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Built Environment Forum Scotland (BEFS) is an umbrella body for organisations working in the built
environment in Scotland. Drawing on extensive expertise in a membership-led forum, BEFS informs, debates
and advocates on the strategic issues, opportunities and challenges facing Scotland’s historic and
contemporary built environment.
BEFS issues the following response in relation to the consultation on Housing to 2040.
Q1 - Earlier this year we published our draft vision and principles. Do you have any comments on the draft vision
and principles?
BEFS welcomes the wide ranging Principles behind the Housing to 2040 document and makes the
following comments:
Principle 4 – whole-life economic costs are mentioned, but in a climate emergency considering wholelife carbon costs may be an appropriate addition to this statement. (More information on this can be
found in Cross Party Working Group on Tenement Maintenance response to this consultation.)
Research is developing in this area, a recent report of note is from Historic England and CARRIG.
Principle 6 – here the ‘broader availability of land’ is mentioned. BEFS would like primacy to be given
to redevelopment of Brown Field sites, under-utilised developments, and the enabling of smaller infill
sites to be economically viable. The potential for ‘green field’ and ‘green belt’ to fall under ‘broader
availability’ could not be supported.
Principle 7 – The statement within this principle that, “Homes that cannot reasonably be adapted to
meet the standards (taking account of technical feasibility and cost effectiveness) are considered for
demolition or are repurposed.” should be treated with extreme caution. EPC ratings do not, at
present, accurately rate many traditionally built properties. (See BEFS response to the Energy Efficient
Scotland Consultation.) Assessment and adaptation measures are not currently widely understood
and the skills are not yet universally present to adapt appropriately. These factors make the cost of
some adaptations for traditional buildings appear prohibitive. Until these factors are address
adequately too many properties could be considered for demolition needlessly. The embodied carbon
also needs to be taken into account.
Principle 8 – BEFS supports the principle that all owners be required to maintain the condition of their
home. BEFS supported maintenance being present, as was suggested in the Cross Party Working
Group on Tenement Maintenance response to Housing Beyond 2021 Consultation response. This
principle also supports the wider work being done by the group.
However, the principle does not go far enough in promoting, and requiring the maintenance of our
existing built environment, “sometimes required” is not a statement which drives behaviour change.
Evidence that there is an urgent and important need for this to be addressed was forthcoming in the
recent publication of the Scottish House Condition Survey 2018 (SHCS). The level of disrepair
increased 7 percentage points, with 75% of all dwellings having some degree of disrepair and
disrepair to critical elements stood at 57%, also an increase of 7 percentage points. The latter returns
to 2013 levels of disrepair to critical elements. Critical and urgent disrepair in pre-1919 has increased
to 40% but the biggest increases in critical disrepair are in housing built between 1919 and 1964. BEFS
would be interested in continuing the ongoing work towards legislative developments which would
encourage the maintenance and stewardship of all of our built environment.
In relation to Principle 10, BEFS supports the following statement made by Historic Environment
Scotland in response to this consultation.
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[…] we fully support Principle 10 which specifies that new housing, and associated community
resources, should only be provided where it can help to create safer, stronger, attractive,
sustainable and integrated communities. In our view, new housing development should serve
to support the distinctive character, resilience and prosperity of our existing communities and
places. In line with this, we consider that opportunities for the re-use of empty buildings,
brownfield sites and Vacant and Derelict Land (VDL) within our existing places should be
Page | 2
prioritised in the delivery of new housing and associated community development. We also
consider that the design of any new development should reinforce the distinctive
characteristics of a place. This should be done through showing an appreciation of the historic
development of a place, as well as its urban forms, spaces and street patterns.
Principle 11 – BEFS is in agreement that Local communities should be empowered to respond to
housing need in their area and hopes that the mechanism for this would be through well-resourced
Local Place Plans. Much is being said about communities being empowered and enabled to interact
with and effect change in relation to the planning system. This needs to be resourced and not merely
trickle-down empowerment.
Q2 Do you have any comments on the scenarios and resilience of the route map or constraints?
Many factors have been considered within Sections 3 and 4. Whilst aspects such as ‘latency’ for the
skilled workforce are mentioned, there is a lack of expressed urgency as to how many of the
constraints could be turned around within a 20year timeframe. The labour market is mentioned but
not the education system – which would seem key to producing skilled workers within the relevant
sectors.
Many of the issues mentioned are noted within the Skills Investment Plan for the Historic
Environment and a framework with solutions exists within the document. More resource in this area
could pay dividends across the retrofit, regenerative and maintenance agendas.
4.9 and 4.10 involving sequencing and efficient deployment are paramount to all aspects – not just
Labour market considerations.
BEFS also supports the statement made by Historic Environment Scotland in their response:
The existing application of taxation, especially Value Added Tax (VAT) on conservation,
maintenance and repair work, has been raised in recent years as an issue in the upkeep of our
historic buildings and places. These VAT charges can be perceived as a disincentive to owners
and developers undertaking maintenance and adaption works. They also run-against wider
priorities for ensuring resource efficiency and environmental sustainability. We therefore
recommend that taxation structures are reviewed around our already existing building stock.
Taxation reform has resulted in a substantial increase in funding for conservation projects in
other European nations. In Italy, for instance, graduated tax relief and other fiscal benefits
(under the ‘Arts Bonus’ tax scheme) are granted to private sector corporations funding the
conservation of historic buildings. We note that this relief has been reviewed by the European
Union and is not classified as State Aid.
Q3 Do you have any proposals that would increase the affordability of housing in the future?
Land Value capture mechanisms were explored but not supported through the development of the
Planning (Scotland) Act 2019. Further information can be found through the Scottish Land
Commission’s research. Enabling land to be cheaper could, in turn, enable more affordable housing.
Furthermore the ‘capture’ of some of the land value could be used for the betterment of public
infrastructure and services. https://landcommission.gov.scot/downloads/5dd687d6d2d6f_Initialadvice-from-the-SLC-to-the-Scottish-Government-on-land-value-uplift-capture.pdf
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Additionally land could be made available through Compulsory Sale Orders coming to fruition.
Scottish Land Commission work on this has been ongoing since 2018 and has not yet been enacted by
the Scottish Government. https://landcommission.gov.scot/downloads/5dd6a16d88752_CSOProposal-final.pdf
Additionally these powers could be used to aid addressing the 40,000 empty homes across Scotland
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https://emptyhomespartnership.scot/about-us/
With the recent Scottish Government statement on the declared climate emergency the role that
empty homes can play in mitigation is clear. Net-zero will only be possible through reuse of our
existing resources, as well as technological advances. Empty homes can be an adaptable resource,
and a source of embodied energy, capable of mitigating against negative impact on our climate. These
benefits can only be fully realised should the appropriate skills, resources, and polices, be in place.
They may exist in places where there is already transport and social infrastructure, providing much
less carbon impact than other, less well connected, options.
Q4 Do you have any proposals that would increase the accessibility and/or functionality of existing and new
housing (for example, for older and disabled people)?
No additional comments.
Q5 Do you have any proposals that would help us respond to the global climate emergency by increasing the
energy efficiency and warmth and lowering the carbon emissions of existing and new housing?
No additional comments.
Q6 Do you have any proposals that would improve the quality, standards and state of repair of existing and new
housing?
No additional comments.
Q7 Do you have any proposals that would improve the space around our homes and promote connected places
and vibrant communities?
No additional comments.
Q8 Any other comments?
BEFS, as secretariat for the Cross Party Working Group on Tenement Maintenance response to the
Infrastructure Commission was clear about the role of existing housing as infrastructure. BEFS support the
recommendations made by the Infrastructure Commission being taken into account in relation to Housing
2040 policy, paying particular attention to Recommendation 3 – Making the most of our existing assets
which includes:
o Presumption in favour of enhancing, re-purposing, or maintaining existing infrastructure over
developing options for new […]
o Whole-life approach including both cost and build resources.
o Circular economy consideration for resource, reduction, collection, treatment and
repurposing
o Implementation plan to address critical natural and built infrastructure climate resilience and
adaptation needs.
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This consultation does not address the role of housing and our built environment as part of the Circular
Economy. BEFS responded to the consultation in relation to the Circular Economy and reiterates the points
below:
BEFS [issued] this statement of response [to the Circular Economy Consultation] due to the role the
existing built environment can play in a sustainable circular economy. The embodied energy present,
and the potential for positive interventions is huge. Adapting, repurposing and reusing these buildings Page | 4
presents an enormous opportunity to provide carbon solutions, solutions which can provide benefits
to economy, people and place.
This consultation starts by mentioning that, In 2016, we launched ‘Making Things Last’, which laid the
foundations for action and set out a bold vision for building a circular society in Scotland. Our existing
built environment is the foundation for action, and can play a pivotal part within the circular
economy, BEFS was dismayed not to see reference to the built environment within the consultation.
The concepts of regeneration and restoration are rightly mentioned frequently within the
consultation and can be partially fulfilled through our existing built environment. Without their
inclusion, and due consideration being given to full-lifecycle considerations, we are failing to maximise
the value of our places.
The consultation mentions UN:SDG 12 – but BEFS would wish UN:SDG 11 Sustainable Cities and
Communities to also be considered within the concept of the circular economy. Wider issues related
to the built environment and sustainability and the UN:SDG 11 are discussed in a paper by BEFS within
the UWS-Oxfam report.
Whilst BEFS would promote maintenance, retention and reuse primarily there are also mechanisms
which help to promote circularity of building materials. Material Passport schemes are being
considered in various countries and the arguments for sustainability and circularity could suggest this
is a path worthy of exploration – from suppliers, through procurement to building managers and
those designing and building adaptations.
Amongst recommendations made by the Built Heritage Investment Group, and approved, during the
recent Strategic Historic Environment Forum (SHEF), Chaired by Fiona Hyslop, MSP – Cabinet Secretary
for Culture, Tourism and External Affairs (at the time of the meeting) – the following points are
relevant to this consultation.
Recommendations included:
1) Changes to taxation structures for traditional buildings
The Scottish Government to consider using existing powers, or where appropriate to lobby for
change in relation to:
Incentivisation for use and reuse of traditional buildings through income tax powers. A previous
example being the HMRC, Business Premises Renovation Allowance (2007-2017).
Enabling, through conservation and continued use, the full potential of Scotland’s built heritage asset
by removing unequal application of taxation and VAT on restoration, maintenance and conservation
works, whether through graduated relief or other fiscal incentives.
[…]
2) New Policies and Standards for Climate Change Adaptation and Mitigation for the built
heritage including development of appropriate measures for carbon, embodied energy and
energy efficiency emergency:
The climate emergency demands careful stewardship of our precious resources. The Scottish
Government to consider introducing policy to incentivise a culture change, driving maintenance,
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retention, reuse and repurposing of existing heritage assets rather than the current default to ignore,
replace or dispose of them.
Recognise and develop a measure for the embodied energy in our existing built environment when
considering development and repurposing options.
Recognise the unique challenges and limitations of the current assessment for energy efficiency
improvements to traditionally constructed properties; energy efficiency is rarely assessed in ways
which reflect the true benefits of these construction techniques. Review how built heritage assets are
assessed and develop more appropriate assessment EPC tools for traditionally constructed properties.

BEFS would reiterate that not only valuing the embodied energy in our buildings, and assessing full-lifecycle
considerations, but that considering policies to support a circular economy which incentivise a culture change:
driving maintenance, retention, reuse and repurposing of our existing built environment – will be key to
meeting Scotland’s ambitions for a circular economy, climate targets, and social responsibilities.
Current policy development still appears to be happening in silos. This consultation is affected by, and contingent
on many other developments across the policy landscape. From the development of the National Planning
Framework 4, to the Circular Economy developments, Climate Change Plan for Scotland, and the Infrastructure
Commission recommendations. Until there is public expression through consultations of the interconnected
nature of these policies the resulting outcomes may be disjointed, inefficient, and less effective than is necessary
to achieve both carbon-zero and a well-functioning, high-quality, affordable, sustainable Scotland that promotes
good well-being for all citizens.
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