
 

 

MEETING BETWEEN MINISTER FOR LOCAL GOVERNMENT & HOUSING AND  
NICOLA BARCLAY, HOMES FOR SCOTLAND  

TIMING 
Wed 22 April 2020 

11.30 – 12.30pm 
Teleconference 
 

ATTENDEES 
Nicola Barclay, Chief Executive, Homes for Scotland 
Official Support 

 

Brad Gilbert, DD (Interim), More Homes Division 
Mob: [REDACTED] 
[REDACTED], More Homes Division 

Mob: [REDACTED] 
[REDACTED], More Homes Division 
Mob: [REDACTED] 

AGENDA  
The meeting was agreed following correspondence between the Minister 
and Nicola Barclay in relation to issues surrounding the reopening of 

housing developments following the Covid-19 outbreak and subsequent 
shut down of housing sites. 
 

YOUR MAIN 
OBJECTIVE 

This meeting enables the Minister to have a one-on-one conversation 
with Nicola Barclay, Chief Executive of Homes for Scotland.  This 
meeting can help reaffirm the Scottish Government’s commitment to the 

house building industry during this difficult time, and provide 
reassurance that we will continue to work with industry throughout this 
period (and beyond).  It will also be an opportunity to acknowledge and 
appreciate the enormous efforts by HFS on behalf of industry during 

these exceptional circumstances. 

PRACTICAL 
ARRANGEMENTS 

The teleconference was agreed following correspondence between the 

Minister and Nicola Barclay. 
 
UK Local Call Dial-In Number   
[REDACTED] 

 
No additional practical arrangements are required for this meeting. 
 

ANNEXES 
Annex A – Additional Background Information 
Annex B – Links to Guidance 
Annex C – Homes for Scotland Press Release (21 April 2020) 

 
 
 

 
 



 

 

ANNEX A 
ADDITIONAL BACKGROUND INFORMATION 
 

KEY MESSAGES 
 

 To reaffirm our commitment to supporting the housebuilding industry during the 

Covid-19 pandemic and beyond. 
 

 These are unprecedented times, and the overarching priority of the Scottish 
Government is to protect the health of individuals and to minimise the loss of life 

caused by the pandemic.   
 

 There are a number of support measures now announced by the UKG and we 
would encourage your members to utilise these where they can assist.  We 

recognise these don’t work for all firms and my officials have raised these issues 
with the UKG who continue to evolve the schemes. We are urgently exploring 
options to support the sector further and the intelligence you are providing is 
helping assist this work.  

 

 We recognise and appreciate the enormous efforts by HFS on behalf of industry 
during these exceptional circumstances; and  

 

 We are pleased that HFS continue with gathering information,  and we would 

encourage you to continue to thinking creatively, working closely with us to 
support the sector through this period and beyond. 

 

Background 

 
Homes for Scotland has written to Scottish Government on a number of occasions 
since the start of the Covid-19 pandemic on their concerns for the house building 

industry, and Ministers (notably Ms Forbes and Mr Stewart) have responded in 
writing. SG officials have held meetings every few days with HFS since the Scottish 
Government’s Lock Down announcement on 23 March - when the FM called for all 
but essential Scottish construction sites to shut. 

 
Nicola Barclay has written again to the Minister on 17 April outlining HFS concerns 
and making 5 asks of SG.  In summary, these are: 
 
1. Ongoing financial support for developers to fund construction activities. 

2. Safe working procedures on site, in sales environments and for handovers to 
owners and tenants when we restart. 

3. Coordination of surveyors, solicitors, mortgage providers and Registers of 
Scotland to facilitate purchases and transfers of title. 

4. Support from Local Authorities to progress development opportunities. 
5. Market stimulus measures to help people to continue with home moves in the 

future. 
 
 
 
 
 



 

 

Key Issues 
 
1. Financial Support  

HfS and its members as well as other house builders have indicated that barriers to 
accessing the current UK Government assistance packages persist. This means 
they are not providing the urgent financial assistance fast enough that some SME 
house builders in particular need.   

 
Some issues raised to accessing Coronavirus Business Interruption Loan Scheme 
(CBILS), the financial support to smaller businesses (SMEs), include: 
 

 Some specialist lenders that small-scale home builders in Scotland rely on are 
not yet covered by the scheme; 

 Some lenders such as Aldermore, HSBC and Clydesdale have put caps on 

CBILS lending (£250k, £700k and £1.2m respectively)   

 Lenders see residential development as a risky sector in normal times and are 
likely to find it difficult to lend to home builders even with the guarantee. 

 Some house builders have raised that they would find the 20% guarantee 

difficult. 

 Furthermore, it seems that participating lenders are either insisting that the 
companies are existing corporate customers or, where on paper they appear 
open to new business, priority is given to existing customers.  At a time when 

lender’s processing resource is under immense pressure this is likely to result 
in the exclusion of non-customers. 

 
In addition, whilst it appears that £45m of SG’s new Covid Small Business Grant 

Scheme could be open to SME housebuilders as well as any other SME’s , the  
full detail and eligibility criteria of the fund is not published yet. It would appear 
that grants would be available and anything requested above £150k would 
require separate Ministerial approval.  The applications to this scheme will need 

to spread across Scotland and demonstrate that the funds provided will achieve 
placemaking and local community benefits.  This scheme may be suitable for 
some SME housebuilders but the criteria, the potential grant levels and overall 
scheme limit would not meet the anticipated demand for liquidity support from 

SME housebuilders. 
 

Over the past month we have had close engagement with Homes for Scotland on 
the emerging COVID impacts on the  housing construction sector and particularly 
the immediate liquidity pressures facing SME house builders. We have also held a 

virtual roundtable discussion with representatives of the SME housebuilding sector 
to identify potential options for assistance to address issues currently facing many 
of these firms.  
 

These discussions and HFS evidence indicates that without some injection of 
emergency liquidity funding to the sector some firms will enter administration within 
weeks as a result of Covid-19. HFS are calling for the SG to introduce an emergency 
loan fund to support these companies. We expect they will use this meeting to push 

hard for something to be announced from the SG as a matter of urgency.  Amongst 
options being worked on by officials, a proposal for a potential liquidity support fund 
has been developed. Advice to Ministers will follow shortly on this.  
 



 

 

Line to Take 
There are a number of support measures now announced by the UKG and we 
would encourage your members to utilise these where they can assist.  We 

recognise these don’t work for all firms and, in response to HFS’ and others’ 
concerns, my officials have raised these issues with the UKG, who continue to 
evolve the schemes. We are also urgently exploring options to support the sector 
further and the intelligence you are providing is helping assist this work.  

 
2. Safe Operating Practices 

There are two sub groups of the Construction Industry Leadership Forum (CILF) in 
place – one which is looking at Safe Operating Procedures and one looking at 

Restart as matters of urgency. 
 
The SOP group met on 20 April, the full Forum met on 21 April which Mr Stewart 
chaired and the Restart group has its second meeting planned on Friday at 10.30. 

(This may be being brought to Thursday at 13.00 and again Mr Stewart could chair). 
 
Lines to Take 
“The Restart group will examine and plan for the issues around restarting the 

industry following the Covid-19 lockdown excluding Safe Operating Procedures.”  
 
Nicola Barclay has been invited by Mr Stewart to sit on a Building Standards Group 
preparing for restart. 

 
The SOP group work-stream is being led by Construction Scotland and SFT, and 
comprises industry and SG representatives from all the relevant areas. The purpose 
of the group is to consider SOPs provided by Robertson and CCG, along with other 

contributions (including international experience). 
 
Sensitivities 

SG is aware that feelings are running high in the Scottish Construction sector. There 

have been comparisons made between the different approaches of Scottish and 
English construction sites, rather than between Scottish Construction and other 
parts of the Scottish economy. A couple of companies have already indicated they 
are considering that they will break the restrictions(as already advised to Mr 

Stewart). However, the practicalities of this makes it difficult to see how that would 
work given that the supply chain such as quarries, builders’ merchants and RoS etc 
remain closed. In addition, the reality is that BEIS estimated that 80-90% of 
construction sites were closed in England.  Whilst our stated policies are different, 

the gap in reality is not so wide.   
 
3. Wider system – surveyors, solicitors, RoS etc 

The Minister is advised to suggest that these wider system issues are also to be 

addressed by the Restart sub group of the CILF. 
 

Sensitivities 

Following discussions on 26 March 2020 between RoS, UK Finance and the Law 

Society of Scotland (LSS), a process was put in place to enable transactions to 
settle where an advanced notice is in place.  
 



 

 

In respect of the issues surrounding the Registers of Scotland closure, emergency 
legislation has been passed by the Scottish Parliament which will allow property 
transactions already in progress to proceed to settlement. These measures will 

enable the property registers to continue to function and accept new applications. 
 
However, to note that ROS will not be able to fully resolve the issue if people still 
are unable to move home due to lockdown, as well as mortgage companies seeking 

revaluations and tightening their lending criteria.  
 
4. LA support for development 

 

Line to Take 
There is a joint resilience group with COSLA and we will ensure that as future 
changes in construction are planned, they will be shared at this group so that local 
government can align with those plans. We are keen to understand HfS assessment 

and views of any new difficulties associated with Local Government capacity and 
approaches with regard to expediting consents, completion certificates and Section 
75 requirements.  

 

5. Market stimulus 

Homes for Scotland may raise concerns about lenders already beginning to tighten 
up on mortgage lending (40% deposits etc). 
 

Top lines: 

 Help to Buy Scotland remains open for applications at the current time.  

 Flexibility is being offered where possible on current live applications in 
regards to expired Authority to Proceeds (ATPs) and missives and where 

move in dates have been pushed back due to the current Covid-19 Outbreak.  

 All parties involved in the Help to Buy process are being asked to refer to the 
published guidance on moving house at the current time.   

 Officials are working closely with scheme administering agents to ensure 

capacity can be met.  

 SG officials continue to communicate regularly with all key stakeholders 
involved in the Help to Buy (Scotland) process as part of the ongoing review 

of the current situation. 

 Alongside Help to Buy the First Home Fund is a pilot and also currently remains 
open to applications, and will be evaluated.  
 

Future of Help to Buy (Scotland): 
 

Top Lines 
 

 No decision has been made on the future of Help to Buy in Scotland. 

 We are fully aware of industry views on the matter. 

 We will be making a decision informed by the recent evaluation - we expect to 
publish the evaluation report shortly – and by what constitutes the most 

effective package of measures to restart and recover from the economic 
effects of the COVID health protection measures. 

 We want to see recovery to a healthy, vibrant and innovative house building 
sector in Scotland and we need to focus government resource where it will be 

most effective in achieving this. 



 

 

 
Background 
 

Ministers have received initial advice from [REDACTED] on the future of Help to 
Buy (Scotland) pre-COVID, based on a summary of a near final draft of the 
evaluation report.  Ministers requested sight of the full evaluation report before 
making a decision.  Pre-COVID, the plan was to publish the evaluation report and 

a decision on the future of HTB round about now (April 2020).  There are long 
lead-in times for procurement and for applications to the scheme if Ministers want 
HTB to continue beyond March 2021 and a decision will need to be made on this 
soon.  The COVID pandemic adds a new dimension to the decision and the future 

of HTB needs to be seen in the context of a wider housing and construction 
recovery plan.  It is unclear at present whether demand-side and/or supply-side 
measures, or a particular mix, should be the focus of stretched government 
resources; we are in new territory with the recovery from such an artificial stall to 

the economy.  Officials are considering this and advice will come to Ministers in 
the next few weeks. 
 
The Affordable Housing Supply Programme remains available as a potential 

support mechanism for the purchase of a land and completed homes where these 
are in the right place and of the right type to meet local strategic priorities.  Our 
local area teams should be the first point of contact to discuss any proposal and 
will liaise with the relevant local authority partners to establish their suitability. 
 

Building Standards Resilience Liaison Group 

Scottish Government has worked with Homes for Scotland, Local Authority Building 
Standards Scotland and other stakeholders to develop guidance concerned with 
completion certificates and extension to building warrant duration and deemed 
refusal periods.  Guidance has also been produced concerning certification of design 

and temporary health care buildings.   

Work to date has focused on helping to stabilise the situation and to ensure that 

there is a positive relationship between local authority verifiers and industry.  Weekly 
updates are taken from local authorities and this is reported to Ministers in a weekly 
briefing. 

The focus has now moved to restarting sites and ensuring that supply chains remain 
viable.  In order to support recovery a building standards resilience liaison group has 
been established and will met for the first time on Friday 24 April.  The group will 

address any issues that affect the operation of the building standards system 
resulting from the COVID-19 outbreak.  Building Standards Division of Scottish 
Government will put into place any further guidance or measures that are practical 
and assist in the recovery period. 

Work is currently underway on remote site inspections and how this can play a part 
in the recovery process where resources in local authorities may be stretched. 

  



 

 

ANNEX B 

Building Standards COVID-19 Specific Information 

Guidance on Duration of building warrant – extending the validity and Determination of 
application – refusal and deemed refusal as a result of the COVID-19 outbreak 
 

Special measures to enable the acceptance of unsigned certificates of design  as a result of 
the COVID-19 outbreak - BRE Certification of Design Energy scheme 

 
Special measures to enable the acceptance of unsigned certificates of design  as a result of 
the COVID-19 outbreak - Structural Engineers Registration Ltd certification scheme 
 
Regulation 3, Schedule 1: Special measures to enable the erection of temporary care 
assistance buildings as a result of the COVID-19 outbreak 
 

Special measures to enable the occupation of new buildings as a result of the COVID19 
outbreak – guidance on building standards compliance and enforcement 

 

Summary of other guidance published so far: 
The Coronavirus (Scotland) Bill 2020  was passed by the Scottish Parliament. It contains 
provisions which will allow property transactions already in progress to proceed to settlement 
and allow flexibility in the registration process to enable those transactions that have to take 
place during the COVID-19 outbreak also to proceed. 
 
Construction Industry guidance (6 April 2020 ) which places the safety of Scottish people at 
its core.   
https://www.gov.scot/publications/coronavirus-covid-19-construction-sector-guidance/ 
 
On 31 March we issued guidance on property transactions and this can be found here: 
https://www.gov.scot/publications/coronavirus-covid-19-guidance-moving-
home/pages/overview/. 
 
On maintaining cash flow for businesses, the Scottish Government have published two 
pieces of guidance. The first provides guidance on handling some procurement related 
issues a consequence of COVID-19. (https://www.gov.scot/publications/procurement-
regulations-during-covid-19-outbreak-sppn-4-2020/). The second provides guidance for 
public bodies on options for payment to their suppliers during the current COVID-19 
outbreak. (https://www.gov.scot/publications/coronavirus-covid-19-supplier-relief/) 
 
The Scottish Government Procurement Directorate has also published Scottish specific 
guidance through a procurement notice. A list of Scottish Procurement Policy Notes 
(SPPNs) can be found here. SPPN 4/20 deals specifically with coronavirus.  
 
The current guidance for all businesses on social distancing:  
https://www.gov.scot/publications/coronavirus-covid-19-business-and-social-distancing-
guidance/. We are also working at pace to give the wider construction industry guidance on 
what is considered essential infrastructure and how those sites can operate safely. 

  

https://www.gov.scot/publications/coronavirus-covid-19-building-standards---guidance-on-duration-of-building-warrant---extending-the-validity-and-determination-of-application---refusal-and-deemed-refusal-letter-to-local-authorities/
https://www.gov.scot/publications/coronavirus-covid-19-building-standards---guidance-on-duration-of-building-warrant---extending-the-validity-and-determination-of-application---refusal-and-deemed-refusal-letter-to-local-authorities/
https://www.gov.scot/publications/coronavirus-covid-19-building-standards---special-measures-to-enable-the-acceptance-of-unsigned-certificates-of-design-bre-certification-of-design---energy-scheme/
https://www.gov.scot/publications/coronavirus-covid-19-building-standards---special-measures-to-enable-the-acceptance-of-unsigned-certificates-of-design-bre-certification-of-design---energy-scheme/
https://www.gov.scot/publications/coronavirus-covid-19-building-standards---special-measures-to-enable-the-acceptance-of-unsigned-certificates-of-design-letter-to-local-authorities/
https://www.gov.scot/publications/coronavirus-covid-19-building-standards---special-measures-to-enable-the-acceptance-of-unsigned-certificates-of-design-letter-to-local-authorities/
https://www.gov.scot/publications/coronavirus-covid-19-building-standards---special-measures-to-enable-the-erection-of-temporary-care-assistance-buildings-letter-to-local-authorities/
https://www.gov.scot/publications/coronavirus-covid-19-building-standards---special-measures-to-enable-the-erection-of-temporary-care-assistance-buildings-letter-to-local-authorities/
https://www.gov.scot/publications/coronavirus-covid-19-building-standards-special-measures-letter-to-local-authorities/
https://www.gov.scot/publications/coronavirus-covid-19-building-standards-special-measures-letter-to-local-authorities/
https://www.gov.scot/publications/coronavirus-covid-19-construction-sector-guidance/
https://www.gov.scot/publications/coronavirus-covid-19-guidance-moving-home/pages/overview/
https://www.gov.scot/publications/coronavirus-covid-19-guidance-moving-home/pages/overview/


 

 

ANNEX C 
PRESS RELEASE 21 April 2020  
 

 

Housing delivery can build way out of coronavirus crisis 

 

Responding to today’s publication of the latest State of the Economy report, Chief 

Executive of industry body Homes for Scotland Nicola Barclay said: 

 

“Whilst public health has quite rightly been the government’s top priority up to now, it 

is clear that the economic fallout could have even further reaching consequences for 

the country. Today’s report highlights that Scotland’s GDP could fall by 33% during 

the current period of social distancing, with construction noted as one of the most 

exposed sectors.  

 

“We share the Economy Secretary’s desire to rebuild the economy as quickly as is 

safely possible and believe that we can, quite literally, build our way out of this. This 

is why we are working on a recovery plan which includes the core components 

necessary to kickstart home building, including putting robust control measures in 

place to protect workers, home purchasers and tenants, as well as working across the 

sector to ensure everyone is ready to go as soon as we can. 

 

“Delivering the homes of all types that our country needs brings many significant 

benefits in terms of protecting vital jobs and skills, improving social wellbeing and 

contributing more widely to the economy through the extensive supply chain. 

 

“Restarting from a standstill requires considerable planning and co-ordination so it is 

imperative that the Scottish Government works closely with industry to establish a 

programme for recommencement so we can provide the homes that so many people 

desperately need.” 
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MINISTER FOR LOCAL GOVERNMENT, HOUSING AND PLANNING 
MEETING WITH NICOLA BARCLAY, HOMES FOR SCOTLAND 
 

17 JUNE 2020 
 
BRIEFING PACK 
 

ATTENDANCE 

 Minister for Local Government, Housing and Planning 

 Nicola Barclay, Homes for Scotland 

 [REDACTED], Homes for Scotland 

 [REDACTED], Panacea Homes* (a Homes for Scotland member) 

 [REDACTED], Taylor Wimpey 

 [REDACTED], A&J Stephen 

 Brad Gilbert, More Homes 

 [REDACTED] More Homes 

 [REDACTED] More Homes 
 

* Note: 
[REDACTED] 

 
AGENDA 

 

Suggested by Nicola Barclay: 
1. Next steps for home building – reopening the sales side/update on Moving 

Home Guidance/moving into phase 2 – will home moves be included? 
 
Annex A – Relaxation of restrictions on home moves 
Annex B - Construction Sector: Phased Approach to Restart 

 
2. Help to Buy/First Home Fund – welcome extension of first/keen to understand 

thinking on second  
 

Annex C – Help to Buy (Scotland) (and First Home Fund) 

 
3. Recovery Plan – discussion of draft issues for co-production with SG. Should 

include market stimulus measures (including affordable housing delivery) and 
local authority support for building. 

 
Annex D – Affordable Housing Supply Programme 
Annex E - SME House Builder Liquidity Loan Fund 
Annex F – Note of SME roundtable discussion – 9 April 2020 

 
4. Planning issues – local authority support (or lack of) for virtual committees/some 

with no visible decision making capacity/recess being discussed even though no 
decisions made for 3 months 

 
Annex G - The Planning System and COVID-19 
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[REDACTED] 
16 June 2020  
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ANNEX A 
RELAXATION OF RESTRICTIONS ON HOME MOVES 
 

Top Lines  

 The health and safety of the people of Scotland is our top priority. 

 We want to get the housing market moving as soon as it is safe to do so but we 

will only act in line with the medical and scientific evidence and advice specific to 
the pandemic in Scotland. 

 As set out Scotland’s route map through and out of the crisis1, in phase 1 we are 
preparing for the safe reopening of the housing market and, in phase 2, we 

anticipate a relaxation of restrictions on home moves.  

 The Scottish Government’s Coronavirus (COVID-19): guidance on moving home 
(31 March 2020) remains in force during phase 1.  

 On 28 May, we issued a short supplementary guidance note on how phases 1 

and 2 in the Scottish Government’s route map apply to the housing market and 
home moves. 

 
When will the relaxation of housing moves take place 

 This is still being worked up as part of the wider review process; the date has to be 
decided in conjunction with the other measures being taken in phase 2 so that we 
keep the virus under control.  

 

Current guidance remains in force during phase 1 

 On 31 March 2020, we published guidance on home moves2 urging people to delay 
moving to a new home while stay-at-home measures are in place3. 

 Where move dates had already been agreed, we asked parties to do all they 

could to agree alternative dates for when it was likely that stay-at-home 
measures would no longer be in place.  

 The guidance allows for a home move to proceed where: it is reasonably 
necessary; it can be completed safely; and the destination home is empty or can 

also be safely vacated.   

 The home move guidance covers moves between existing homes as well as into 
new build. 

 The Scottish Government strongly advises anyone in the process of moving 

home to seek advice from their solicitor.  
 
Moving home across borders 

 Activities relating to home moves in Scotland are bound by Scots law, and current 

guidance in Scotland urges people to delay moving home while the stay at home 
measures are in place to fight COVID-19. At present, this means such a home 
move can only take place if reasonably necessary, even if the law and guidance is 
more relaxed at the other end of the move. 

 

Home Moves in Scotland Working Group 

                                                             
1 https://www.gov.scot/publications/coronavirus-covid-19-framework-decision-making-scotlands-route-
map-through-out-crisis/ 
2 https://www.gov.scot/publications/coronavirus-covid-19-guidance-moving-home/ 
3 https://www.gov.scot/publications/coronavirus-covid-19-staying-at-home-and-away-from-others-
social-distancing/ 

https://www.gov.scot/publications/coronavirus-covid-19-guidance-moving-home/
https://www.gov.scot/publications/coronavirus-covid-19-guidance-on-moving-home-supplementary
https://www.gov.scot/publications/coronavirus-covid-19-framework-decision-making-scotlands-route-map-through-out-crisis/
https://www.gov.scot/publications/coronavirus-covid-19-framework-decision-making-scotlands-route-map-through-out-crisis/
https://www.gov.scot/publications/coronavirus-covid-19-guidance-moving-home/
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 We are working with a wide range of stakeholders through our Home Moves in 
Scotland Working Group to develop the refreshed guidance for phase 2. 

 The Working Group comprises representatives from sectors involved in the home 
move process.  Officials are also working with other stakeholders and groups so 
that the refreshed guidance covers all types of home move. 

 
Q&A 

Q.  What can people do in phases 1 and 2? 

 

Scottish Government issued guidance on 31 March 2020 about “reasonably 

necessary” home moves that could take place during lockdown - Coronavirus 

(COVID-19): guidance on moving home.  The Scottish Government route map 

was published (21 May) and housing stakeholders asked for clarity on phase 

1 and 2 implications for the housing market and home moves.  On 28 May, we 

issued short supplementary guidance note.  This made clear that, during 

phase 1, our guidance of 31 March 2020, urging people to delay moving to a 

new home while stay-at-home measures are in place, remains in force.  Aside 

from the work needed to progress reasonably necessary home moves, no 

home visits should take place by any other person or business in relation to 

anything connected with the purchase, sale, letting or rental of residential 

property.  Nor should members of the public leave their home to progress any 

aspect of the purchase, sale, letting or rental of residential property, other 

than for a reasonably necessary move.  A relaxation of restrictions on housing 

moves is anticipated for phase 2. 

 

Q.  Can housing market professionals work on home moves in phase 1? 

 
During phase 1, the Scottish Government’s Coronavirus (COVID-19): 
guidance on moving home (of 31 March 2020), urging people to delay moving 

to a new home while stay-at-home measures are in place, remains in force.  
As stated in the 31 March guidance, people are allowed to leave their homes 
to move home but only where it is reasonably necessary, which may include 
where a new moving date cannot be agreed.  Everyone should continue to 

use this guidance as before.  In all circumstances, members of the public 
should speak to their solicitor about their intentions. 
 
Professionals should follow the latest Scottish Government guidance and may 

continue to support reasonably necessary home moves in the residential 
property market if they can do so in a way which is fully consistent with the 
physical distancing advice. 
 

(Phase 1 does not further restrict work that was taking place in line with the 
guidance previously.) 

 
Background 

 

1. On 31 March 2020 the Scottish Government published guidance on home 
moves, mirroring guidance published on 26 March 2020 by the UK Government; 

https://www.gov.scot/publications/coronavirus-covid-19-guidance-moving-home/
https://www.gov.scot/publications/coronavirus-covid-19-guidance-moving-home/
https://www.gov.scot/publications/coronavirus-covid-19-guidance-on-moving-home-supplementary/
https://protect-eu.mimecast.com/s/N74UCgJp4SPrM8rFNehu1?domain=gov.scot/
https://protect-eu.mimecast.com/s/N74UCgJp4SPrM8rFNehu1?domain=gov.scot/
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since overtaken by guidance allowing the housing market in England to operate from 
13 May 2020.  
 

2. We established the Home Moves in Scotland Working Group to help prepare 
to reopen the housing market and moves between all tenures in Scotland as soon as 
it is safe to do so.  The group advises Scottish Government on the workability of 
COVID-19 mitigation measures for each sector and profession.  The Scottish 

Government’s approach has been informed by the views of this group and the 
medical and scientific evidence and advice specific to the pandemic in Scotland.  It 
met on 20 May and has since been advising on the draft guidance for phase 2 in 
correspondence (a draft was circulated on 10 June with comments back on 12 

June).  The Group has been very helpful.   
 
3. Sensitivity: the draft guidance shared with the Group on 10 June suggested 
that the relaxation on restrictions on home moves would take effect at the start of 

Phase 2 on Friday 19 June.  [REDACTED] 
 

Home Moves in Scotland Working Group - membership 
 

3. Membership (as of 15 May): 

 Scottish Government – More Homes Division (Chair) 

 British Association of Removers  

 Citizens Advice Scotland 

 First Mortgage  

 Homes for Scotland  

 J&E Shepherd 

 Law Society of Scotland  

 Lloyds Banking Group 

 Millar & Bryce  

 National Association of Estate Agents / ARLA Propertymark 

 Nationwide BS 

 Registers of Scotland  

 Royal Institution of Chartered Surveyors 

 Scottish Association of Landlords 

 Shelter 

 Solicitors Property Centre 

 UK Finance / Scottish Mortgage Committee 
 

 
[REDACTED]  
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ANNEX B 
CONSTRUCTION SECTOR – PHASED APPROACH TO RESTART 
 

Lines 

 The steps for house building restart are as set out in the construction restart 
guidance. 

 SG has worked with Construction Scotland, as well as a range of other partners 
[including Homes for Scotland] to develop a phased restart plan for construction, 
together with the associated safe operating procedures.  

 Following the announcement on 11 June, the industry is now in the ‘soft start’ 

phase of the Construction Scotland Restart Plan. 
 
Background 
 

1. On 6 April 2020 the Scottish Government published guidance for the 
construction sector which classed domestic house building as non-essential work 
which should cease.  This advice was not changed by a subsequent updating of the 
guidance4 (1 May 2020). 

 
2. On 21 May the Scottish Government endorsed the construction industry’s 
proposed phased approach to restarting work in the sector.  This plan sees six stages 
to restart, with full review before progressing between stages based on health and 

other evidence.   
 
3. Following the announcement on June 11, the sector is now able to proceed to 
phase 2 of the industry plan - ‘soft start’ - which allows a progressive return of a 
proportion of the original workforce to ensure that extended inductions, including site 

tours to explain the new arrangements for hygiene and physical distancing, are able 
to be carried out.  
Scottish 
Government 
Route Map 
phase: 

Lockdown  Phase 1 Phase 2 

Construction 
Scotland Phase: 

Phase 0: Planning  
 

Phase 1: Covid-19 Pre-
start Site prep 
 
Phase 2: “Soft start” to 
site works (only where 
physical distancing can 
be maintained) 
 

Phase 3: Steady state 
operation (only where 
physical distancing can 
be maintained) 
 
Phase 4: Steady state 
operation (where 
physical distancing can 
be maintained and/or 
with PPE use) 
 
Phase 5: Increasing 
density/productivity with 
experience 

[REDACTED] 

                                                             
4 https://www.gov.scot/publications/coronavirus-covid-19-construction-sector-
guidance/pages/overview/ 

https://www.gov.scot/publications/coronavirus-covid-19-construction-sector-guidance/pages/overview/
https://www.gov.scot/publications/coronavirus-covid-19-construction-sector-guidance/pages/overview/
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ANNEX C 

HELP TO BUY (SCOTLAND) SCHEME (AND FIRST HOME FUND) 

Top lines 
 

 A strong and growing house-building industry is key to Scotland's future 
economic prosperity. This is why we have extended the Help to Buy (Scotland) 
scheme to March 2022, with a commitment of £55m for the scheme in 2021/22.   
 

 This will help over 2000 households to buy a new build home, as well as 
supporting housebuilders to ensure their economic recovery over the months and 
years ahead.  

 

 This extension of Help to Buy beyond 2021 aims to help households who have 
lower levels income and savings due to the impact of Covid-19.  Help to Buy will 
bridge the gap between lower LTV mortgages now obtainable for new builds and 
the smaller deposits many households have available to buy a new home. 

 

 The scheme focuses on more affordable housing with a maximum purchase price 
of £200,000 and with ring fenced support of £15m for homes sold by smaller 
developers. 

 

 The one year extension gives us opportunity to reassess priorities next year, 
taking account of the economic conditions at that point in time and within the 

context of Housing to 2040. 
 

First Home Fund 
 

 The First Home Fund is a pilot which is currently due to end on 31 March 2021.  

We will want to evaluate it before we make a decision about the future of the Fund.  
 

Sensitivities 

 UK Government have extended Help to Buy in England to 2023. Builders and 
mortgage lenders were keen to see a similar commitment in Scotland. However, 
some may express disappointment at the decision to extend the scheme for a 

single year only. 

 The decision to extend Help to Buy may raise questions about the future of First 
Home Fund beyond March 2021. The First Home Fund is a pilot which is due to 
end on 31 March 2021. Robust and comprehensive evaluation will inform 

decisions about the scheme’s future.   

 The Shared Equity evaluation (published on 11 June) suggests the time for Help 
to Buy has passed and some may question why we are extending it now.  The 
evaluation was conducted prior to Covid-19 and mortgage lenders are now more 

cautious and many house buyers have lower savings than before.  This has led 
to the decision to extend HTB for a single year to assist buyers and builders, 
adversely affected as a result of the lockdown. The one year extension gives us 
the opportunity to reassess priorities next year, taking account of the economic 
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conditions at that point in time and within the context of our ongoing work in 
delivering Housing to 2040. 

 Concerns around the type of households receiving support via Help to Buy – 

perception that wealthy households benefit at the expense of lower income 
households. Income levels for Help to Buy (Scotland) are based on household 
income not personal income. The average household income of recipients in 

2018/19 was £41,000. 

 Concern about the percentage share of sales by big builders. Approximately 50% 
of sales have historically been with three large builders (Barratt, Taylor Wimpey 
and Persimmon). The 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 SG.  

 

Key Facts 

 Since 2013, Help to Buy (Scotland) has supported the purchase of over 17,000 

new build properties.   

 Over 8 in 10 of Help to Buy (Scotland) households were first time buyers and 
79% were aged 35 or under in 2018/19. 

 Key findings of the recently published Shared Equity Evaluation report are: 

 
o the shared equity schemes have been successful in reaching key target 

groups including lower income households, first-time buyers, and others 
who typically struggle to access the market. 

o the three schemes as a whole have generated substantial additionality. 

This is in terms of buyers who would have been unable to access the 

market without assistance and bringing forward additional new build 

supply. However, the LIFT schemes have achieved significantly higher 

additionality than Help to Buy. 

o The schemes have had a positive impact on market confidence. For Help 

to Buy this has been by enabling substantial numbers of households to 

bring forward their decision to buy, and/or to consider better quality 

housing or more desirable locations. 

Background 

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

 Help to Buy (Scotland) represents one part of a wider and substantial package to 
support home ownership more generally, including the First Home Fund and 
LIFT. 
 

 Help to Buy is 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. 
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 Over the next two years the funding commitment is: 

 

2020-21 £50m  
2021-22 £55m 

   

 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%. 

 

 First time buyers and existing home owners can apply for Help to Buy (Scotland) 

 
Q&A 

Q. The UK Government has committed to funding Help to Buy until 2023, why 
has the SG only extended to March 2022? 

A.  We are committed to Help to Buy (Scotland) to 2022. This gives us the 

opportunity to reassess priorities next year, taking account of the economic 

conditions at that point which, in the current crisis, are hard to predict. 

 

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 home buyers.  Builders 

receive no support from the Scottish Government. However, funds have been ring 

fenced for sales by smaller home builders since November 2014. The scheme is 

demand led by consumers who will purchase their home from a builder of their choice. 

 

Q.  The £200k price cap 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 is more than the average price of property purchased through 

the scheme (which was £175k in 2019/20).  The £200k price cap will remain for 
2021/22.  

 



OFFICIAL - COMMERCIAL 

Page 10 

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

represent? 

A. Help to Buy sales represent 45% of new build sales under £200k, just under 

20% of all new build sales and 2% of all house sales in Scotland. 

 

[REDACTED]  
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ANNEX D 

AFFORDABLE HOUSING SUPPLY PROGRAMME (AHSP) 

Lines 

 The announcement by the First Minister on 11 June allowed the construction sector 

to move to a ‘soft start’ to site works where physical distancing can be maintained.   

 The impact of the lock down has meant that there is a necessary pause in the 
delivery of affordable and social homes at a critical time in our target period. 

 Once housebuilding safely resumes, we will be clearer about the full effect this 

will have on the timing of the delivery of these homes. However it is unlikely we 
will now meet the target by the end of March 2021.  

 This is of course disappointing as we were on track to deliver on our 50,000 

affordable homes commitment.  

 We will continue to work with partners across the housing sector in order that the 
programme can be progressed, when it is safe to do so.  
 

Off the shelf purchases 

 As always, the AHSP can support the off the shelf purchase of properties where 
they are in the right place and of the right type.  

 In response to COVID-19, we have offered a direct route for developers to 

approach area teams to discuss potential opportunities.   

 We have received 13 approaches to date totalling 185 homes. Two opportunities 
have been unsuitable due to price and location, four are being actively pursued 
and the remaining seven are pending further discussions with strategic partners 

and developers over suitability and price. 
 

Background 

 Mr Stewart wrote to the Chair of Construction Scotland on 21 May noting that the 
six stage phased approach proposed by Construction Scotland would be 

incorporated into SG construction sector guidance   

 A Government Initiated Question (GIQ) was tabled on Friday 3 April.  On the 
back of that, Mr Stewart posted a video on Twitter along with a request that 
Comms retweet as soon as possible. 

 During this necessary pause in the delivery of affordable homes, we need to 
prepare for the re-start of the Affordable Housing Supply Programme when it is 
safe to do so.  We need to assess as far as possible the full effect this pause in 
construction activity has had on our programme and plan effectively to maximise 

the delivery of affordable homes going forward. 

 Correspondence from Mr Stewart to all local authority Chief Executives was 
issued on 20 March outlining special measures to enable the occupation of new  
buildings as a result of the COVID-19 outbreak – Guidance on building standards 

compliance and enforcement. 

 Chief Planner letter published 3 April - outlines what we are doing to maintain a 
functioning planning system during the current emergency. It underlines the 
importance of pragmatism and flexibility to ensure planning can continue to operate 

and  to contribute to the economic and social recovery. This applies to all aspects 
 of planning, including s75 obligations.  However, we will keep the need for 
 specific guidance on this matter under review. 

https://www.gov.scot/publications/planning-procedures-and-covid-19/
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 9 April - Information about the Affordable Housing Supply Programme and the 

Impact of COVID-19  A link is also included within our AHSP page. 

 
Q&A 

Q. What impact will COVID-19 have on the delivery of the 50,000 affordable 

homes target by the end of this parliamentary term?  

The impact of the  lockdown means that there is a necessary pause in the 

delivery of affordable and social homes at a critical time in our 50,000 target 

period.  

Once housebuilding safely resumes, we will be clearer about the full effect 

this will have on the timing of the delivery of these homes. However, it is 

unlikely we will now meet the target by the end of March 2021. This is of 

course disappointing as we were on track to deliver on our 50,000 affordable 

homes commitment. 

While the Scottish Government remains absolutely committed to seeing more 

affordable and social homes delivered in communities across the country, our 

overarching priority must be to prevent the spread of COVID-19, protect our 

NHS and save lives. 

 
[REDACTED] 
 

  

https://www.gov.scot/publications/coronavirus-covid-19-impact-on-the-affordable-housing-supply-programme/
https://www.gov.scot/publications/coronavirus-covid-19-impact-on-the-affordable-housing-supply-programme/
https://www.gov.scot/policies/more-homes/affordable-housing-supply/
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ANNEX E 
SME HOUSE BUILDER LIQUIDITY LOAN FUND 
 

Top lines 

 On 18 May, our £100 million SME house builder liquidity loan fund opened to 
small and medium-sized housebuilders operating within Scotland and we have 

already received a number of applications. 

 This Fund is designed to provide urgent support to help ensure their future. 

 SME house builders can apply to this Fund for short-term loans of up to 
£1 million from the Scottish Government to support them through the 

coronavirus (COVID-19) outbreak.  

 This loan fund aims to: safeguard jobs and protect suppliers; support post-
COVID-19 economic recovery and the continued supply of homes; and retain 
diversity of the housebuilding sector. 

 The Scottish Government is committed to safeguarding jobs and putting plans 
in place to ensure economic recovery over the months and years ahead. 

 
Q&A 

 
Progress with applications? 

Applications to the SME emergency loan scheme are progressing well, with 
37 applications received since the scheme opened on 18 May.  Eleven 

applications have now been approved for loans. 
 
How do businesses apply? 

The Fund opened to applications on 18 May 2020.  Applicants need to complete 

a form and provide financial information to support their application.  An 
application pack is available on the Scottish Government website.  Applicants 
should ensure they have checked out all the other COVID-19 support available 
to businesses. 

 
Who can apply? 

Applicants should be a SME housebuilder with a turnover of £45 million or 
less per year and be building five or more homes per annum or have a 

minimum of five homes under construction as at the time of application.  They 
should only apply for funding that is necessary for the short term.  Applicants 
must explain why existing support mechanisms are not sufficient for their 
business.  Loans are capped at £1 million, most loans are expected to be 
repaid within two years with interest rates set at 2%.  The minimum loan 

amount is £50,000. 
 
Information about the eight rejected applications? 

 Business was in financial difficulty pre-Covid (i.e. on 31 December 2019) – 4 

applications 

 Did not meet essential criteria that five or more homes were completed in 
Scotland per annum, or a minimum of 5 five homes were under construction 

as at the time of application – 3 applications  

 Company not registered in Scotland – 1 application (this company had not yet 
completed homes in Scotland but was progressing a site with homes 
anticipated to complete during 2020).  
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*** Commercial & In Confidence *** 

Updated as provided to Mr Stewart on 16 June 2020 

Please find below the regular weekly update on the SME Liquidity Loan Fund. 

Please note that this information is commercially sensitive.  

Total number of applications received as 
of 16 June 2020 (12pm) 

37 (29 active, 8 declined)  

Total value of applications received £18.17m. 

Ranging from £50k to £1m. 
Geographical Spread (based on registered 
address of company) 

Aberdeen City & Shire- 4 
Angus - 2 

Ayrshire – 2 
Dundee - 4 

Edinburgh & Lothians – 7 
Falkirk – 1 

Fife - 2 
Glasgow – 8 

Inverness – 2 
Lanarkshire - 2 

Scottish Borders- 2 
 

(London – 1)  

Applications Approved  11 (marked in green below) 
Value of Applications Approved  £6.26m 

Loans Issued 0 
Value of Loans Issued 0 

Applications on Hold (pending further 
information)  

5 (marked in orange below) 

Applications Declined  8 (marked in red below) 
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[REDACTED]  
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ANNEX F 

COVID-19 SME HOUSE BUILDER ROUNDTABLE 
 
Lines 

 Welcome very constructive engagement with Homes for Scotland and sector. 

 All the suggestions made on 9 April have been comprehensively explored and this 
led to the SME house builder liquidity loan fund. 

 We also extended Help to Buy as a direct response to the crisis and as a 
confidence-building measure. 

 Open to ideas for stimulating the housing market once it has reopened but we do 
face large bills for the COVID response work and so any measures need to be 
focused, effective and value for money. 

 Home Moves in Scotland Working Group could have a role in taking this forward. 

 
Background 

 
The note of the meeting is at Annex F1.  As highlighted in the note, six suggestions 

for interventions were made by SME house builders: 
1. Purchasing stock 
2. Rates relief 
3. HTB / LBTT holiday to lock in reservations 

4. SG guarantees to lenders 
5. Scottish National Investment Bank loan notes 
6. Stop-gap funding to fill gap to UKG schemes delivering cash – e.g. JRS. 

 

We have systematically explored all of them: 
1. Purchasing stock – we provided advice to you on this and we are making 

progress on the AHSP side – see Annex D; you agreed to defer further 

consideration of other stock purchase options outside of AHSP until the 

summer. 
2. Rates relief – we provided advice to you on this and it is being held in reserve 

as a possible measure for future exploration. 
3. HTB – we have announced an extension of Help to Buy for a further year and 

extended the missive and settlement deadlines to 30 September, to allow 
backlog of home moves to conclude.  This has been communicated to 4,000 
stakeholders.  We deferred consideration of an LBTT holiday help 
reservations convert into sales as something to explore in terms of re-

establishing confidence in the market once the restrictions were easing.  This 
was unlikely to be helpful in mitigating an immediate cash flow issue. 

4. SG guarantees to lenders – changes to CBILS from 6 April meant that UK 

Government was already offering guarantees; if lenders were not prepared to 

lend with UKG guarantees, it was hard to see what additional help any Scottish 
Government guarantee would be. 

5. SNIB loan notes – The Bank is focusing on its capitalisation and longer term 

missions; this was not a runner. 
6. Stop gap funding – consideration of this option led to the SME house builder 

liquidity loan fund – see Annex E. 

 
[REDACTED], 16 June 2020  
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ANNEX F1 

COVID-19 SME HOUSE BUILDER ROUNDTABLE, NOTE OF MEETING 

THURSDAY 9 APRIL 2020 

Attendees: 

Nicola Barclay   Homes for Scotland 
[REDACTED]  Homes for Scotland 

[REDACTED]  Homes for Scotland 
[REDACTED]  Ballantynes 
[REDACTED]  Stanley Brash Construction 
[REDACTED]  JS Crawford & Co 

[REDACTED]  Headon Development 
[REDACTED]  Campion Homes 
[REDACTED]  Robertson Homes 
[REDACTED]  Whiteburn 

[REDACTED]  Veitchi 
[REDACTED]  Allanwater 
[REDACTED]  Panacea 
[REDACTED]  Scottish Futures Trust 

[REDACTED]  More Homes Division, Scottish Government 
[REDACTED]  More Homes Division, Scottish Government 
[REDACTED]  More Homes Division, Scottish Government 
[REDACTED]  More Homes Division, Scottish Government 

[REDACTED]  Communications Analysis Division, Scottish Government 
[REDACTED]  More Homes Division, Scottish Government 
[REDACTED]  More Homes Division, Scottish Government 

 

Welcome and Purpose of Meeting 
 

1. [REDACTED] welcomed everyone to the meeting.  He noted the overarching 

priority of the Scottish Government was to protect the health of individuals and 
to minimise the loss of life caused by the pandemic.  This had meant no 
sector of the Scottish economy had gone untouched.  UKG and SG were very 
aware of the enormous difficulties this caused and were doing everything we 

could to try to protect people and businesses from the worst effects.  These 
were unprecedented times and we were all learning as we go. 
 

2. [REDACTED] stated that Homes for Scotland (HfS) had conducted a survey 

10 days ago, which had a 68% response rate, which stated that the majority 
would experience difficulties in 2 to 3 months’ time.  The position had 
significantly worsened since then which meant that the immediate focus 
should be on short term liquidity issues followed by support to enable sites to 

reopen. 
 
 

Existing Schemes: Experience of accessing them and gaps in existing support 

from UK Government and Scottish Government 
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3. SMEs noted that it was not viable to go to banks not affiliated to the 
Coronavirus Business Interruption Loan Scheme (CBILS) as lenders required 
a 90-150 day valuation to consider new lending which, accounting for risk, 

meant surveyors would drop the current value by c. 40%. 
 

4. With regard to banks participating in CBILS, the following problems had been 
variously encountered: 

 Difficulties making an appointment to discuss eligiblity 

 Delays in processing applications, sometimes due to insufficient staff 
numbers 

 No new lending if not an existing customer 

 No lending to property developers or property-related companies 

 Personal Guarantee (PG) required and unappealing 

 Reliance on 2019-20 performance as a predictor of 2020-21 performance 

 
5. SMEs noted the cash flow problems from lost sales.  The immediate 

challenge was for SMEs to maintain sufficient cash to stay afloat in the next 3-
4 months.  When lock down measures were lifted, further finances would be 

required in order to pay subcontractors to allow sites to reopen. 
 

6. [REDACTED] noted changes which had been made to CBILS since 6 April 
2020.  Prior to the changes made on 6 April, home builders with existing 

lending facilities were asked to use that before applying for CBILS.  
Previously, if firms could access lending on commercial terms, they were not 
eligible for the scheme, and thus could not benefit from the government 
paying interest for the first 12 months.  Since 6 April, for loans over £250,000, 

personal guarantees would be limited to just 20% of any amount outstanding 
on the CBILS lending after any other recoveries from business assets.  
[Lenders were already prohibited from asking business owners to put their 
own home on the line.] 

 
7. It was noted that smaller SMEs using challenger banks were most vulnerable.  

 
 

Specific Requirements: What additional assistance is required and what would 
be barriers to seeking assistance? 

 

8. SMEs noted that they were a diverse group and a one-size-fits-all approach 

was unlikely to be sufficient.  There was a need for support to be put in place 
quickly as many small companies were unable to secure lending.  
 

9. Issues affecting SMEs currently included: 

 Delayed sales due to problems with the Registers of Scotland application 
record 

 Uncertainty around the level of assistance and timing from the Job 
Retention Scheme (JRS) 

 Payments due imminently to suppliers without expected revenues to cover 
them 
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10. SMEs noted the number of jobs that were reliant on their continuing operation 
through subcontractors and supply chain. 
 

11. The following suggestions for interventions were made: 

 Purchasing stock 

 Rates relief 

 HTB / LBTT holiday to lock in reservations 

 SG guarantees to lenders 

 Scottish National Investment Bank loan notes 

 Stop-gap funding to fill gap to UKG schemes delivering cash – e.g. JRS 

etc 
 

12. With regard to Scottish National Investment Bank loan notes, it was noted that 
the Building Scotland Fund had been set up as the precursor to SNIB and 

there was no scope for SNIB loans at present.  SG agreed to consider the 
other suggestions. 
 

13. SMEs noted that, in terms of any requirement for security by SG, they could 

offer deeds of trust, QS and RICS valuations. 
 
 

Timescales: How long will support be required and what is the exit strategy 

 

14. SMEs noted that there was an immediate need for financial assistance and 
that the banks were not providing this.  SG needed to provide clear and 
simple support.  There was some discussion around the exit strategy and time 

scales for it.  SG officials noted that it was important that the exit strategy was 
considered from the outset so that the support was effective in helping SMEs 
return to BAU operations.  
 

15. It was agreed that further conversations would be required to help set out the 
milestones towards recovery.  The timings were unsure at present but we 
should be able to identify the markers and this would help us plan the steps 
towards recovery.  SG would engage further with HfS, its members and non-

member SMEs.  
 
 

Recap and Next Steps 

16. [REDACTED] thanked everyone for their participation and advised that SG 
had heard very clearly the call for urgent help for SMEs.  SG officials would 
provide further information on the latest CBILS criteria and resolution of RoS 

issues. 

 

[REDACTED] 

Scottish Government 

9 April 2020  
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ANNEX G 

THE PLANNING SYSTEM AND COVID-19 

Top lines to take 

 Planning has a crucial role to play both during and beyond the immediate 

period of the COVID-19 emergency. A high performing planning system will 
support our future economic and societal recovery, and our future health and 
wellbeing.  

 We have stressed in recent Chief Planner letters and in our engagement with 
Heads of Planning and COSLA the importance of keeping plans and 
proposals moving through the system and of councils continuing to take 

decisions as far as they are able. 

 We would be happy for Homes for Scotland to identify Councils they are 

aware of who are not convening committee meetings or taking decisions. 
Officials will follow-up with those authorities to offer advice and support. 

 With Heads of Planning Scotland we will shortly be conducting a survey of 
planning authorities to gather a range of information about the operation of 
planning services during the COVID-19 emergency and the impact on the 
system. This will (amongst other things) seek information on committee 

meetings held and applications determined over the first quarter of 2020-21. 

Supporting Lines to take 

 Following rapid collaboration with stakeholders to identify solutions, 
emergency primary and secondary legislation has removed some barriers in 

the planning system caused by the need for physical distancing. 

 The legislative changes are temporary.  They will cease when the emergency 

period is over.  We remain fully committed to implementing the improvements 
to our planning system led through the recent Planning Act and wider reforms; 
including a strengthening of community involvement and influence. 

 Current limitations on public gatherings has highlighted the important role that 
digital has to play to allow public engagement to continue to take place.  We 
are working with planning authorities to proactively investigate use of digital 

tools, especially for engagement and consultation. 

 NPF4 is a major commitment in response to the climate emergency in the 

Programme for Government. It will help to deliver development that meets our 
long term needs and plays a significant cross-cutting role in shaping the 
delivery of the Government’s policies. 

 Recent circumstances have highlighted the importance of good design and 
effective placemaking, and how that contributes to the way our places function 
and positively support health and wellbeing.  This remains a key priority for 

the future of planning. 

 We are also preparing to publish guidance on Safer Public Spaces: covering 

appropriate steps in the shorter term for planning and design to assist the 
management of public places to support continuing physical distancing. 
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Background 

Some aspects of our planning system, including a number of processes and 

requirements, were affected by the impacts of COVID-19 and the resultant need for 

physical distancing.  These related particularly to statutory processes which require 

face-to-face contacts, travel and the provision of documents and other information at 

physical locations. 

We have explored with cross-sector stakeholders the obstacles and the temporary 

solutions needed to get us through this period and ensure the continued functioning 

of our planning system.  Some required urgent legislative change, while for other 

aspects we will need an innovative, pragmatic, practical and flexible approach. 

Actions to date include: 

 The Minister for Local Government, Housing and Planning and the Chief 

Planner wrote to stakeholders (3 April and 29 May), stressing the importance 
of a continued planning service to economic and societal recovery and 
recognising planning’s crucial role in facilitating development; also outlining 
actions taken and ways those involved in planning can take a pragmatic 

approach that will support recovery. 

 Earlier letters from the Minister and Chief Planner had set out the importance 

of not taking enforcement action against businesses, such as supermarkets, 
which may need to operate beyond the terms of their planning conditions. 

 The Coronavirus (Scotland) Act 2020: (i) extended the duration of planning 
permissions* about to expire by up to 12 months, (ii) enabled publication of 
planning documents online rather than at physical locations, and (iii) allowed 
committee meetings to happen without public attendance.  The second 

Coronavirus Act has similarly extended the duration of listed building and 
conservation area consents. 

 The Town and Country Planning (Miscellaneous Temporary Modifications) 
(Coronavirus) (Scotland) Regulations 2020 have suspended the need for (i) 
public events in pre-application consultation, (ii) local review bodies meeting in 
public and (iii) hard copies of EIA reports in physical places. We have 

supported the changing arrangements for public events with guidance on 
online alternatives. 

 A Permitted Development Order temporarily grants planning permission for 
any necessary emergency facilities (e.g. healthcare/mortuary) to deal with the 

current crisis, and so give certainty about their planning status. 

 Some aspects of planning authorities’ schemes of delegation need to be 
approved by PAD on behalf of Ministers; some authorities are now seeking to 
do that to ensure planning decisions can be made, and we are approving 

these within a day. 

 Communicating the legislative changes and views on informal, pragmatic 
approaches to maintaining planning operations; including published FAQs 
being regularly updated on the SG website. 
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Initial feedback on these interventions has been broadly positive, with RTPI and 

Homes for Scotland, in particular, highlighting our prompt actions and collaborative 

approach to responding to the emergency; and the High Level Group on Planning 

(which has been meeting fortnightly) has recognised good progress with planning’s 

response.   

Reprioritisation to address immediate impacts and parallel pressures on our 

stakeholders has naturally meant some implications for other aspects of our work. 

This includes progress towards: 

 National Planning Framework 4 
We have started to prepare NPF4 – a long term spatial plan looking to 2050. 
We previously expected to have a draft in Parliament in September 2020 but 

are now aiming to lay the draft in autumn 2021.  Planning will have a key role 
to play in supporting our future recovery, and our work on NPF4 has perhaps 
taken on even greater importance in these current circumstances. Despite the 
current circumstances, we received around 300 responses to our Call for Ideas 

and early engagement period and will publish our analysis of consultation in the 
summer. 
 

 Implementation of the Planning (Scotland) Act 2019 

We had set out a broad work programme for the implementation of the new 
Planning Act and wider reforms of the planning system, including a suite of 
secondary legislation, which would have seen much of that in force by March 
2021, and almost entirely complete by end-2021. In rescheduling, some 

elements of the planning reform programme could be accelerated to reinforce 
the need for a positive planning response to facilitating investment.  Meanwhile, 
we are pausing the intended substantial increase in planning fees in the new 
difficult economic circumstances. 

 

 Digital Strategy for Planning 
We had planned to produce a Digital Strategy by summer 2020, along with a 
programme of priority actions to deliver transformation; now out of necessity 

being rescheduled for the autumn. This is about making better use of digital 
technology to make planning more accessible, easy to understand and 
engaging for everyone, and to support adoption of a place based approach. 

We will produce revised work programmes and timetables for these key workstreams 

and will update stakeholders as soon as we can. 

UK Government colleagues (MHCLG) have published guidance on ‘Safer Public 

Places During Coronavirus: Urban centres and green spaces’  The guidance is 

intended as a framework for identifying the issues associated with the use of public 

places and social distancing, including practical solutions for adapting and managing 

public places. We are preparing to publish similar guidance for Scotland. 

 

Q&A 
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Can you continue to progress NPF4 and the implementation of the new 

Planning Act while people and organisations find it harder to engage? 

We can continue to make progress, but will do so in a way that ensures thorough 

stakeholder engagement, public consultation and careful consideration of any 

outcomes; in full recognition of the current circumstances and any logistical issues 

caused by the social distancing measures.  We are revising our work programmes 
for planning reform and for NPF4 and will provide further details as soon as we can. 

 

If the implementation of the Planning Act is being put on hold, how might you 
rethink the priorities for that? 

Officials are considering the rescheduling of the implementation programme just 

now, including how important legislative changes can come forward only after 

thorough engagement and consultation.  We will be able to say more about that 

soon.  That might include how the reforms could be prioritised to ensure planning is 

well positioned to support recovery. 

We have already highlighted that the community engagement elements remain a key 

focus for us and – while engagement is more difficult just now – we want to make the 

best progress we can to ensure people are included in the planning of their places 

going forward. 

We have also stressed our intention to progress as quickly as we can towards the 

regulations for Short-Term Let Control Areas, following a recent pause to deal with 

immediate pressures on the planning system. 

 

How will you minimise delay with NPF4? 

Slippage in the NPF timetable was inevitable, given the reduced capacity of 

stakeholders and Government to support the emergency response to COVID-19. 

Our previously planned publication of a draft in September would have involved both 

wide public consultation and engagement and, at the same time, laying a draft in the 

Scottish Parliament for consideration, which the Planning (Scotland) Act 2019 
requires must be for a period of up to 120 sitting days. 

Given the important role that this Parliament plays in the NPF process, the revised 

timetable will need to take into account the 2021 Scottish Parliament election and the 

timing of recesses, and so we are considering the work programme further and will 
advise the committee in due course. 

 

What actions are you taking in the short term on NPF4? 

Our Call for Ideas has now closed and we are analysing around 300 responses we 

received as part of that engagement process.  We will publish the responses and an 

analysis report as well as resources gained through our roadshow events. 
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We are also supporting planning authorities in preparing indicative Regional Spatial 

Strategies to inform NPF4 and we are progressing technical work on planning for 
housing with input from a stakeholder panel. 

We recently published an updated Programme for Engagement, setting out how we 

will reflect on feedback and continue to engage and listen over the next few months. 

 

How might recent events influence what planning does in future? 

We have a significant opportunity to bring forward a new planning system which 

tackles some of the issues arising from the current health crisis by introducing new 

and ambitious national and local place-based development planning policies and 

proposals that improve our cities and towns. 

We are seeing an increasing appetite to refocus the role of planning to redefine 

places with a priority on health and well-being; to recognise the importance of 

planning in shaping places and people’s lives and livelihoods.  This was already to 

be a key feature of NPF4, with a clear focus on the climate emergency, and we 

should maintain that momentum. 

 

Planning and Architecture Division 
16 June 2020 



Note of meeting between Kevin Stewart, Minister for Local Government, Housing & 
Planning and Homes for Scotland 22 April 2020 
 

Present; 
 
Kevin Stewart 
Nicola Barclay 

[REDACTED] 
Brad Gilbert 
[REDACTED] 
[REDACTED] 

 
1 NB sought greater clarity on why site closure policy is different between 
Scotland and England. KS highlighted differing views eg Wales, Mayor of London. 
Advised that the work being done on construction restart will be shared with Health 

colleagues but any relaxation of restrictions will be decided by Ministers based on 
advice from them, guided by the science. 
 
2 [REDACTED] reported that their most recent survey suggested that 75% of 

HfS members may be unable to last beyond 3 months and that the Scottish based 
SMEs that only operate in Scotland face the greatest challenge as no cash flow. 
 
Existing UK Gov schemes not working for construction for a number of reasons 

including lending requirement for regular cash flow. Construction cash flow is lumpy 
and so struggle to meet criteria. 
 
Some members badly hit by timing – had homes ready to sell in April and now don’t 

have that income. But still have debt to service. 
 
KS asked HfS to supply any available evidence of how the current schemes are not 
working, any changes in lending criteria for buyers etc and he will consider possible 
representations to the UK Chancellor. ACTION: HfS 

 
NB advised that Nationwide and Lloyds had in the last 24 hours lifted some of the 
restrictions that had been imposed around mortgage deposits etc and were now 

back at 85% loans. Depending on how this situation develops. KS may contact UK 
Finance to convey concerns. 
 
KS reported that every effort is being made to develop a scheme of assistance for 

SMEs in construction but that there were issues to be overcome. The urgency of this 
is recognised and HfS would continue to be closely involved. 
 
3 NB advised that some 5000 homes had been due to complete April – June 

and this was potentially worth c £1bn. Suggested that phased restart might focus on 
homes near completion where single trade occupancy could complete the job quickly 
and safely. KS invited NB onto the Restart sub group which next meets 24 April so 
that this suggestion can be considered alongside other approaches to phasing. 

([REDACTED] has actioned this). 
 



4 NB reported that HfS is working with the Keeper on RoS matters and KS 
advised that Mr McPherson is the relevant Minister from SG and offered to pass on 
the most up to date information. 

 
5 Looking to the future, NB noted that this is likely to be a long recovery and 
HfS are planning on reduced membership numbers and income. As well as 
furloughing staff, staff redundancies have unfortunately had to be actioned. The 

Minister was urged to consider how schemes of assistance such as Help to Buy and 
First Home Fund could be used to stimulate the market. KS reported that the 
effectiveness of these schemes and their future role was already under evaluation. 
 

6 NB expressed concern that some HfS members are becoming so desperate, 
with their livelihoods at risk, that they were considering desperate measures such as 
breaching the restrictions. All agreed on the need for continuing responsibility in this 
respect.  
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MINISTER FOR LOCAL GOVERNMENT, HOUSING AND PLANNING 
MEETING WITH NICOLA BARCLAY, HOMES FOR SCOTLAND 
 

17 June 2020 
 
MEETING NOTE 
 

Attendees 

Minister for Local Government, Housing and Planning 
Nicola Barclay, Homes for Scotland 
[REDACTED], Homes for Scotland 

[REDACTED], Panacea Homes 
[REDACTED], Taylor Wimpey 
[REDACTED], A&J Stephen 
Brad Gilbert, More Homes 

[REDACTED], More Homes 
[REDACTED], More Homes 
 
1 Next steps for home building 

 

 [REDACTED] enquired as to any advance notice of what may be in 
tomorrow’s FM announcement in relation to the housing market. KS 
responded that we will have to await the announcement. 

 
2 Observations from HfS members 

 

 [REDACTED] welcomed soft start, TW had been sensitive to Scottish 

position (as a UK company), had shared Glasgow Harbour update, all 700 
(Scotland) staff now returned from furlough and reporting positive 
experience of return to work, sales environment will be by appointment 
only, has achieved some sales during lockdown but only around 13 per 

week compared to normal 30, low cancellation rates so far but this could 
change as customers’ circumstances change, positive reaction to HTB 
extension and asked about First Homes Fund. KS advised that this is a 
pilot which will be subject to evaluation. 

 

 [REDACTED] Ready to open sales centres but some staff still furloughed, 
all sites operational, few sales during lockdown, keen to open show homes 
ASAP, show home visits will be by appointment. Commented on diversity 

of construction sector and felt that SG could have adopted a more 
nuanced approach reflecting different risk levels across the sector. KS 
responded that public messages need to be kept clear and simple. KS 
recognised that each sector was keen to be able to reopen but that 

Scottish Government had to consider the impact on the pandemic, people 
and the economy in the round. 

 

 [REDACTED] A first generation company and this year would have been 

its biggest (target 45 completions). Commented on need for SG assistance 
with funding for SMEs given difficulties of securing private funding. 
[REDACTED] had explored the BSF and looked forward to SNIB. 
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Observed difficulties in getting prompt Planning decisions and that he 
would be prepared to pay more for a quicker service and also critical of 
how developer contributions are managed (cited Renfrewshire education 

requirements). KS highlighted the SME Liquidity Loan Scheme and 
suggested that HfS highlighted any issues with banks taking a differential 
approach to lending in Scotland (c.f. England) to officials. ACTION: HfS. 

KS also advised that Planning (Scotland) Act 2019 implementation would 

make improvements to the planning system. KS also highlighted that 
developer contributions are a matter for local authorities who have to find 
the right balance between supporting development and achieving the 
appropriate infrastructure. KS had hoped that an electronic consents 

system would have been in place by now but this has been affected by the 
pandemic response. 

 
3 [REDACTED] 

 Welcomed Minister’s letters of 3 April and 29 May to LAs on planning and 
 supporting housing delivery. 

 Reported results of a recent survey of LAs regarding consents. Found that 
many Planning authorities had a ‘can do’ attitude but that Roads consents 

remained a problem and that 5 Planning Committees were still unable to 
conduct business electronically. Whilst Education is not a “consent”, the 
need for education departments to comment on planning applications was 
being frustrated due to resources being redeployed to get schools ready 
for safe reopening. ACTION: HfS / SMEs 

 

 KS referred to similar letters issued in relation to Building Standards. 
Roads consents were not directly within his portfolio but KS offered to 
consider what could be done to assist. ACTION: officials 

 

 KS asked HfS to provide further detail of the education issues and which 
authorities are affected. KS also asked HfS to identify the 5 Planning 
authorities referred to above. ACTION: HfS 

 
4 Closing remarks 

 [REDACTED] commented that some agencies appeared to be unaware of 

the regulatory reform changes. [REDACTED] invited [REDACTED] to 
provide specific details. ACTION: HfS / SMEs 

 [REDACTED] thanked the Minister for his support 

 [REDACTED] suggested that HfS work with officials to develop thinking on 
recovery and this was noted. 

 
Actions 

1. HfS to highlight any issues with banks taking a differential approach to lending 

in Scotland (c.f. England) to officials. 
2. Officials to liaise with Transport Scotland on unlocking potential delays 

around road consents. 
3. HfS / SMEs to send more information to officials about possible solutions to 

delays around determining the education burden as part of section 75. 
4. HfS to identify the five planning authorities where no planning decisions were 

being made. 
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5. HfS / SMEs to send specific details around where lack of awareness of 

regulatory reform was holding up housing development. 
 

[REDACTED] 
17 June 2020 
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