his views clear
that many of the amendments added to the Bill, are added costs,
and added bureaucracy. The Financial Memorandum published on
20 March paints a stark picture.

o The Minister and officials are working closely with MSPs and
stakeholders to return the Bill to a shape that will allow it to support
inclusive growth.

o The Bill needs to result in an improved, effective planning system —
stronger and empowered to lead positive change in creating quality
places with the housing, infrastructure and investment that people
need.

o We don’t yet have a date for stage 3 of the Bill. | certainly hope it will
be completed before summer recess.

Before Stage 2 the Planning Bill was expected to be broadly cost

neutral.

e Rather than creating a system that would cost more, we were seeking
to minimise unnecessary procedures, to free up available skills and
resources to deliver development.

o We will seek to return to that position at Stage 3, rather than just
accepting a more complicated system that will cost more.



https://twitter.com/ScotParl
https://twitter.com/RTPIScotland

o The Scottish Government has committed to consulting on revising the

fee regime, including new discretionary charging powers following on
from the Bill, but any additional income has to supported by
performance improvement across planning services.

Recent research provided by Heads of Planning Scotland into the
costs of determining applications will inform that consultation. The fee
increase which we implemented in June 2017 has gone some way to
increasing resources, however, only 33% of that additional income
was invested in planning services. Any further increase to fees
must come with assurances of investment in improving the
planning service.

In its current state, we do not believe that the Bill will improve the
current planning system. That is why we are working hard to get it
back into shape ahead of stage 3.

SUGGESTED ¢ | recognise that Homes for Scotland have been working hard to

QUESTION(S) make MSPs aware of your concerns over the Bill. 1 think that is
working well and would encourage you to continue what you are
doing.

CONTACT [REDACTED]

POINT




ITEM 4

Housing Land Audits

ISSUE/
BACKGROUND

BACKGROUND

HLAs monitor housing completions then are used to programme
future house building. They assess the adequacy of the
housing land supply against policy requirements and directly
inform planning, market and infrastructure decision-making. HLAsS
thus support site progress through to development delivery,
which is an increasing focus within the planning system.

The two key functions of HLAs are to demonstrate that a 5-year
effective land requirement is continuously met, and to provide a
snapshot of available land at any point in time. HLAs should be
informative not only for planners, but also for the development
industry, infrastructure and other service providers.

RESEARCH

The Scottish Government instructed Ryden LLP and Brodies LLP
to research Housing Land Audits (HLAS) for consistency and
compliance, potential for standardisation and their role in
development plan delivery.

The HLA Research was published on SG website, on 17t
January 2019.

It concludes, in summary, that the current suite of HLAs
across Scotland is not consistently defined, researched,
analysed, consulted on, tested, reported or integrated with
development planning or delivery.

Consistent, reliable housing land and development information is
required by the planning system, developers, infrastructure
providers, service providers and communities. This consistency
could also assist in reducing delays in producing HLAs and
resources expended on disputes.

WHAT THE
STAKEHOLDER
MAY SAY/ASK

e How can we address the shortcomings of the HLA process to ensure
delivery of more effective land, and deliver more consistency across
Scotland?

KEY
MESSAGE(S)

e We will give further consideration to the research findings as
the new development plan system is finalised through the Bill
process.

SUGGESTED
QUESTION(S)

e What changes to the process do you think would be most effective?

CONTACT
POINT

[REDACTED]



https://www.gov.scot/publications/research-project-housing-land-audits-january-2019/

ITEM5 Land banking and the Letwin Review
ISSUE/ BACKGROUND
BACKGROUND | The UK Government commissioned Oliver Letwin MP to review the

significant gap between housing completions and the amount of land
allocated or permissioned in areas of high housing demand, and make
recommendations for closing it. He reported in October 2018.

RELEVANCE TO SCOTLAND
The findings from the Letwin review are interesting and provide insight
into key drivers of pace of delivery on large sites in high demand areas.

The recommendations are not transferable to Scotland as the housing
and planning system is very different. In Scotland we provide much more
focus on the right homes in the right place, including affordability and
meeting the housing needs of different groups.

KEY FINDINGS
e The fundamental driver of build out rates on large housing sites is
the rate at which those homes can be sold without materially
disturbing the market price - the absorption rate.
e The homogeneity of the types and tenures of the homes on offer
on these sites, together with the absorbtion rate at which the
market will absorb such homogenous products is also a driver.

The review also considered the extent to which build might be held back
by other constraints, including;

lack of transport infrastructure,

difficulties of land remediation,

delayed installations by utility companies,
constrained site logistics,

limited availability of capital,

limited supplies of building materials,
limited availability of skilled labour.

RECOMMENDATIONS
That the UK Government should;

e adopt a new set of planning rules designed to apply to all large
sites (over 1,500 units) in areas of high housing demand,
requiring such sites to provide a diversity of offerings.

e Establish a National Expert Committee to advise local
authorities on the interpretation of diversity requirements for
large sites and to arbitrate where the diversity requirement
cause an appeal as a result of disagreement between the local
authority and the developer.

¢ Provide incentives to diversify by making future government
funding for house building conditional upon the builder accepting
a planning obligation to conform.




Consider allocating a small amount of funding to a large sites
viability fund to prevent interruption of delivery on the basis of
viability issues

Introduce a power for local planning authorities in places of high
housing demand to designate areas as single large sites.

Give local authorities the power to control development on large
sites

Local authorities to us Local Development Company (LDC) to
carry out this development role

Local authority to establish a Local Authority Master Planner
(LAMP to develop a master plan and design code.

WHAT THE e Letwin clearly makes the point that house builders don’t land
STAKEHOLDER bank — but that they need to ensure a pipeline of supply to be
MAY SAY/ASK able to deliver homes.
How can we get some of the Letwin recommendations adopted in
Scotland to free up and deliver more homes?
KEY There is no clear evidence on the exact scale, nature and
MESSAGE(S) geography of land banking in Scotland. The Scottish

Government has asked the Scottish Land Commission to
evaluate the impacts of land banking practices and to make
recommendations to Ministers. This is included in the Scottish
Land Commission’s Programme of Work 2018-2021. We
encourage Homes for Scotland and its members to contribute to
this review.

The Planning Bill is very much live and that is the vehicle for
influencing change in our system in Scotland. Following
completion of the Planning (Scotland) Bill currently before the
Scottish Parliament, we will review the National Planning
Framework and Scottish Planning Policy and will also take forward
updates to secondary legislation.

Homes for Scotland’s publication ‘Housing Land Audits: Homes for
Scotland Procedures’ published in 2015 says that ‘Homes for
Scotland support housing land audits, which provide valuable
information, and routinely contribute information towards them’.

There continues to be good links between More Homes Division
and Scottish Water officials to identify any particular issues related
to the provision of housing in Scotland. We are aware that due to
the nature of some affordable housing sites, they do not always
show on Development Plans and therefore Scottish Water is
unaware of potential development. We have therefore raised
awareness for developments to be flagged up with more certainty
at an earlier date.




Scottish Government housing officials continue to receive regular
feedback from local authorities, housing associations, and house
builders including Homes for Scotland on any issues with water
and sewerage connections being an obstacle to housing delivery.

e More Homes Division officials compile information on potential
housing sites for infrastructure funding while Strategic Housing
Investment Plan submissions detailing priority sites to deliver
affordable housing over a 5 year period are shared and discussed
with Scottish Water colleagues.

e More Homes Division and Scottish Water colleagues hold joint
discussions about developments across Scotland which have
proved very useful.

e Scottish Water has focused on and significantly improved the
service it provides developers for new connections. The cost of
providing additional capacity is growing. Scottish Water provided
65,710 new connections between 2015-18. This compares to
56,500 originally forecast in its SR15 Delivery Plan.

e A programme of technical training and improvements to
application forms and materials have helped to improve the
service provided to developers. The provision of a single point of
contact for all developers and the appointment of a dedicated
account manager have aided the significant improvement in
service received by developers.

e The current arrangements through which additional capacity is
added to the network to support development are complex and,
by common agreement, do not provide the right incentives to
ensure that asset additions are in the long-term interests of
customers. Currently, developers pay no contribution towards
the costs of expanding strategic assets such as treatment works,
pay a £346 infrastructure charge per connection and, in most
cases, are fully reimbursed for the costs of providing local
infrastructure required for the development. The Scottish
Government intends to review these arrangements.

SUGGESTED
QUESTION(S)

e What elements of Letwin do you think apply here — and what
evidence is there to back that up?

e We have encouraged greater collaboration between developers
and Scottish Water. Are there any particular issues that you
would like to raise that we can take forward and discuss further
with Scottish Water?

e Is there anything that the Scottish Government could do to help
facilitate stronger collaborative working with Homes for Scotland
and/or its members with Scottish Water?

CONTACT
POINT

[REDACTED]




ITEM 6

Infrastructure and Brownfield development constraints

ISSUE/
BACKGROUND

Homes for Scotland have concerns about infrastructure acting as a drag
on delivery and on the difficulties of bringing forward brownfield land, even
where these are closer to infrastructure.

INFRASTRUCTURE DELIVERY GROUP

LEVY

In order to start to tackle the challenge of improving the co-
ordination and alignment of infrastructure with planning, we have
established a national infrastructure delivery group, which
comprises representation from the Scottish Government and its
agencies, public and private sector infrastructure providers and
other key stakeholders in the sector. Homes for Scotland is
now represented on the group.
https://infrastructurecommission.scot/

The group will have a number of roles, for example, support the
creation and delivery of development plans; ensure that
knowledge about future growth helps to prioritise future
infrastructure spend; facilitate the sharing of information, work
with local government and developers to broker solutions and
encourage greater co-ordination between development plan and
infrastructure strategies.

We continue to engage with stakeholders on the priorities for
embedding an infrastructure first approach to planning.

The Scottish Government recognises that infrastructure delivery
is one of the biggest challenges facing local authorities at this
time.

The Planning Bill includes an enabling power for the introduction
of an infrastructure levy.

The intention behind the infrastructure levy is to help to raise
funds for infrastructure provision so that necessary services and
amenities can enable land to be developed, or to deliver
infrastructure that is needed to serve the additional growth within
an area.

The impact of an infrastructure levy on the viability of
development will be a key consideration of the mechanism.

It is intended that the infrastructure levy will support the provision
of infrastructure and services to benefit and incentivise the
delivery of development across a wider area, and help to unlock
sites planned for development.

WHAT THE
STAKEHOLDER
MAY SAY/ASK

e Can the public sector play more of an enabling role in bringing
forward infrastructure and development? The Winchburgh example



https://infrastructurecommission.scot/

is a good one of multi-agency and cross-sector working to deliver a
step-change in housing delivery.

KEY e The provision of necessary infrastructure in the right places and at
MESSAGE(S) the right time is vital to the delivery of development. That's why we
have the infrastructure Delivery Group — I’'m glad you are
represented there.

¢ We want to do more — which is why the infrastructure levy was
included in the Bill.

SUGGESTED e What are the particular constraints for house builders in bringing
QUESTION(S) forward brownfield land for development?

CONTACT [REDACTED]
POINT




ITEM 7

Skills

ISSUE/
BACKGROUND

HOUSING CONSTRUCTION SKILLS SLWG - OVERVIEW
GENERAL LINES

e We are working with the industry to better understand the skills needs
and challenge they are facing in the context of an ageing population,
the risks of Brexit and longer-term trends in industry. That’s why we
established an independent Short-Life Working Group on Skills in the
house building industry, chaired by Professor Sean Smith.

e My officials are aware there is a first draft report, though a final version
is yet to be formally submitted to Ministers. By looking at short,
medium and longer term issues and actions will help us to ensure we
have the systems and support structures in place to help industry to
deliver the homes we need across all tenures in Scotland.

e Animportant part of that is likely to include maximising and promoting
the career options and potential that housebuilding can offer to young
people and career changers, in rural and urban Scotland.

BACKGROUND

Both the Cabinet Secretary for Communities and Local Government
along with the Minister for Local Government, Planning and Housing
met with Professor Sean Smith, Chair of this SLWG on 22 January
to discuss progress.

The group is made up of a cross representation from a range of
organisations with an interest in housing construction skills — including
Homes for Scotland (who have hosted most of the group’s meetings).

WHAT THE
STAKEHOLDER
MAY SAY/ASK

Delivering more skills will require time and investment — will the
government support that?

KEY
MESSAGE(S)

e Regardless of Brexit, future skills delivery is key to maintaining and
growing housing output.

e We have not yet to formally receive the final recommendations
report from Professor Smith — but we’ll be looking at that carefully
across Government when it arrives — and where we can take action
quickly, we'll look to do so.

SUGGESTED
QUESTION(S)

e Has your voice been heard through the Working Group process?
e Are there any areas you feel have been overlooked?

CONTACT
POINT

[REDACTED]




ITEM 8

Public Sector role in supporting the delivery of more homes

ISSUE/
BACKGROUND

CURRENT MAJOR POLICY COMMITMENTS

Affordable Homes Supply Programme commitment to
delivering 50,000 affordable homes, including 35,000 for
social rent by 2021.

We are committed to Help to Buy (Scotland) to 2021. We are
working with the housing sector to look at how best to deliver
affordable homes from 2021, which will include the future of
Help to Buy in the longer term. Since 2013, Help to Buy
(Scotland) has supported the purchase of over 12,000 new build
properties and supported over £2 billion in sales

INNOVATIVE HOUSING DELIVERY — SUPPORTING AN INCREASED
SUPPLY

Diversifying how we can deliver homes, expanding the options
available and providing more flexibility for homeowners and the
construction industry can support an increased supply of new
homes.

Involvement with the Small Scale Builders Project.

SELF & CUSTOM BUILD

The independent planning review recognised that there are
opportunities for the self and custom build sector to expand the
delivery of homes and provide more flexibility, thus addressing
the gap in delivery.

We are working with More Homes colleagues on a programme of
work to support the expansion of the sector, including the Self &
Custom Build Challenge Fund, which is supporting a range of
projects that will demonstrate and promote the value of self and
custom build housing as an alternative mainstream housing
delivery model. The 7 pilot projects range from online resources
for self-builders and groups to feasibility studies for scaling up
custom build.

We also have the dedicated National Self Build Fund to address
market failure in lending.

BUILD TO RENT

The emerging Build to Rent (BtR) sector also provides
opportunities to diversify delivery and expand housing choice and
we have undertaken a programme of work to support its delivery.
Planning Delivery Advice on Build to Rent was published in
September 2017 and followed by a Build to Rent training event in
April 2018 which raised awareness of the key opportunities and
challenges of the BtR sector.



https://beta.gov.scot/publications/planning-delivery-advice-build-to-rent/
https://blogs.gov.scot/planning-architecture/2018/06/13/build-to-rent-event-2018/

WHAT THE
STAKEHOLDER
MAY SAY/ASK

e Can Scotland replicate the role of Homes England in becoming a
development enabler through infrastructure and land assembly?

KEY
MESSAGE(S)

e Local Authorities are already able to acquire and assemble land,
provide infrastructure and take a leadership role in enabling housing
development.

e In some areas (e.g. Edinburgh and the South East and Highlands)
specific SG funding commitments are supporting local authorities to
take forward this enabling role for housing.

e We've got a range of programmes to support and enable housing
delivery.

e The Planning Bill includes a range of changes to the system which
will support stronger planning for housing. Improved local
development plans and the gate check aim to streamline the way we
identify how many homes are required and will allow a greater focus
on delivery.

SUGGESTED
QUESTION(S)

e What gaps remain that you think we might work together to tackle?

CONTACT
POINT

[REDACTED]




ITEM 9

Planning Performance and Fees

ISSUE/ BACKGROUND

Since 2011 we have reported on the average timescales for
determining planning applications. This change was made to show
the average length of time it takes to determine an application rather
than whether an arbitrary timescale of 2 months or 4 months was
met as previously. Latest Statistics are included below.

Planning Authorities also publish a Planning Performance Framework
Report on an Annual Basis which we assess against the 15 Key
Performance Markers developed by the High Level Group on Planning
Performance and feedback is provided to assist improvement.
Scottish Ministers continue to see an important connection between
performance and fees.

We have committed to moving towards full cost recovery, but we also
remain clear that increased fee income must be linked to improved
performance.

We intend to consult on a new fees regime after the Bill, when the new
shape of the planning system, and when progress on performance, is
clearer. Any consultation will include an assessment of the potential
impact on Businesses.

Heads of Planning have undertaken 2 research projects to establish
the impact of the increase to the maximum planning fee from June
2017 to May 2018 and the costs of determining applications by 12
authorities to assist in updating research undertaken in 2013-14.

We have learned a lot through the Planning Performance Framework,
however, the time is right to look again at how the performance of the
planning system is measured. To this end, discussions have already
begun with COSLA, HOPS, SOLACE, SOLAR, RTPI, Homes for
Scotland and the Scottish Property Federation to identify the key
priorities for planning performance going forward.

These initial discussions will help inform a wider discussion with
stakeholders about what a high performing planning system looks like.

WHAT THE
STAKEHOLDER MAY
SAY/ASK

Homes for Scotland’s recent criticisms of the performance of the
Planning System were in relation to the timescales for determining
applications and the move from reporting on the statutory timescale
for determining applications to an average timescale.

KEY MESSAGE(S)

We appreciate that it can take longer than the statutory timescale to
determine an application, however, there can be legitimate reasons
for this and we believe it is essential that applications are subject to
the necessary scrutiny and consideration.

It is also important to note that all parties have a role to play in the
processing of applications and sometimes the reasons for delay are
outwith the control of the Planning Authority.

| believe it is vital that the Planning Bill leads to a planning system
which performs for all stakeholders and helps to deliver the housing,
infrastructure and investment that current and future generations
need and we need a robust framework to measure the performance
of the system in delivering our ambitions.




SUGGESTED What do you think are the key priorities for measuring the performance
QUESTION(S) of the Planning System?
CONTACT POINT [REDACTED]
Planning Statistics
Major Local Non-Householder Householder
Total Average Total Average Total Average
Applications| Timescale |Applications| Timescale |Applications| Timescale
Year (weeks) (weeks) (weeks)
2013/14 371 34.6 16,219 14.3 13,904 7.7
2014/15 363 36.6 15,659 12.9 14,116 7.5
2015/16 351 31.0 15,158 12.3 13,644 7.5
2016/17 341 36.4 13,590 11.1 13,400 7.3
2017/18 331 33.6 13,359 10.7 12,861 7.3
2018/19 - Q1 54 31.7 3,341 10.7 3,455 7.2
2018/19 - Q2 58 37.3 3,293 10.4 3,302 7.2
Housing
Major Local
Total Average Timescale | Total Applications | Average Timescale
Year Applications (weeks) (weeks)
2013/14 147 69.9 5,762 15.2
2014/15 125 54.1 5,807 145
2015/16 105 52.1 5,590 13.7
2016/17 108 43.4 4,899 12.7
2017/18 116 38.2 4,768 12.2
2018/19 - Q1 24 34.6 1,221 12.0
2018/19 - Q2 28 39.0 1,175 12.1
Legal Agreements Processing agreements
Total Number | Average Time Total |Success
Year of Applications (weeks) Year
2013/14 572 68.4 2013/14 125 82.4%
2014/15 545 55.1 2014/15 234 73.9%
2015/16 560 43.4 2015/16 680 76.6%
2016/17 604 30.6 2016/17 1,503 81.7%
2017/18 421 32.5 2017/18 2,106 78.7%
2018/19 - Q1 98 35.0 2018/19 - Q1 674 72%
2018/19 - Q2 82 37.5 2018/19 - Q2 682 73.2%




Approval Rate

Total Number of | Percentage
Year Applications Approved
2013/14 37,441 94.1%
2014/15 37,438 93.9%
2015/16 37,446 93.8%
2016/17 36,247 94.2%
2017/18 35,552 93.7%
2018/19- Q1 9,406 93.7%
2018/19 - Q2 9,099 93.5%




ANNEX A
ADDITIONAL BACKGROUND INFORMATION

Transcript of Economy, Energy and Fair Work Committee Meeting 19 February
2019

Nicola Barclay, Homes for Scotland, contributed to the Economy, Energy and Fair
Work Committee Meeting of 19 February. The agenda points largely mirror the issues
raised and discussed at the Committee Meeting. A full transcript of that meeting can
be found at the following link:
http://www.parliament.scot/parliamentarybusiness/report.aspx?r=11951&mode=pdf



http://www.parliament.scot/parliamentarybusiness/report.aspx?r=11951&mode=pdf

HOMES FOR SCOTLAND - BEYOND 2021 RESPONSE

HfS are keen to work with SG to shape the development of a housing strategy. Their
response to Housing Beyond 2021 discussion paper included:

- The role of planning: Planning policy and practice must be radically realigned to instil
a joint will to accelerate housing delivery to meet local housing need and demand
across Scotland.

- Allocation of land: Enable the market to deliver more of the homes that are needed
by ensuring development plan allocations, policies and delivery programmes are alive
to the impact the market is likely to have on delivery.

- Infrastructure: Recognise the unlocking of development potential as a key opportunity
to increase the element of infrastructure funding revenues that flow from home building
activity, whatever models are used to gather private sector contributions to
infrastructure delivery.

- Mortgage Availability: Commitment for Help to Buy in Scotland from 2021 to 2023 is
required in the short term, thereafter the strategy must consider high loan to value
mortgage availability as part of a UK marketplace.

- Funding for Affordable Housing: It is vital that support for affordable housing
continues post 2021, with further targets supported by continuing funding streams,
with a consideration on the definition of ‘affordable’ forming part of a new strategy.

- Scottish National Investment Bank: We believe that housing should be the
cornerstone of the Scottish National Investment Bank offering investment to a wide
range of companies involved in housing delivery and in market areas where gaps in
market provision currently exist.

- Quality: HFS is committed to ensuring new homes are of a consistent and high
standard. Further we strongly advocate for consistency across the UK, as it not only
eases understanding for the consumer, but also ensures warranty and mortgage
lender buy in across the UK.

- Building Standards: HFS encourages the Scottish Government to take a longer-term
view as to the production of building standards, publishing a strategic route map for
the sector to follow to 2050.

- Utilities Infrastructure: Scotland requires a smooth model for delivery of utilities to
site that supports the required rate of build and joined up thinking across portfolios.

- Skills and Innovation: It is vital the Scottish Government continues to collaborate with
the wider construction skills sector to maximise the reach and benefits an increased,
skilled workforce can bring to the capacity of the housing sector to deliver more homes.

- Housing Market: Recognise that homes provide physical security to their owners but
also provide financial security as a low risk long term investment.

[REDACTED]



If mentioned:
Scottish National Investment Bank:

“Scottish National Investment Bank: We believe that housing should be the
cornerstone of the Scottish National Investment Bank offering investment to a wide
range of companies involved in housing delivery and in market areas where gaps in
market provision currently exist.”

e The Scottish National Investment Bank Bill was introduced to the Scottish
Parliament in February 2019. The Bill will give Ministers the powers to establish
and capitalise the Bank and to set the strategic direction of the Bank by the
setting of Missions, each mission will work towards tackling a problem specific
societal challenge. These challenges will align with the National Performance
Framework to ensure that the work of the bank contributes towards achieving
the National outcomes.

e A mission-orientated approach to investment is intended to encourage the
development of bottom up, innovative solutions across a range of sectors and
businesses. This means that the missions will not specify the types of businesses
in which the bank should invest.

e Cabinet has endorsed 3 possible early missions for the Bank, one of which is
around promoting inclusive growth through place-making and local regeneration,
including housing.

We will continue to work with stakeholders throughout the implementation phase of

the Bank to define the initial missions for the bank which will help achieve inclusive,

sustainable economic growth

UK Industrial Strategy

The Industrial Strategy aims to boost the UK'’s productivity and centres around five
‘pillars’: ideas, people, infrastructure, business environment, and places. Line to
take:- We are continuing to work collaboratively with stakeholders and partners to
ensure that we make the most of the UK Industrial Strategy in the Scottish context.



https://www.gov.uk/government/topical-events/the-uks-industrial-strategy

HOUSING BEYOND 2021 - CORE BRIEF

Top Lines

Scottish Government officials are currently engaged in processing the wealth of
material generated in response to the stakeholder engagement in autumn
2018. We are very grateful to everyone who contributed.

We would encourage stakeholders to continue to explore the issues and
opportunities for housing beyond 2021 at their conferences and events (to note,
however, that we are not able to process any further responses at this time).

We are preparing for further engagement on a draft vision, some specific themes
and outline options later in 2019. This will provide another opportunity for
stakeholders to share their views with Scottish Government and for officials to
support engagement events at that time.

We also want to make any proposals for new policies based on the best possible
evidence from Scotland, the UK and internationally as to what works.

Other lines to take

Given the long lead-in times for housing delivery, we have started work on our
approach to housing supply beyond 2021.

We remain committed to meeting demand for homes across all tenures but
Scotland faces a number of challenges, including caring for our ageing population
and the negative impact of the UK Government’s approach to both Brexit and
welfare cuts.

We want to deliver more of the right homes in the right places to meet the housing
needs and aspirations of the people of Scotland. We want this to be a lasting
legacy that isn’t just about new homes.

We need to make the best use of our existing buildings too. That's why we’re
proposing to develop a new approach encompassing the whole housing system.

Housing has a vital role to play in meeting our aims for Scotland including
eradicating child poverty and homelessness, ending fuel poverty and tackling the
effects of climate change.

We have already put in place an Energy Efficient Scotland route map to 2040
describing how to make all of our homes warmer, greener and more energy
efficient. Now we are going to consult on a wider vision for housing in 2040 and
the steps we all need to take to get there.

We want to provide confidence to householders and businesses to plan ahead.

Purpose of the beyond 2021 work

The purpose of this work is to develop a vision for 2040 for the whole housing
system, not just housing supply, and the milestones that will get us to the vision.
We are working towards developing a route map to 2040 showing these key
milestones.

We have invited stakeholders to think broadly and imaginatively with regard to the
vision but to do this around tangible and practical ideas.



For the purpose of this work, the housing system includes: housing supply across
all tenures and the functioning of all aspects of the housing market; housing
services; government expenditure directed at housing and housing services; the
quality, standards and safety of existing stock; planning and infrastructure delivery,
insofar as it directly relates to housing; and the interface with other policy areas
such as economy, health, social care and environment.

Where policies or targets have already been set out for beyond 2021, such as the
Energy Efficient Scotland route map or child poverty targets, the presumption will
be to work towards the implementation of these policies and delivery of these
targets. Where policies have been recently implemented, such as reform of the
private rented sector, the presumption is that these will continue to be rolled out
and delivered in the short to medium term. The Homelessness and Rough
Sleeping Action Group has set out a vision for transforming our response to
homelessness in the next five to ten years and made specific recommendations
to get there; these need to be woven in too. We have not set specific policies or
targets for affordable housing delivery beyond 2021, and the current approach
would be challenging to sustain. The wide range of challenges we face mean that
business as usual is not an option.

For each policy affecting housing, the aim is to make the right changes at the right
time to help us converge on the 2040 vision.

Timing

Officials and Ministers have been engaging with stakeholders on the future of
supply since February 2018. Ms Constance invited the housing sector to engage
with government on the best ways to deliver affordable homes that meet the needs
of our changing population from 2021 onwards when she spoke at the CIH
Housing Festival on Tuesday 27 February 2018. Supply-focused workshops and
discussions have been held with: Homes for Scotland, NHBC Board, JHPDG,
SFHA and the Scottish Futures Trust.

But PFG announcement on 4 September has opened the conversation up to the
whole housing system and committed for the first time to a vision for, and route
map to, 2040 - See Annex A

We had a first round of stakeholder engagement from September to November
2018, which included the launch event on 25 September — See Annex B. That
exercise has been successful in yielding a lot of material for us to process and
develop into themes and outline options. Officials will provide Ministers with a
draft report by end March 2019 with a view to publication in April.

A paper to Cabinet will follow with a second round of consultation from October to
December and publication of the vision and route map in spring 2020.

We will encourage stakeholders to continue to have conversations about housing
beyond 2021 and for them to continue to develop their positions. However,
Scottish Government will be encouraging them to wait until the next round of
engagement before they feed in any further views to us in a more formal way. This
will allow officials time to process the wealth of material already collected and to
prepare properly for the next round of engagement.

[REDACTED]



Q&A
Question — Are you going to do a full public consultation?

e Scottish Government officials are currently engaged in processing the wealth of
material generated in response to the stakeholder engagement in autumn
2018. We are very grateful to everyone who contributed.

e We plan to engage again in 2019 over some specific themes and outline options
emerging from this recent engagement but the detail of how we will do this has not
yet been decided.

Question - How can | get involved?

e We will continue to engage with stakeholders through existing fora, including the
Joint Housing Policy and Delivery Group, representative bodies, such as Homes
for Scotland and the SFHA, and through regular meetings. We plan to engage
again in 2019 over some specific themes and outline options emerging from our
recent engagement.

Question - Does this mean you’ve decided to change policy on [policy x]?

e No. We are starting from the premise that, where existing policies or targets have
already been set out for beyond 2021, we will continue to work to deliver these.
We want to make any proposals for new policies based on the best possible
evidence from Scotland, the UK and internationally as to what works.

Question - Does this mean you are ignoring evidence from [the Scottish Land
Commission / UK Collaborative Centre for Housing Evidence]?

e No. We want to develop options informed by sound research from the UK
Collaborative Centre for Housing Evidence, and elsewhere. And we will pay close
attention to the recommendations of the newly established Scottish Land
Commission. There is a balance to be struck between waiting for the best
evidence and recommendations and providing as much certainty as quickly as
possible. Our approach also needs to be able to flex to emerging economic and
market data and the impact of Brexit. This is why we are not trying to deliver
everything in 2021 but have set our sights on 2040 as a reasonable date to work
towards to deliver a comprehensive housing vision.

Question - What are the funding challenges in keeping up the delivery of affordable
homes into the future?

e The delivery of more affordable homes is essential as a key part of meeting a host
of growing challenges, such as providing health, care and housing for an ageing
population, and to meet commitments such as ending homelessness and tackling
child poverty.

¢ We are committed to continue to promote increased supply across all tenures and
build on our More Homes Scotland approach. We want to deliver more of the right
homes in the right places to meet the housing needs and aspirations of the people



of Scotland. But we need to recognise that public resources are finite and face
many competing priorities.

The Scottish Government will consider its plans for affordable housing funding in
the next parliamentary term as part of wider discussions on its Housing Beyond
2021 approach, recognising there will be many competing pressures.

In terms of an ageing population there will be a greater proportion of non-working
adults, paying less tax. Population projections suggest that more than 70% of all
population growth in Scotland up to 2041 will be in the 75+ age group. This age
group requires significantly more public spending per head on services, especially
through health and social care.

This means we need to consider the most effective way of spending public money
to care for our ageing population, in particular, and ensure they have the homes
they need.



ANNEX A
PROGRAMME FOR GOVERNMENT TEXT

We want everyone on Scotland to have a home that is warm, affordable and
accessible. And we want to support our most disadvantaged communities and create
great places that are sustainable and promote wellbeing. Given the long lead-in times
for housing delivery, we have started work on our approach to housing supply beyond
2021. We remain committed to meeting demand for homes across all tenures but
Scotland faces a number of challenges, including caring for our ageing population and
the negative impact of the UK Government’s approach to both Brexit and welfare cuts.

We want to deliver more of the right homes in the right places to meet the housing
needs and aspirations of the people of Scotland. We want this to be a lasting legacy
that is not just about new homes. We need to make the best use of our existing
buildings too. That’s why we’re proposing to develop a new approach encompassing
the whole housing system.

Housing has a vital role to play in meeting our aims for Scotland including eradicating
child poverty and homelessness, ending fuel poverty and tackling the effects of climate
change.

We have already put in place an Energy Efficient Scotland route map to 2040
describing how to make all of our homes warmer, greener and more energy efficient.
Now we are going to consult on a wider vision for housing in 2040 and the steps we
all need to take to get there.

We want to provide confidence to householders and businesses to plan ahead. Over
the period to 2040, we will change the way we spend public money to support housing
services and delivery. We will ensure that the economic and business environment
supports housing investment and an efficient housing market. We will make our
housing system fairer, especially for young people and others who do not currently
own a home. We will explore new sources of funding for, and innovative ways of,
building homes and providing care and other services at home. We will set new
standards around accessibility, energy efficiency, quality and safety. Our homes will
be connected, physically, digitally, culturally and economically, to their surroundings
and promote healthy lifestyles, wellbeing and physical activity.

Over the next 12 months, we will be engaging extensively with local government,
businesses, the third sector, home owners, tenants and others to plan together how
our homes and communities should look and feel in 2040 and the options and choices
to get there.

Version: as published



ANNEX B
STAKEHOLDER ENGAGEMENT

We have already been engaging with stakeholders on the future of supply. Ms
Constance invited the housing sector to engage with government on the best ways to
deliver affordable homes that meet the needs of our changing population from 2021
onwards when she spoke at the CIH Housing Festival on Tuesday 27 February 2018.
Supply-focused workshops and discussions have been held with:

Infrastructure Investment Board - 30 October 2017
CIH Housing Festival - 27 February 2018

Homes for Scotland workshop on - 24 April 2018
NHBC Board meeting on — 18 May 2018

JHPDG - 5 June 2018

SFHA conference - 12 June 2018

SFT Workshop - 4 July 2018

But Programme for Government has opened the conversation up to the whole
housing system and committed for the first time to a vision for, and route map to,
2040. On this basis, over the period of September to December 2018, the following
engagement has been completed.

Completed:

Launch Event - 25 September — 100 delegates (approx.).

Scottish Local Authorities (30 in total)

JHPDG - Joint Housing Policy Delivery Group

SFHA - Scottish Federation of Housing Associations

Housing Associations (various)

ALACHO - Chief Housing Officers

GWSF - Glasgow + West of Scotland Forum

Housing Regulator

RSLs (strategically important) Forum

Rural Housing Scotland

Scottish Housing Network

SG Divisions — various, including Better Homes, Regeneration, Planning,
Health etc.

Chartered Institute of Housing

Homes for Scotland

UK Finance

Scottish Futures Trust

Various other ‘representative’ bodies across the housing, health, care, finance,
energy, welfare, planning and education sectors.

Various interest groups (e.g., the elderly, tenants, young people etc)

In all we had more than 110 separate feedback documents that covered approximately
90 organisations and/or interest groups.



CORE BRIEF - Help to Buy (Scotland) Scheme

Top Lines

e A strong and growing house-building industry is key to Scotland's future
economic prosperity. Help to Buy (Scotland) represents one part of a wider and
substantial package to support home ownership more generally.

e Since 2013, Help to Buy (Scotland) has supported the purchase of over 12,000
new build properties and supported over £2 billion in sales.

e The 2018/19 budget is £50m which will support over 2,000 households to
purchase a new build property.

e The current scheme focuses provision on more affordable housing with ongoing
ring fenced support for houses built by smaller developers.

e To ensure continued investment by the house-building industry in Scotland, a
further £110 million has been committed for Help to Buy (Scotland)from 2019-
2021 - supporting over 4,000 households buy a new build home.

e The Help to Buy (Scotland) price cap has been progressively reduced - assisting
the purchase of more affordable properties and those most in need. We have
also reduced the maximum equity percentage from 20% to 15%.

e Help to Buy (Scotland) is helping first time buyers and young people to purchase
homes - 73 % of recipients are first time buyers and three quarters (76%) are
aged between 18 and 35.

e The large number of sales by big builders in Help to Buy (Scotland) reflects
market share. Shared equity support is provided directly to buyers and builders
receive no support from the Scottish Government.

e Income levels for Help to Buy (Scotland) are based on household income not
personal income. The average household income for recipients of the scheme in
2016/17 was £41,000 (a reduction from £46,000 over the first three years of the
scheme).

e We are committed to Help to Buy (Scotland) to 2021. We are working with
the housing sector to look at how best to deliver affordable homes from
2021, which will include the future of Help to Buy in the longer term

Sensitivities

e Concerns around the type of households receiving support — perception that
wealthy households benefit at the expense of lower income households.

e Concern about the percentage share of sales by big builders. 47% of sales are
with three large builder (Barratt, Taylor Wimpey and Persimmon).

e Certain geographical areas with higher house prices (for example Aberdeen City
and Aberdeenshire) will not see as many homes being purchased with Help to
Buy support due to the reduced price cap of £200,000 in 2017/18 and beyond.

e Some home builders will not have as many products which fit within the £200k
price cap.

Background

e Help to Buy (Scotland) is a shared equity scheme, launched in September 2013,
which aims to support Scotland's house-building industry following the financial
crisis as well as help people to buy a new build home in Scotland.



e Itis made up of two parts - the Affordable New Build and the Smaller Developers
Schemes. The scheme currently provides up to 15% equity towards the
purchase of new build homes up to a value of £200,000.

e Over the next three years the funding commitment is

2018-19 £50 m
2019-20 £60 m
2020-21 £50 m (to be reviewed based on demand)

e £18m of each year’s budget is ring fenced for sales by smaller developers.

Q&A

Q. The UK Government have committed to funding Help to buy until 2023,
when will the SG confirm future plans for Help to Buy (Scotland)?

A. We are committed to Help to Buy (Scotland) to 2021. We are working with the
housing sector to look at how best to deliver affordable homes from 2021 onwards,
which will include considering the future of Help to Buy (Scotland) in the longer term.

Q. What’s being done to address the fact that three builders (Barratt, Taylor
Wimpey and Persimmon) are responsible for almost 50% of the sales in the
scheme?

A. The number of sales by big builders in Help to Buy (Scotland) reflects the
market share of these builders. Support is provided direct to buyers. Builders receive
no support from the Scottish Government. It is for home buyers to choose which
builder to buy from.

Q. The majority of the funding available supports sales to the largest
builders. What is the Scottish Government doing to help smaller homebuilders?

A. Funds have been ring fenced for smaller home builders since November 2014.
This equates to £18m per year for the remaining years of the scheme.The scheme is,
however, demand led by consumers who will purchase their home from a builder of
their choice.

Q. The wealthy are benefiting from Help to Buy. Are you planning to refocus
the scheme to those on lower incomes?

A. The average household income of purchasers supported in Help to Buy
Scotland was £41k in 2016/17. Only those who cannot afford to buy without Help to
Buy support are eligible. We have progressively reduced the price cap over the period
Help to Buy has operated. The maximum purchase price in the scheme is now £200k
- assisting the purchase of more affordable properties and those in most need.

As well as Help to Buy, the LIFT (Low-cost Initiative for First-time Buyers) scheme
aims to support first time buyers on low to moderate incomes.



Q. The £200k price cap in place for the scheme is not high enough to allow
access to the scheme across the whole of Scotland. Are there any plans to
change this to accommodate all areas?

A. The price ceiling has gradually reduced from the original figure of £400,000 to
the current £200,000 to ensure that more people can benefit from available funding
and help to target funding at lower income families and first time buyers. We accept
that in certain geographical areas not as many homes will be purchased with
assistance from the scheme.

The £200k price cap was agreed with key stakeholders and is more than the average
price of property purchased through the scheme (which in 17/18 was approx. £169Kk).
The £200k price cap will remain for 2019/20 and 2020/21.

Q. Would the Financial Transactions (FT) funding used for Help to Buy not
be better spent tackling other issues such as homelessness?

A. There are strict rules on how FTs can be spent. They can only be provided in
the form of loans or shared equity as ultimately they need to be repaid to HMT. This
means that FT funded projects need to either have an income stream attached to them
or, in the case of Help to Buy, a capital repayment when the house is sold to redeem
the loan. Additionally, FTs can only be issued to private sector organisations or
individuals.

Q. In some rural areas there aren’t many home builders participating in the
scheme, why is this?

A. Participation in Help to Buy is voluntary and all home builders may register
providing they sign up to the terms and conditions. We have new home builders

registering for the scheme every week and now have 20 large developers and over
230 smaller developers signed up.

Q. What % of the overall new build market do Help to Buy (Scotland) sales
represent?

A. Help to Buy sales represent of 45% of new build sales under £200k, just under
20% of all new build sales and 2% of all house sales in Scotland.

Differences between English and Scottish schemes

Help to Buy (Scotland) was developed to be suitable for the Scottish market and has
some differences from the English shared equity scheme:

¢ Unlike the English scheme the Scottish scheme does not have any interest
charges after the first 5 years;

e Price ceiling of £200,000, English scheme currently has a ceiling of £600,000;

e Allows individuals to buy out the Government’s equity share in minimum 5%
blocks whilst the English scheme allows only minimum 10% purchases.

More Homes Division, 18 March 2019
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