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PHILIP GREADY, HEAD OF SAVILLS RURAL

It can be difficult to know
how a business is performing

because so much fluctuates from
one year to the next.
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Running a farm or
estate is very different from
other businesses. It can be
difficult to know how it
is performing because so
much fluctuates – from
heating costs to rainfall –
from one year to the next
and that’s before you’ve

navigated through the latest
CAP reforms.

Meanwhile property has
become a political football,
with all parties determined

to raise more revenue
from this asset.

We tackle these and other
conundrums in this issue
which I hope you find

informative. If you have any
questions we’d be delighted

to hear from you.

WELCOME

Aspects of Land is published on behalf of Savills (UK) Ltd by Casella Productions. All
information correct at time of going to press. Cover image: Stephen Shepherd / Getty
Images. All rights reserved. Articles may not be reproduced without written permission of
Savills (UK) Ltd. While every care is taken in compiling the content, neither the publisher nor
Savills (UK) Ltd assumes responsibility for effects arising from this publication. Investment
advice: The information and opinions contained in this magazine do not constitute
professional advice and should not be relied upon. Specific advice relating to your individual
circumstances should be obtained.

Philip Gready,
Head of Savills Rural

020 7877 4747
pgready@savills.com
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N E W S A N D V I E W S

The number of animals stolen
each year is rising steeply, with
sheep the main target of thieves

KEY STORIES FROM THE RURAL SECTOR

COST OF LIVESTOCK THEFT
RISES BY 25 PER CENT

T he theft of livestock is becoming
a growing problem for the UK’s
farmers. In 2013, the cost of

livestock theft rose by 25 per cent, according
to insurer NFUMutual.The worst affected
area was Northern Ireland, but north west
England and the North East also saw a
steep rise in large-scale sheep rustling.
“Livestock theft has been on the rise

for a number of years,” says Peter Garbutt,
chief livestock adviser at the National
Farmers Union (NFU). “The growing cost
of living and the higher value of meat are
probably the main drivers.”

Thieves generally target sheep which
are relatively easy to transport, rather than
cattle which have the added complication
of being tagged for life.
“These are professional operations with

hundreds of animals stolen at once,” says
Peter. “The police are very attuned to the
problem. We’re working with them to
instruct them in what to look for and what
to ask if they have their suspicions about a
consignment they have stopped.”
It’s difficult to secure a field of sheep

– although some farmers have dyed their
flock to make them instantly recognisable
– but Peter’s main advice is to check
numbers regularly, put padlocks on field
gates and report anything amiss, especially
suspicious vehicles travelling at night.

Savills will be attending many events
across the country in 2015, here are
some key dates:

6-8 January
Oxford Farming Conference, Oxford
www.ofc.org.uk

21-22 January
LAMMA, Alverton, Peterborough
www.lammashow.co.uk

6-7 May
All Energy, Glasgow, Scotland
www.all-energy.co.uk

10-11 June
Cereals, Boothby Graffoe, Lincolnshire
www.cerealsevent.co.uk

31 July – 2 August
CLA Game Fair, Harewood House, Leeds
www.gamefair.co.uk

DIARY DATES
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Green Deal funding can help insulate houses

For the eleventh year, Savills is
sponsoring The Georgian Group’s
Architectural Awards.

The Georgian Group protects and
preserves Georgian buildings, monuments
and landscapes, and gives these awards to
architectural projects completed within
the last two years that further this aim.
There are seven categories for awards,

ranging from Restoration of a Georgian
Country House, to Re-use of a Georgian
Building and Restoration of a Georgian

Garden or Landscape. There are also
categories that recognise new builds
which are sympathetic to Georgian or
classical traditions.
Past winners of the awards include Stowe

House and Landscape in Buckinghamshire
(pictured above), the Theatre Royal on
Drury Lane and Cockermouth Shopfront
Heritage Scheme in Cumbria.
This year’s awards will be presented by

The Duke of Buccleuch and Queensberry
at a ceremony in London on 11 December.

Arable
Prices have fallen
significantly over the past
year and are back to

the low levels recorded in 2008 and
2009. Feed wheat prices are 30 per
cent lower than this time last year
and oilseed rape prices have fallen
20 per cent. Some of the pressure
on farm incomes has been alleviated,
with above average yields and a good
quality harvest recorded for 2014.

Dairy
Global dairy prices have
been in decline for most of
2014 and are beginning to

impact on UK milk prices. Average milk
prices in August were 3 per cent lower
than the previous year and expected to
fall further, but still 6 per cent above the
last peak in 2011. Lower feed prices offer
some relief to costs.

Beef
Prices are under pressure
and have fallen around 12
per cent during the past

year. Milk quotas end in April 2015 and
the impact on beef prices is unclear
although short term supplies are likely
to be above last year’s position. In the
longer term, there is likely to be pressure
on supplies.

Sheep
Prices are down 9 per cent
on mid-2013 prices but over
70 per cent higher than the

trough at the end of 2007. Although a
larger breeding flock and higher lambing
rates are expected to increase supply into
2015, a return to the high supply levels
prior to 2010 is unlikely.

Pigs
Pig prices over the past year
have decreased by around
8 per cent although lower

feed and energy prices take some
pressure off margins.

Poultry
Farmgate poultry and egg
prices have fallen by 9 per
cent and 4 per cent over

the past year respectively. Margins are
somewhat relieved by lower feed prices.

MARKET UPDATE

PRIZE-WINNING ARCHITECTURE

Energy Secretary Ed Davey has
announced that the government
is making another £100 million

available to help people cut their energy bills.
The money will be offered as an extension
to the Green Deal Home Improvement
Fund that closed in July this year.
Householders can apply for funds to

fit new boilers, double glazing, or better
insulation, and repayments are made
through the property’s energy bill, so that
if you move on, it is the new bill payer who
will continue with the loan repayments.
In the same speech, which was at the

Liberal Democrat’s party conference

in Glasgow, Davey also announced a
10 year cut in council tax of at least £100
a year to those houses which made energy
efficiency improvements. As he put it,
we’ll be “offering a double bill cut – a
permanent cut in your energy bill, for a 10
year cut in your council tax bill.”

GREEN DEAL
EXTENDED
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BELOW The
Cotswolds is
very strong for
prime estates

Central
England has
seen a lot
of change
in land
use, and a
release of
capital

N E W S A N D V I E W S

The “rollover” buyer has become a strong
feature of the market again, says Richard
Binning of Savills Rural

FOCUS ON CENTRAL ENGLAND

NEW BUILDS LEAD
TO NEW BUYERS

Although there is a strong demand, there is still
a restricted supply of farms, estates and land
coming to the market in this region, which

covers Herefordshire, Worcestershire, Oxfordshire,
Northamptonshire, Berkshire, Warwickshire and
Gloucestershire.
Despite this, Savills teams across the centre of England

sold more than 12,500 acres this year.And research shows
that the average price of land continued to increase by 11
per cent, which has been largely in line with expectations.
What has changed in this area though is the driver

for demand. During the recession, numerous private
individuals bought land as an asset, seeking security
to weather the storm. However, there are now fewer
of these buyers around, as investment opportunities

elsewhere have increased; such as the strong property
market in London, businesses needing capital or
property development.
Over the last year, Central England has seen a lot of

change in land use, and a corresponding release of capital.
Significant residential and commercial development
schemes are now a feature around most reasonable sized
towns in the region.This has released some large capital
receipts to landowners.
Following such gains, many landowners have looked

to add more land to their holding while others have
bought whole new estates, as a means of rolling over
the capital gain. These buyers have re-emerged in the
market only relatively recently.
Generally, in terms of other hot spots, the Cotswolds

is still very strong for prime estates and the farm sales
teams across the region continue to see strong interest
from London buyers seeking residential farms in this
part of the country. The region’s biggest sale this year
was the 3,800-acre, 32-property Down Ampney Estate
near Cirencester, which was part of the Co-operative
Farms Portfolio (see page 26).

Richard Binning, Savills Oxford, 01865 269 168,
rbinning@savills.com
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Sophie Barrett, of Savills Rural, is part
of the team that manages the Eynsham
Park Estate, near Witney. She recently

led a project to install a 60-acre, ground level
solar development.
“We are always keen to look at ways to

diversify the estate, spreading the financial
risk into different sectors,” she explains.
“When we looked at the returns for the solar
development, as opposed to the returns on it
as farmland, it made good financial sense.”
The field that was chosen for the solar

development was contract farmed, so it was
relatively straightforward to take it out of
production.
The solar field lease commenced in

December 2013 and the site was up and

running in time to hit grant deadlines in
March 2014.
“We chose Solarcentury as installers as

they have a good record of getting sites
through planning,” says Sophie. “We did it
on a landlord and tenant basis meaning there
was no upfront cost to the estate and the risks
were reduced.”
The site produces 13.4MW of electricity

which goes straight into the National Grid.
This powers around 4,000 homes a year, and
saves 175,000 tonnes of CO2.
The site has since been sold on by

Solarcentury, but the tenant remains
responsible for reinstating the land at the
end of the 25-year lease.
“In reality, however, the panels will still be

producing at the end of the term, so it may
be that the lease will be extended – planning
permitting,” says Sophie.

Sophie Barrett, Savills Oxford, 01865 269 162,
sabarrett@savills.com

SUN SHINES ON
OXFORDSHIRE

Julia Caudwell
Surveyor, Rural
Management
jcaudwell@savills.com

DEVELOPING TREND

What’s the story?
A number of private estates
are looking into setting up as
registered housing providers,
allowing them to build affordable
houses on their land for local
people. By getting planning
permission as rural exception
sites, the estates can also include
an element of market housing to
help fund the affordable housing.

What are the gains?
The move enables estates to
both rehouse some of their own
tenants and provide facilities
for local residents, at the same
time releasing additional land for
development.

How is Savills involved?
Savills affordable housing has
been advising on the actions to
meet the Homes and Community
Agency (HCA) requirements with
the assistance of Savills planning
and urban design departments.

Paul Lindon, Savills Oxford, 01865
269 152, plindon@savills.com

NEW JOINERS

We are
always keen
to look at
ways to
diversify
the estate,
spreading
our financial
risk into
different
sectors

Will Tidy
Graduate Surveyor,
Rural Management
wtidy@savills.com

OXFORD OFFICE

Freddie Braithwaite-
ExleyGraduate Surveyor,
Rural Management
fbexley@savills.com

Carys Jones
Graduate Surveyor,
Rural Management
cjones@savills.com

Erica Williams
Regional
Administrator
erwilliams@savills.com

CHELTENHAM OFFICE

Benjie Nesbitt
Graduate Surveyor,
Rural Agency
bnesbitt@savills.com

BANBURY OFFICE
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Extremes in weather conditions, which were
once the preserve of less temperate climes, are
now all too familiar in the UK. Who could
forget last winter, when Britain was hit by 12
winter storms in a month and the subsequent

flooding, such as on the Somerset Levels? Or 2012,when a
dry winter and a wet summer also produced severe floods?
The government’s Committee on Climate Change

believes that more intense bursts of winter rainfall and a
pattern of droughts, is here to stay.
“There can be no doubt that managing water as a

resource will become increasingly important not just to
landowners and producers but for the whole of society,”
says Peter Bennett of Savills Agribusiness.
The government has responded by legislating to improve

water management and reduce waste and environmental
damage.TheWater Act 2014, passed inMay, has brought
about a series of changes; another Act is planned to
implement major abstraction reforms. So, what are the
main areas that will affect farmers and landowners?

Whether there’s too much or not enough, water management
is never simple. Make sure you know your water rights
following the recently passed Water Act 2014

WAT E R M A N A G E M E N T

With regulations on
abstraction licences set to
change, farmers will need
to be sure that irrigation
makes financial sense

WATERWAYS
Reforms in abstraction licences
Irrigation licensing is facing its biggest overhaul for 50
years with the reform of the abstraction regime. The
official process has only just begun and implementation
is 10 years away, says Paul Hammett, NFU national
water resources specialist.
“The government is committed –with itsWaterWhite

Paper – to introducing a reformed water abstraction
management system able to ‘promote resilient economic
growth while protecting the environment’,” says Paul.
“Since farmers and landowners own around two-thirds
of all abstraction licences in England and Wales (while
abstracting less than 1 per cent of water), we should be
in a strong position to shape changes.”
Peter says it was clear from the public consultation

earlier this year that a significant “fear of change factor”
existed. In the consultation, Defra offered two options:
“current system plus” or “water shares” (the details
of which were still under discussion). The majority of
respondents favoured the former.SH
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WAT E R M A N A G E M E N T

“What is likely to happen is that no new summer
licences will be granted in most rivers and, for those
looking to renew unused licences in over-extracted rivers,
they will have to prove their need,” says Peter. “Winter
abstraction licences will also face a more stringent
process; a typical licence today might read 500 litres per
second on the flow; one applied for in the future might
say 1,200 litres per second,” says Peter.
The Environment Agency has announced that new

“renewal”procedureswill apply toall time-limited licences
that are due to expire in 2015 and beyond. Assessments
will be made to ensure they comply with new regulations
and replacement licences may not be issued on the same
terms as the expired licence.
“Devising solutions to water scarcity during dry

conditions and drought must be a key part of the
abstraction reform process,” says Paul. “In particular
we believe that if the government is serious in its
commitment to equality amongst all users then it
must abolish ‘section 57 restrictions’ [whereby the
Environment Agency can restrict licensed abstraction if
there’s a drought, with little warning, just at the time
when crops need irrigation the most].”

Selling your excess water to suppliers
While the Water Act 2014 has little relevance for
landowners and farmers licensed to abstract their own
water, those who are business customers of mains
water companies may prick up their ears. From 2017,
businesses, charities and public sector customers will
have the freedom to switch supplier, and this may prove
an opportunity for some landowners in the years ahead.
Clause 12 of theWater Act 2014 will allow alternative

suppliers, such as landowners with spare water, to input
water into any part of the network in order to supply
their own customers, other licensees or their own
premises under a self-supply licence.
Peter says that while this new provision is to be

welcomed, it is unlikely on its own to incentivise
landowners to build reservoirs.
“Expecting someone to make a £1 million investment

in the hope that they might find someone willing to buy
that water is unrealistic.There are very clear barriers to
reservoir construction, including finance and planning.”
There may be others though who benefit from the new

provisions.
“Landowners who used to use water and have an

existing reservoir may have an opportunity. For example,
there are growers in Essex who moved away from potato
production but still have reservoirs. Should trading be
introduced, this would allow these landowners to put
water into the river to be abstracted by water companies
downstream,” says Peter, adding that this avenue might
also see public sector bodies seeking out joint agreements
on reservoirs with landowners.

For those
such as
large-scale
vegetable
growers,
added-value
crops may
justify the
investment
in reservoirs
for winter
storage

ABOVE A good
drainage system
could store
flood water
for future use

Sustainable abstraction of water
Although abstraction reforms are on-going, the
government is committed to tackling the issue of
sustainable abstraction now. Water minister Dan
Rogerson, introducing the reform consultation, said the
current system did not “help abstractors to trade water
effectively [nor] provide an incentive for abstractors to
manage water efficiently”.
Concerns over unsustainable abstractions have

prompted the Environment Agency to vary some
licences already. Powers in the Water Act 2003, allow
for certain licences to be changed without compensation
payments to prevent serious damage to the environment.
Trevor Bishop, deputy director of water resources

at the Environment Agency, says many rivers and
groundwaters in England suffer because too much
water is abstracted from them. However, he adds that
the agency “recognises the importance of water security
to the agricultural sector and will take this into account

08-11_AOL_Water_v3.indd 1008-11_AOL_Water_v3.indd 10 11/11/2014 16:3711/11/2014 16:37
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LOOK AFTER YOUR WATER
■ Ensure water and pesticide
application is as efficient as possible.
For example, trickle irrigation in drought
situations can be advantageous for
certain crops.
■ Take steps to improve the water-
holding capacity of land; adequate
humus content of soil can increase the
soil’s capacity to withstand drought
conditions.
■ Be clear on the value of water – the
general rule used to be that it was
worth £500 per acre, but that figure is
now closer to £2,000 per acre. This
influences crop margin calculations, as
well as the capital value of land with
water storage capacity.

■ Ensure land management is
designed to retain water; for example,
tied ridges in potato land or winter
cover crops to reduce run-off.
■ Look closely at costings for added-
value crops dependent on irrigation.
Where abstraction will be severely
limited, it may mean moving away from
certain crops.
■ Work with neighbours or, where
appropriate, water companies to invest
in water storage facilities; SuDS may
offer the opportunity to capture flood
waters, for example.
■ Focus not just on water quantity
but quality; this will be key to closer
partnerships with water companies.

when deciding on the extent and time-scale for making
changes to time limited licences”.
Richard Reynolds, senior agronomy adviser at

Anglian Water, adds that the focus is also very much on
water quality. “We’re working much more closely with
landowners on the quality of water, whether it’s leaving
their businesses, or being retained. It’s important they
take a broader view of issues such as metaldehyde [a
pesticide often found in water]; particularly if they’re
looking to sell into the water supply.”
Felix Carter of Savills Agribusiness warns that

landowners and producers must also be very clear about
the cost and value of water and the margins of crops
dependent upon it.
“For those such as large-scale vegetable growers,added-

value crops may justify the investment in reservoirs for
winter storage. Summer abstraction licences from rivers
can be 10 times the cost of winter-stored water; in these
situations, co-operation with a neighbouring landowner
to build a reservoir can be a viable option.”

Sustainable Drainage Systems (SuDS)
The Water Act 2014 encourages the use of sustainable
drainage systems. Developers and landowners need to
work with the sewerage undertaker on any new drainage
system, to make sure it is SuDS compliant.
“For landowners, SuDS offer an opportunity to work

with developers to capture floodwater for agricultural
use,” says Felix, who adds that they may also be of value
for landowners looking to enhance environmental value
by building SuDS that run off into a pond or wetland.

Peter Bennett, Savills Cambridge, 01223 347 221,
pbennett@savills.com
Felix Carter, Savills Norwich, 01603 229 214, fcarter@savills.com
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Over the last 12 months, the market for
development land has transformed.
The recovery of the housing market,
combined with government pressure to
increase housebuilding, means there are

now lucrative prospects for owners who can get planning
permission for their land.
“The pressure is strong for new housing, but in many

instances local authorities are not delivering, or are way
behind on doing so,” says Peter Start of Savills Rural.
“This doesn’t just drive a rising market for development
land, it also provides opportunities to challenge local
plans and promote land for residential development that
might otherwise be considered premature.”
Savills research shows that across the UK the value of

greenfield development land increased by 2 per cent in
the third quarter of 2014, bringing year-on-year rises to
10.4 per cent – the highest rate of annual price growth
for three years. Landowners should be looking at the
opportunities that are available to them to profit from
this rise. But where should they start?
Andy Redman of Savills Development recommends

assembling as much supporting information as possible
before promoting a site, but warns that the upfront costs
can be significant. “Local authorities face a political
battle in earmarking any sites for development, so they
won’t take on any more than necessary,” he says. “It
is therefore key to establish at an early stage the true
opportunity that the land offers.”
“The starting point should be establishing that a site

is suitable for development in the first place,” says Andy.
“That means commissioning studies into essentials
such as utilities, drainage, ecology, highways and

THE BIG
With a growing need for more
houses, the economy improving
and planning policy relaxing, now
could be the perfect time to pursue
development opportunities

P R O P E R T Y D E V E L O P M E N T
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P R O P E R T Y D E V E L O P M E N T

services in order to demonstrate that the site will sustain
residential development.”
On large schemes, these studies can cost hundreds

of thousands of pounds even before the application
is submitted, so finding a partner to promote the site
mitigates the financial burden. One option is to enter
into an agreement with a promoter, who will manage
the entire process in conjunction with the landowner in
return for a percentage of the eventual sale price. The
advantage of this arrangement is that the interests of
both parties are aligned, since owner and promoter will
want to maximise returns.
Alternatively, an option agreement gives a prospective

developer the right to buy the land at a predetermined
percentage of market value. The landowner would
typically receive some money up front, along with a
commitment from the developer to promote the land.
Smaller schemes are likely to be cheaper and easier

to promote, especially since changes to permitted
development rights came into force this year. Since April
it has been possible to convert agricultural buildings
in England to residential use without a planning
application. The Local Planning Authority (LPA) still
needs to be notified of the proposals, and must appraise
them before any conversion works can begin. If the LPA’s

GET THE TIMING RIGHT

In Lincolnshire, Revesby Estate at Moorby, near Horncastle has been granted
approval for the conversion of a barn — the first approval by the local authority
under the new permitted development rights. Owners Peter Wiggins-Davies and
his father Gavin sought permission to convert a single-storey brick barn into a
two-bedroom dwelling with kitchen, utility room, living room, office and store.

“We timed our plans to take advantage of the introduction of the new
permitted development rights in April,” says Peter. “We have saved not only the
fees associated with a full planning application, plus the costs of structural and
ecological surveys and reports, but a great deal of time: plans were submitted in
April this year and approved in July.

“We are keen to support the housing needs of our local community, and
the new permitted development rights make it much easier to do that while
enhancing the estate as well,” he adds.

David Morris, Savills Lincoln, 01522 508 970, dmorris@savills.com

decision is not given within 56 days, it may be assumed
that approval is not necessary and works can commence.
It is too early to assess the effect of these changes, but

in easing the process of conversion they should help to
alleviate the urgent need for rural housing and open up
opportunities for landowners. They will also save money:
an application under permitted development incurs a fee
of £80,compared with £385 for a full planning application.
“Although these changes are encouraging, taking

advantage of them can be complex,” says David Henry of
Savills Planning. “Numerous restrictions apply, and some
prior approval of details is needed. Also, carrying out a
conversion under the new provision will remove your
agricultural permitted development rights for erecting or
extending buildings for the next 10 years; constructing
any new agricultural buildings will therefore require full
planning permission.”
Whether the scheme is large or small, it is vital to have

a good understanding of the local property market. “Values
vary significantly, even locally,” says David. “So for small
conversions, getting the sums right can be critical. Larger
projects can take years to come to fruition, so synchronizing
plans with the ups and downs of the market is vital.”
Peter Start advises that the best outcomes result from

proactive, timely and well planned promotional work.
“The current strong market and positive outlook for
the next decade will provide many new opportunities,”
he says. “Given the long lead-in to securing consents,
now is a good time for landowners to be reviewing the
development potential of their holdings.”

Peter Start, Savills Ipswich, 01473 234 810, pstart@savills.com
Andy Redman, Savills Chelmsford, 01245 293 293,
aredman@savills.com
David Henry, Savills Cambridge, 01223 347 253, dhenry@savills.com

SEVEN YEARS LATER
In 2007, a consortium of landowners at Haverhill in
South Suffolk, began promoting a 100-acre site on the
edge of the town. Using the Local Plan process and a
major planning application, the scheme was for more
than 1,000 homes, a primary school and a new relief
road to create a sustainable urban extension to the town.

The application was submitted in 2009, but the
project was badly affected by the recession, and a
complicated and protracted planning process. A Savills
team including planning, development and project
management expertise was brought in to revise the
proposal and renegotiate terms with the developers. In
June this year, the application was granted. Two factors
worked together to revive the scheme: a returning
market, and changes to the planning “package” of
obligations, which reduced its cost burden. The site is
due to come to market at the end of this year.

Since April
it has been
possible
to convert
agricultural
buildings in
England to
residential
use without
a planning
application
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From village halls to primary schools,
many private estates supply local
amenities for the community

PRIVATE ESTATE :
PUBLIC PLACE

Most village halls have a noticeboard
for events going on there: Brownie
and Cub gatherings, Pilates classes,
exhibitions for local artists. They
serve a huge cross-section of the local

community and a recent survey from Savills shows that
many of these halls are provided by the local rural estate.
“About 46 per cent of estates have a village hall,” says

Sophie Barrett of Savills Rural. “For many estates it’s
ingrained that they should be at the heart of the local
community, but they also have to be commercially
minded: if you supply good facilities, it makes an area
more desirable and your properties more rentable.”
That’s not to say that all the village halls will be historic

ones. Sophie points out there are also cases where an
estate will have contributed to a new village hall as part of
the development plan for building new housing.
As well as halls, estates also provide shops, pubs, schools

and sports fields. “Sports fields are very common, with over
70 per cent of estates providing one,” says Sophie.“But you’d
expect that, as estates often own the land around villages.”
Rents might be charged for these facilities but they vary.

With playing fields, it’s often a peppercorn rent, but where
the estate needs to provide insurance and maintenance for
a building, it might charge a more commercial rate to cover
these costs. One area that’s changing, however, is schools.
“In many schools now, the rent comes out of the school
budget rather than the local authority budget,” Sophie
explains. “So there are estates that are not increasing their
rents in line with commercial premises to enable the school
to have more to spend on local children’s education.”

Sophie Barrett, Savills Oxford, 01865 269 162, sabarrett@savills.com

One estate that supplies a great deal of facilities for its local community is The
Bedford Estates. Famous for its Abbey and Safari Park in Woburn, it also owns
a significant amount of property in the area. In Woburn village itself this includes
about 15 shops, the Village Store and a Post Office, as well as a car park, a couple
of restaurants and a hotel run by the Estate. While in neighbouring Bedfordshire
villages it provides premises for two local primary schools and supplies a number
of playing fields for the local sporting community.

THE BEDFORD ESTATES

Per cent of estates that own
community facilities

Source: Savills Estate
Benchmarking Survey, 2014
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CHALLENGE YOUR
PERFORMANCE
Discover if the margins you’re
making are as good as they
could be, with Savills Arable
Benchmarking Survey

A R A B L E F A R M I N G
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What
surprised
us was
the range
of labour,
fuel and
machinery
costs

W e hear a lot about how margins are
being squeezed more tightly than
ever. For farmers who work with
so many variables – commodity
prices, unpredictable weather,

growing costs – this is certainly true. The Savills Arable
Benchmarking Survey aims to help farmers achieve the
best margins possible.
Piloted in 2012, the first full year of the survey is

based on 2013 harvest results. About 55 arable farmers
covering almost 45,000 acres between them took part.
They supplied data on everything about their farm from
their land and soil type, what combinable crops they
grew, yields, fixed and variable costs, weed problems they
had – in short a complete picture of their farm in black
and white.
Savills took this data and collated it to produce a report

of graphs and tables that – anonymously – compared
each individual farm with its peers.
“The survey is a tool farmers can use to appraise their

business, monitor performance and improve on it,” says
Robert Scott of Savills Agribusiness.
“To take a few hours to provide the data that’s needed

could be very productive for a farm,” adds Richard
Morley also of Savills Agribusiness. “It’s completely free
of charge and creates a benchmark that farmers can use
to take their business forward.”

Key results from the 2013 survey showed that as far
as fixed costs were concerned, contract farming could

deliver significant efficiencies. Also for those growing
winter wheat and oilseed rape, the survey showed that
fixed costs swallowed a similar proportion of crop price
to variable costs.
However, it was the variation in results that was a real

eye opener for Robert. “What surprised us most was the
range of labour, fuel and machinery costs, from one farm
to another,” he says.
Even though most farms long ago rationalised labour

costs, the variation for fuel and machinery is a good
illustration of the value of benchmarking. “Because fuel
use is related to cultivation methods, soil quality and
timeliness of operations, comparing your costs for this
with other farms can make you stand back and look at
your operations,” says Richard. “Are you doing things
efficiently? Why are your machinery repair costs so
much higher than other farms?”
While the survey cannot provide answers, it can

encourage farmers to ask the right questions about their
business. “Although plenty of farmers have a detailed
understanding of their inputs and outputs, they don’t
often get the chance to compare their business with
other farmers,” says Robert. “Farmers don’t tend to share
that data, but this survey gives them that opportunity
and the chance to analyse their business, how things
work and where they could make improvements.”

Robert Scott, Savills Chelmsford, 01245 293 242, rjscott@savills.com
Richard Morley, Savills Lincoln, 01522 508 982 rmorley@savills.com
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Created by Savills and Farmers
Weekly in 2011, the Virtual
Farm is a 2,050 acre arable
operation that exists only inside
a computer’s hard drive. It has
2,000 acres of cropping, 40
acres of scattered woodland
and 10 acres of tracks and
hard standing.

Lying on Grade 3 land and
on clay, it has a moderate black
grass problem and its rotation is
feed wheat, winter oilseed rape
and spring beans.

It was set up to identify the
challenges similar businesses
face and help design strategies
to cope with them. The farm is a
top 25 per cent arable producer,
and although it’s modelled
as an efficient, well-run family
partnership, it needs to balance
investment requirements.

This year two scenarios – a

rent increase and a sizeable
drainage scheme – had a
significant impact on the
Virtual Farm’s profitability,
which is benchmarked against
real-life farms in the Arable
Benchmarking Survey.

According to Richard Morley
of Savills Agribusiness, who
helps run the model: “The
decisions we make on the
virtual farm stem from our
involvement with farms on the
ground. With the wet year of
2012, drainage issues were
shown to be a big problem
and with increasing land values,
many farms are taking the view
that it’s better to improve what
they have rather than buy
more land to try and get that
extra productivity needed to
make farming more viable in
lean times.”

VIRTUAL LEARNING
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AFTER
THE VOTE

One of
the major
unifying
factors in
the Scottish
Parliament is
support for
Land Reform

With the referendum in
Scotland now over, there are
plenty of other proposals on
the horizon, especially for
Scottish landowners

The Scottish rural sector might be feeling
battle weary after the debate surrounding
the referendum on Scottish independence,
however, there are still important issues
looming large. “It would be dangerous for

those with an interest in Scottish land and property to
be lulled in to the false sense that things are staying the
same following the ‘No’ vote,” says Jonathan Henson
of Savills Rural in Scotland. “The sector now needs
to grasp the thistle in the form of the Agricultural
Holdings Review, Community Empowerment Bill and
Land Reform, none of which were dependent on the
outcome of the referendum.”
One of the major unifying factors in the Scottish

Parliament is support for Land Reform – an initiative
which is concerned with the redistribution of land
ownership in Scotland.
The Land Reform Review Group published its final

review in May. “This was far more radical than its
interim report,” says Jonathan. “Many of its 62 proposals
might be seen as a direct assault on private ownership.
The phrases ‘common good’ and ‘public interest’ are
mentioned numerous times, including within the title of
the report [The Land of Scotland and the Common Good].
Although there is little in the way of explanation of what
these might constitute in practice.”
The Land Reform Review Group, which has wide

political support across all parties, recommends the
establishment of a single body that will oversee land
ownership and management in Scotland and create
a register of who owns what land. “The objective of
achieving ‘better transparency’ is widely accepted across
the sector,” says Jonathan. “However, the report also
investigates an indiscriminate range of other matters
including sporting rights and rates, compulsory purchase
of land and property, and residential lettings policy

and taxation. Although no evidence is offered of the
economic improvements that would be delivered to rural
Scotland as a result of these initiatives.”
The emphasis on encouraging greater transparency in

the estates’ sector came in to sharper focus this summer
with the publication of the Community Empowerment
Bill. At its heart the Bill has the aim of community
participation and enterprising development and will allow
local groups to purchase abandoned or neglected land.
Often, this will be land on the urban peripheries.
While this is commendable in theory,some landowners

are concerned about the definition of “abandoned or

S C O T L A N D
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TIMELINE FOR CHANGE When can Scotland’s landowners expect to hear about changes?

neglected” which is not defined within the Bill. While
it might be relatively straightforward to assess this in
urban areas, it might not be so apparent in the Scottish
countryside where land might have been set aside to
support public enjoyment, to encourage biodiversity or
because it is undergoing planning for rural housing or a
green energy scheme, for example.
Kenneth Munn of Savills Estate Management in

Scotland says: “We have been working with our clients
to ensure their land is comprehensively mapped, so that
they can easily demonstrate where land is owned and
actively managed, for the avoidance of any doubt.” He
also says that the Bill is a reminder for all “to ensure they
are acting responsibly in their role as stewards of the
Scottish countryside; ensuring appropriate health and
safety notices are displayed, that the land is free from
contamination, and that it generally looks cared for.”
The Scottish rural landowner also needs to consider

the Agricultural Land Holdings Review, which seeks
to develop a dynamic agricultural lettings sector. This
includes compulsory purchase powers to support Right-
to-Buy where landlords are seen to be underperforming.
Many key stakeholder groups, including Scottish Land
& Estates, National Farmers Union Scotland and the
Royal Institution of Chartered Surveyors all agree
that there is a need to address the current shortage
of let farmland in Scotland. They want to encourage
investment by both landowners and tenant farmers, and
to facilitate landlord and tenant disputes.
“Scottish landowners have been quietly making a

positive contribution to rural society for generations,
delivering a range of economic, environmental and
social benefits,” says Sarah-Jane Laing of Scottish Land
& Estates. “However, there is still some way to go before
all politicians are assured that, as a sector, landowners
are part of the solution. Landowners have a key role
in demonstrating the value that their hard working,
and diversified estates are bringing to the wider rural
communities in which they are located.”

Jonathan Henson, Savills Perth, 01738 477 511, jhenson@savills.com
Kenneth Munn, Savills Glasgow, 0131 247 3728, kmunn@savills.com

Ministers
decide future
policy direction

for tenant
farming

Agricultural
Holdings Review,

final report
submitted to
ministers

Community
Empowerment
Bill, Stage 1

report

Community
Empowerment
Bill, debate

Community
Empowerment
Bill, Stage 2

Community
Empowerment
Bill, Stage 3

Legislative
programme
for Land
Reform Bill
was not
available
at time of
going to press.
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I N T E R V I E W

In August, Savills launched its
Family Office Services. Meet
its director, Rupert Phelps,
who explains what it does

FAMILY
FORTUNES
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What will Family Office Services provide? The offering is simple: we’ll
orchestrate all Savills key real estate capabilities that are relevant to the family
office sector (ultra-high-net-worth individuals and their advisers), as well as
offering them professional services including mediation, trust management,
property tax advice, family governance and succession planning.

Is real estate an important asset for this sector?Our clients will be both first
generational entrepreneurial wealth, as well as multi-generational families
who may already have a landed component to their assets. Either way, these
clients invariably decide to allocate significant assets to real estate, especially
if they have a large sum of cash being realised from the sale of a business asset.
So real estate is always important.

Are there other matters that arise when significant sums of cash are raised
in this way? Yes. This is the moment when it is crucial for families to have
established a framework for decision-making amongst family members. I
don’t claim that we’ll ever eradicate family disputes, but you can work to
reduce their damage and to try and prepare against them happening. The
problems often come when a business, or part of a business, is transitioned
over to the successor generation. We work on making sure that everyone
involved is prepared for that time. By prepared I mean able to communicate
with each other, to make decisions together, to be interdependent and
educated in their responsibilities. That way when a transition occurs people
are more ready to work together.

Do you have a background in this area? Yes, I’ve been working with family
offices and their advisers for many years. Most recently I was the Director
of Family Office Services at the American firm BNY Mellon Wealth
Management. And before that I worked in the same field at Merrill Lynch.
I’ve also been on the board of a single Family Office of a media entrepreneur.

And what are the skills you need for this job? You have to show empathy
and sensitivity when you’re dealing with family members. That’s how you
build up strong relations and a rapport with your clients. We’ll listen to
what our clients want, and match it to what we have or, through a referral
hub, introduce them to suitable external advisers. Many of our clients will
have made this money themselves and have no history of dealing with big
investments or property purchases so we’ll make sure they feel fully informed
and well advised by people they can trust every step of the way.

Why has Savills set up this division? In response to a clear need in the
family office sector for a collaborative offering that unites our specialist skills
in real estate. We not only acknowledge that our clients need other experts,
we actually help them to find them. We are also the only global real estate
services company to be accredited to the Society of Trust and Estate
Practitioners (STEP).

Who are yourmain competitors?This is not a one-stop shop that tries to push
clients towards proprietary products for a commission.We can offer our clients
real expertise in property plus our experience in family governance combined
with a fantastic network of other businesses that can be useful to them. Given
this,we don’t really have any competitors at the moment. It’s exciting to be ahead
of the crowd, but when you have the initiative, you have to run fast to keep it.

Rupert Phelps, Savills London, 020 7877 4748, rphelps@savills.com

523%
Over the past 25 years, average
UK house prices increased by
205%, while prices in prime
central London increased
by 523%.

270%
Over the past decade, the
average value of an acre of
UK farmland has increased
by 270%.

25%
For those from Europe, Asia and
the Middle East, one-quarter of
their wealth is held in real estate.

3%
There are 200,000 ultra-high-
net-worth individuals worldwide.
They account for less than
0.003% of the global population
yet hold 3% of world’s real
estate, by value.

FACT FILE

You have to show empathy
and sensitivity when
you’re dealing with family
members. That’s how you
build up strong relations
and a rapport
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Now that Defra and the EU have released
more details of the CAP reform
proposals, farmers can start looking
at what this means for them and their
future planning.

One reform in particular is causing all farmers to sit
up and take note. It is the introduction of “greening”
requirements. From January next year, instead of
claiming a farm subsidy under the Single Payment
Scheme, farmers will now be claiming one under a
Basic Payment Scheme (BPS). Under this new scheme,
30 per cent of a farm’s direct payment will depend on
meeting compulsory environmental – or “greening”–
requirements. This component has been designed
to encourage biodiversity, and is an integral part of
the justification for why agriculture should receive
direct funding. It includes crop diversification and the
establishment of Ecological Focus Areas (EFAs).
“The detail of the reform has come late in the year,

which has caused some confusion for farmers in terms
of land use for the 2015 crop year,” says Andrew Wraith
of Savills Agribusiness. “The initial reaction is concern
about complying with the greening requirements with so
little time to plan for them.”

DOES THE CAP FIT?

For the
most part,
complying
with the new
requirements
to maximise
support
payments
and avoid
penalties will
be relatively
simple

The long-awaited reforms to the Common Agricultural Policy have
been decided. But are they helping or hindering farmers?

The requirements stipulate that farmers growing
more than 74.13 acres of arable crops have to plant a
minimum of three crop types.The smallest area of which
must be more than five per cent of the available land and
the largest no more than 75 per cent.
In addition, at least five per cent of a farm’s total arable

land needs to be made over to Ecological Focus Areas.
This applies to all farms of more than 37.07 acres of
arable land. A limited range of options that benefit the
climate and the environment are available to fulfil this
requirement (see panel, right), with the farmer free to
choose the most suitable for their land. This does not
necessarily mean that land needs to be taken out of
production, since the options include growing nitrogen
fixing crops such as peas and beans.
“For the most part, complying with the new

requirements to maximise support payments and avoid
penalties will be relatively simple,” says Andrew. “There
are exceptions where compliance will be more difficult
due to the nature of the cropping regime such as in
contract farming operations and dairy farms.”
Whilst at the outset penalties for non-compliance

with greening are expected to be relatively benign, over
the period of the new CAP it is expected that they will

F O O D P R O D U C T I O N

22-23_AOL_Food Production_v3.indd 2222-23_AOL_Food Production_v3.indd 22 12/11/2014 09:5412/11/2014 09:54



23

become more aggressive. “So financially it is well worth
getting right,” says Andrew.
There is a perceived inconsistency with the reforms,

in that having being exhorted to produce more to feed a
growing global population, farmers are now being asked
to increase the level of unproductive land. So will the new
scheme cause a drop in production? “It is unlikely,” says
Andrew. “Farmers are likely to use currently unproductive
land or utilise allowable cropping options for their greening
requirements.” He sees a greater impact to production
coming from black grass and herbicide resistance. “Farmers
need to consider cropping options and rotations to deal
with this, irrespective of the CAP reforms,”he says.
Doug Jackson, also of Savills Agribusiness, agrees that

the changes won’t have a great affect on production, but
believes they will bring challenges. “The reforms will create
additional bureaucracy,” he says. “In most cases there are
solutions that will limit the impact on the farming business,
but it is vital to understand the specific requirements of
each option to identify the best fit for your system.”

Andrew Wraith, Savills Lincoln, 01522 508 973, awraith@savills.com
Doug Jackson, Savills Haywards Heath, 01444 446 021,
dpjackson@savills.com

WHAT
COUNTS?

Farmers can
choose which
areas or features
they’ll use to make
up their EFA.
They can
choose from:
■ Buffer strips
next to, or leading
to a watercourse.
■ Nitrogen fixing
crops, such as
beans or peas.
■ Hedges that are
next to arable land.
■ Fallow land that
is at least 2m wide.
■ Catch crops and
cover crops, such
as rye, vetch or
lucerne.
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I N T E R V I E W

The buying and selling of UK farmland is getting ever more sophisticated
with corporate buyers, wealthy investors and even the sale of whole
farming businesses. What does this mean for farm owners?

L A N D VA L U E S

FARMERS’MARKET
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F armland in the UK has always been owned
by a variety of individuals, companies and
institutions, who have many different
motives for ownership. From time to time,
and usually when the economy’s not doing

so well, new purchasers join the old vanguard.
In the 1980s, for example, when inflation and interest

rates were high and other more traditional asset classes
weren’t performing well, a number of pension funds and
charities invested in UK farmland. Although income
returns in agriculture were small, the capital growth proved
attractive to advisers looking to diversify their portfolios.

More recently the recession and the pressures
on global food production have played their part in
encouraging newcomers into the market place. There
have been some eyewatering prices paid for well located
1,000 acre blocks of good commercial land, where a
variety of prospective buyers have turned the situation
into something akin to an auction room.
“The farmland market has certainly become more

sophisticated,” says Alex Lawson of Savills Farms and
Estates. “The new breed of buyer we see today is often
much more familiar with complex transactions and there
is definitely a more global feel to the marketplace.”

Growing gaps in supply
But it’s not only the prospective purchasers who are
changing. Savills recent UK FarmlandMarket in Minutes
reveals that there is increasing polarisation between
different regions in terms of farmland supply and values.
In the first nine months of 2014, around 120,700 acres
of land was publicly marketed, with significant regional
variations. “While activity increased considerably in the
East of England where it was up by 58 per cent, and the
South West, up 43 per cent, in the North of England,
where the largest falls in supply were recorded, it was
down by 34 per cent and in the South East by 9 per
cent,” notes Ian Bailey of Savills Rural Research.
Land values were looking fairly polarised, too. At the

top end of the market, capital growth was strong. “The
average growth for prime arable land across Britain
was 12.8 per cent, which is more than four times that
recorded for prime central London residential property
at 3 per cent,” says Ian.The highest sales have achieved
well in excess of £15,000 an acre.
“The very best quality land has been doing incredibly

well, while poorer quality land is much more difficult to
sell,” observes Alex. “Arable land has a broader appeal,
and that has certainly driven prices up. There are also
certain regions which generally tend to hold their value
more effectively.”

Can you benefit?
Although there is little landowners can do to change the
geology or geography of their land, simple aesthetic
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L A N D VA L U E S

improvements are worthwhile to keep farms and estates
at the upper end of the price band. It definitely pays to
maintain drainage, hedgerows, woodland management,
and infrastructure.
“All of that helps,” says Alex. “Particularly as the

residential and amenity market is likely to take a turn
for the better.That’s where the next element of growth
will come from. As prospective purchasers continue
to look for country houses, property demand and
values will be influenced both by the farmland
market and the residential market. That’s where
enhancing infrastructure and aesthetic appearance does
make a difference.”
Figures for farmland transactions show that

corporate and institutional landowners are, at the
moment, more interested in buying than selling. Cash
still features in around 80 per cent of deals, which
suggests that demand for farms and estates is wealth-
driven. Consequently, the reduced purchasing activity

by farmers may be partly down to weaker sentiment but
also strong competition from investors.
“Moving into 2015, there are a few factors that

might increase supply and affect ongoing growth
in values. Clearly an understanding of local market
conditions will be critical to buyer and seller to ensure
expectations are realistic.”
On the whole, however, the outlook appears to be

a positive one. “The large deals we have been involved
with, including the sale of the Co-operative Farms
Portfolio, demonstrate that there’s still huge variety
in appetite for the UK farmland sector – with interest
coming from all over the world, and from very different
types of buyers,” says Alex. “We are talking to a huge
number of potential purchasers who, previously, we
would never have come across. ”

Alex Lawson, Savills London, 020 7409 8882, alawson@savills.com
Ian Bailey, Savills London, 01797 230 156, ibailey@savills.com

Although
there is little
landowners
can do to
change the
geology or
geography
of their
land, simple
aesthetic
changes are
worthwhile

LEFT
Prospective
purchasers
continue
to look for
country houses

Capital growth compared (Jan-Sept 2014)

12.8%
3%

Prime
arable land

Central
London
residential
property

Supply by farm type (Jan-Sept 2014)

Arable 35%
Mixed 32%
Stock 24%
Dairy 4%
Unknown 4%
Other 1%
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Demand for farmland, debt vs cash
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R E N T E D P R O P E R T Y

T wonewproposals that
are being considered
on energy efficiency
within the domestic
private rented sector

could mean significant changes
for landlords from 2015. Although
much could evolve on the journey
to legislation, there is still plenty of
food for thought.
Already energy efficiency is

starting to grow in importance
with tenants. “It can directly affect
the rent that can be obtained,”
says Alice Hayter of Savills Rural.
“Tenants want to know more about
running costs and they’re looking
very closely at energy efficiency.”
The first of the two

proposed legislations, the Tenant’s
Energy Efficiency Improvement
Regulations, would be in force by
1 April 2016 and would allow
tenants to request energy efficiency
improvements from their landlord.
Guy Clatworthy of Savills

Energy recommends that landlords
anticipate which properties might
generate these types of requests
and plan, in advance, how the work
might be done in a cost-effective
and timely manner. “If you decide
to make these improvements
yourself, there are tax benefits to be
had, and you can define the scope
of the work,” he says. “Alternatively
you could apply for Green Deal
funding,” (see right for more).
“Good estate managers set aside

funds for property repairs each
year which could also incorporate
energy efficiency improvements,”
adds Alice.
The second piece of legislation,

the Minimum Energy Efficiency
Standard Regulations, will require
all eligible properties in the

domestic private rented sector to be
improved to a specified minimum
standard – an Energy Performance
Certificate (EPC) rating of “E”– by
1 April 2018.
The government estimates that

one in 10 privately rented homes
has “F”or “G”EPC ratings, and one
in five privately rented homes is in
fuel poverty. So, there’s no doubt
that change is needed.The question
is: should landlords act yet?
Guy counsels caution. “Our

advice would be to do your research
first, understand what your rented
property portfolio contains, assess
your EPCs, then decide where to
go next. In other words, consider an
outline strategy because we cannot
be certain what the final regulations
will state. At the moment,
agricultural tenancies (where the
house comes with the farm) are
excluded but the proposals clearly
say that exemptions and definitions
could change.So,farming properties
could be next in line.”
For some landlords, now could

be a good time to assess whether
it would be more financially viable
to make the changes and continue
to receive the rent, or to sell on the
property and release some capital.
“Landlords who bring their

properties up to standard could
potentially get increased rent, and
be able to let their properties more
quickly,” says Alice.
Plus, Guy adds: “As energy prices

rise, the link between rental value
and energy efficiency will definitely
become more significant.”

Guy Clatworthy, Savills Wimborne,
01202 856 855, gclatworthy@savills.com
Alice Hayter, Savills Cheltenham,
01242 548 016, ahayter@savills.com

If new government proposals on energy efficiency
become law in 2015, private sector landlords could
find themselves with requests for improvements

A MOVE TO IMPROVE
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How long would I have to respond to a tenant’s
request for energy efficiency regulations? Your
tenant should put their request in writing, and you would
have three months to either consent to the improvements
and any associated Green Deal finance, or provide a
reasonable refusal. You may also be able to provide a
counter proposal.

What if my property is listed? Listed properties are
currently exempt, but they cannot be ignored forever.

What if my property has a long-standing let? If a
property has been let to the same tenant since before
October 2008, it may not have an EPC. However, your
tenant could still make a request for improvements as
long as the property type is not exempt from the new
regulations.

If a Green Deal is in place and my tenant moves
on, who repays the loan? A Green Deal Finance Plan
is attached to the electricity meter and the costs are
repaid through instalments on the electricity bill. So if
the building is sold or let to another occupier, then the
obligation to repay moves to the new electricity bill payer.
However, be aware that if the property was empty at any
point, but some energy was still being used (e.g. heating
over winter), the bill payer would be the landlord.

ENERGY REGULATIONS :
YOUR QUESTIONS ANSWERED

How energy
efficient are your
rented properties?
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I N T E R V I E W

The forestry sector has changed markedly
in recent years – formerly an asset
held for its capital value, timber is now
emerging as a vibrant market in its own
right. Booming demand for biomass is

helping to underpin the global market, so how can
investors maximise their returns?
The five key considerations when investing in forestry

are: location, physical condition of the soil, species of
tree; age of tree, and access. “If you can tick all of those
boxes and are investing for 20 years or more, you will
do well,” says James Adamson, investment and business
development manager at Scottish Woodlands, which
works closely with Savills advising clients in Scotland
and further afield.
“By its very nature, forestry is a long-term investment;

you can go 30 years or more without any income
whatsoever,”says James.But it is not just the cash generated
by timber sales that produces a return for landowners and
investors it is the appreciation of land values.
“In 2013 the average price of all forestry sold in the UK

was £7,000 per hectare,with the best fetching over £10,000
per hectare and the worst £1,000. That compares to an
average of £2,100 in 1998 and £4,000 in 2008, which is
why people have made so much money.”

With a predicted shortfall in timber
supply, the rising price of forestry
land and the growing business of
biomass, it’s no surprise investors
are putting their money in forests
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MONEY
GROWS
IN TREES
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F O R E S T S

Although capital growth may not continue at such high
rates in the future, James reassures investors: “The future
of timber is fantastic – globally we are short of timber over
the next 25 years, which has got to be positive for prices.”
In the UK, Sitka spruce makes up 56 per cent of

softwood reserves, and is mainly used for construction
timber. Some is also processed into products such as
MDF and plywood, with agricultural fencing and paper
each accounting for 5 per cent of the harvested amount.
“Wood fuel, which was nothing 10 years ago, now

comprises 12 per cent of the market,” says James.
“The biomass sector has grown very rapidly, both on a
private and industrial scale – the key point is this is not
substitute demand, it is entirely new demand.”
Globally, foresters select the most appropriate species

for their environment, with temperate climates best for
conifers and tropical regions better for hardwoods. “In
the UK, Sitka spruce grows on a 35-55 year rotation,
as it loves our mild wet weather,” says James. Northern
Europe favours Scots pine and Norway spruce, with
more beech and cork oaks in southern Europe and
Turkey. Further south again, and you get into the
regions of teak and eucalyptus, before heading back

Over the
past 21
years, UK
forestry has
returned
about 8.5
per cent
a year,
including
capital
growth

RIGHT A teak
plantation in
Belize mainly
supplies wood
for furniture and
boat building

into conifers in the more temperate parts of the
Southern Hemisphere.
There are plenty of investment opportunities, ranging

from private forestry buyers to large institutional investors
and funds. “Funds will accept stakes from £25,000
upwards, while individual forests will change hands from
£300,000 to over £1 million,” he adds. “The UK market
only turns over about 12,000-13,000 hectares a year, so
really large institutional investors look elsewhere.”
Mature markets typically offer greater investment

security, albeit usually at lower rates of return. Over the
past 21 years,UK forestry has returned about 8.5 per cent
a year, including capital growth, although when rising
land values are excluded a realistic return is around 1 per
cent at current timber prices, which have been impacted
by the economic downturn across the world.
Most established markets in developed economies return

less than 7 per cent,with established markets in developing
countries at between 7 and 9 per cent. Emerging markets
such as Eastern Europe and Central America carry greater
risk but potential returns of 10 to 15 per cent, while
pioneering markets such as Russia, China, Indonesia and
west Africa offer the highest risk and returns.
Anyone seeking to invest in forestry abroad should

ensure they understand the political situation and
security of their investment, warns Hugh Coghill, of
Savills Rural. Unstable governments and illegal logging
are of particular concern in some of the higher risk areas.
One region that offers excellent returns without

exceptional risk is Sub-Saharan Africa, with eucalyptus
and pine plantations in the Rift Valley growing rapidly
and providing considerable economies of scale. Trees
planted in 2010 should start producing income from
2020 to 2035, with a forecast return on investment of
between 10 per cent and 19 per cent, before any capital
uplift in land.
Investing in forestry or owning commercially managed

woodland is extremely tax efficient, as under current
rules, timber is generally not treated in income and
capital tax calculations. Woodland on agricultural land,
such as shelter belts, can qualify for agricultural property
relief, and it is even possible to defer the inheritance tax
value of growing timber on amenity woodland through
woodland relief which holds the tax until the asset is
realised and funds released for settlement.
Altogether, it seems, the future is in the trees.

IN FIGURES

■ Globally, about a third of the
earth’s land surface is forested,
including tropical rainforest and
natural woodland.
■ Only 6.5 per cent is actively
managed plantation forest.
■ 65 per cent of industrial wood
supply is sourced from natural
forests, with 35 per cent from
managed plantation forests.
■ Europe is over 40 per cent forested.

■ The UK is one of the most
un-forested parts of the world, with
woodland covering only 12 per cent
of the nation (17 per cent in Scotland).
■ Baltic States such as Finland
and Sweden are about two-thirds
forested.
■ About three-quarters of UK
forest is privately owned, with the
remainder owned by the Forestry
Commission.

Forestry is about income generation, with
single species planted on a large scale to
harvest in the future. Woodland, while still
potentially producing an income, is less
commercial, with amenity, sporting and
conservation often as its primary goals
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IN PRACTICE

Managing forested land is all
about the planning. “Every
commercial forest now has a Long
Term Forest Plan that is approved
by the Forestry Commission,”
says Tom Chetwynd who has
recently joined Savills Aberdeen,
but was previously managing an
3,500 hectare estate in Moray
which included 1,250 hectares of
commercial forestry.

“This working plan gives felling
approval for the next 10 years,
and approval ‘in principle’ for a
further 10 years after that too,”
he explains.

The estate which he managed
grew Scot’s pine and Sitka
spruce. The oldest trees were
planted in the 1950s and the
youngest in 2000.

“Getting the investment right
at the outset is essential for
good forestry,” Tom says. “This
includes: selecting the right
species and transplant, preparing
the ground appropriately for
the soil conditions, protecting
the area from deer or other
herbivores, weeding where
necessary and employing good
crop protection for the first five
years of growth.” Once the
trees are in, a typical rotation
is anything from 35 to 60 years
depending on the species.

When the trees are due to
be felled, the timber is normally
offered for standing sale by tender
and the successful purchase, for
example a saw mill or a timber
merchant, is responsible for felling
and clearing the area.

“Timber prices range from £15
to £35 a tonne depending on the
species, demand and proximity
to market and we expected to
harvest between 200 to 400
tonnes per hectare,” says Tom.
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A S K T H E E X P E R T S

It’s the tax that has dominated Party Conference
season. Labour and the Liberal Democrats want a
new tax on homes worth over £2 million, while the
Conservatives don’t. So is it the right tax? Will it raise
a significant enough amount to make a difference?
Or are there other options that make more sense?
Politicians and commentators have their say

TALKING POINT

MANSION TAX
THE THINK TANK
DIRECTOR
Tim Knox
Centre for
Policy Studies

It’s hard to think of a
tax which would raise
so little revenue yet
cause such damage. Its
supporters say it would
raise between £1 and
£2 billion: in the
context of spending
on the NHS (£113
billion this year), that
is inconsequential.
And yet it would
severely disrupt the
higher end of the
housing market, and
lead to interminable
legal disputes over
valuations.The
problem is that
property taxation is in
a mess: business rates
are too high, the ‘slab’
nature of stamp duty
is ridiculous, council
tax bands have not
been revalued for 20
years and 80 per cent
of local government
money comes from
central government.
Wholesale reform
should be inspired
not by cynical
populism but by a
real understanding
of the balance
between central and
local funding.”

THE LABOUR MP
ShabanaMahmoodMP
Shadow Exchequer
Secretary

The revenue from
a mansion tax will
contribute directly to
a ‘Time to Care’ fund
to make the NHS fit
for the 21st century.
The fund will provide
an additional 20,000
nurses and 8,000 GPs
in the NHS by 2020.
We’ve designed the
tax to be fair, sensible
and proportionate.The
£2 million threshold
will rise yearly with
house prices to stop
more properties being
drawn in. Protections
will exist for people
without a high income
who happen to live in
an expensive property.
There will also be a
system of bands, so
properties worth tens
of millions make a
significantly bigger
contribution than
those just above
the limit.”
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THE INCOME
EQUALITY
CAMPAIGNER
Tim Stacey
The Equality Trust

A whole ton of rubbish
has been spouted
from all sides on the
effects of a property
tax. Not least that
it will hit not-that-
well-off middle-class
families in London.
One estimate says
that the new mansion
tax will hit 110,000
households, 85,500 of
which are in London.
It’s worth putting into
context that there are
almost two million
households in London.
If these numbers are
accurate then it would
hit the wealthiest
0.5 per cent nationally
and the wealthiest
5 per cent in London.
The average house
price in London is
close to £430,000,
a long way off the
£2 million barrier for
the mansion tax.”

THE REAL ESTATE EXPERT
Lucian Cook
Savills

The case for a mansion
tax is relatively weak,
however popular
it may be with the
electorate. High value
housing already suffers
a relatively high capital
tax burden and pre-
existing tax loopholes
have been closed
by targeted changes
to the tax system.
Inevitably there would
be calls for exemptions
from the asset rich,
income poor, and
those owning heritage
property, which are
likely to impinge on
its revenue earning
capacity. It would be
costly to administer,
with the potential for
significant dispute
around valuation. It
could also result in a
significant leakage in
government revenues
from stamp duty,
inheritance tax and
capital gains tax
given the potential
impact on pricing.
Given this, the policy
focus may shift to
adjusting the council
tax system.That might
involve adding several
additional bands at the
top end of the market.”

THE NEWSPAPER
COMMENTATOR
Simon Jenkins
The Guardian

Ed Balls is a long-
standing apostle of
Treasury brutalism,
who capped and
abused the local
property tax for so
long that he now
wants a new one. In
the mid-1980s British
householders paid
value-related rates
which, in the richer
parts of London, could
run to £10,000 a year.
Adjusted for inflation,
those rich rate-payers
would today be
paying from £6,000
to perhaps £30,000
a year. Yet they are
actually paying council
tax of a mere £1,369.
Westminster collects
more in parking
revenue than it does in
council tax. A mansion
tax revenue would be
trivial, £1.7 billion on
just 74,000 houses,
and not conceivably
worth the political
hassle. If politicians
really want a more
progressive local
property tax, there
is no problem.They
should use the one
they already have:
council tax.”

THE LIBERAL DEMOCRAT
Danny Alexander MP
Treasury Secretary

It’s an outrage that a
£50 million property
can currently pay the
same council tax as
a £500,000 home.
That’s why we will
introduce a new levy
on the highest value
properties – new bands
on top of council tax.
This new tax will be
fair, affordable, and
will generate funds
that will help our
nation to live within
its means.”

THE CONSERVATIVE
Brandon Lewis MP
HousingMinister

Ed Miliband’s plan
for a new tax on the
family home, would
harm millions of
hardworking taxpayers
and I am completely
opposed to it.The tax
would force pensioners
to sell their homes
or face a significant
tax bill, and those are
the same pensioners
that already worry
about inheritance
tax affecting their
families. Even several
Labour MPs have
admitted that their
new tax would be the
thin end of the wedge
and sooner or later
homes worth much
less would be included.
And because the policy
is supported by the
Liberal Democrats,
the only way to avoid
a new tax on the
family home is to vote
Conservative in next
year’s election.”
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I N N U M B E R S

A numerical insight into stories from the rural sector
FACTS AND FIGURES

British Food and Drink
The whole supply chain of the British
food and drink industry (including
farmers, manufacturers, wholesalers,
retailers and caterers) contributes 7 per
cent of the UK economy and employs
3.5 million people.

Flying the nest
The British Trust for
Ornithology’s latest
breeding bird survey,
shows that:

Breeding beavers
A pair of beavers
living wild on the
river Otter in Devon
gave birth to three
kits this summer.

Saved by garlic
A tree consultant has found that high
concentrations of garlic can be used
to treat tree disease. Over the last four
years he has treated 60 horse chestnut
trees suffering badly with bleeding
canker, all of them were cured.

How much are we growing?
The UK produced 53 per cent of its food supply in 2013.
In the major food categories, UK farmers produced:

+58%
East of
England

+43%
South
West

-28%
Scotland

-34%
North of
England

-11%

East
Midlands

+7%

West
Midlands

-22%
Wales

-9%
South
East

Regional change
in farmland for
sale between
2013 and 2014

House Martins are up
in Scotland (125 per
cent since 1995) but
down in England (27
per cent over the
same time).

House Sparrows are
thriving in Wales, up 96
per cent since 1995.

Wagtail species are
in long-term decline
in the UK, with yellow
wagtail numbers
down 13 per cent
since last year.

84%
of meat and meat

preparation
supply

22%
of fruit and
vegetable
supply

85%
of dairy products
and egg supply

49%
of cereals and

cereal preparations
(including rice)

3.5m
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SAVILLS
RURAL

SERVICES
Savills is deeply involved

in the rural economy at every
level and offers a range

of services for landowners,
farmers and rural businesses

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

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

BUILDING & PROJECT
CONSULTANCY
Specialist advice across
a range of projects, from
country house renovation
and the adaptation of
farm buildings through
to new-build projects.
Contact: Simon Collett
020 7409 5951
scollett@savills.com

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

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

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

DEVELOPMENT
Advice for all aspects
of development, from
viability proposals to land
assembly and equalisation.
Contact: Richard Rees
020 7016 3726
rrees@savills.com

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

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

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

ESTATE MANAGEMENT
& CONSULTANCY
If it’s 50 or 50,000 acres,
we help clients to
optimise their assets.
Contact: Mark Egar
01462 813 209
megar@savills.com

INFRASTRUCTURE PROJECTS
Referencing and
acquiring land rights by
consent and/or CPO for
all infrastructure projects.
Contact: Tim Waterfield
01202 856 864
twaterfield@savills.com

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

MINERALS & WASTE
MANAGEMENT
Advice on mineral
extraction and waste
management.
Contact: Martin Ott
01245 293 290
mott@savills.com

PLANNING
Resolving and promoting
rural planning issues.
Contact: David Jackson
01865 269 008
djackson@savills.com

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

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

VALUATION
Accurate, cost-effective
and confidential valuation
advice for all properties.
Contact: Charlie Seligman
01962 834 016
cseligman@savills.com
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