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BEFS RESPONSE: ACCELERATING HOME-
BUILDING IN SCOTLAND

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 existing built and historic environment.

Other relevant consultation responses from BEFS can be seen below, as many issues
overlap and demand associative consideration:

o Draft Climate Change Plan
¢ Permitted Development Rights to Support the Provision of New Homes
¢ Finance & Public Administration Committee Call for Views on Building Safety Levy

(Scotland) Bill

e |Industrial Transition for Scotland

BEFS will be responding only to selected questions of the consultation, as below:

Option 1: Introduce fiscal measures to tackle inactivity or slow build-out.

1. Could fiscal incentives offering relief to other charges help to accelerate build-
out rates? Yes/No/Unsure. Please explain your answer

Yes. Introducing statutory and supplementary charges on slow build-out, in tandem with
fiscal relief in certain circumstances, could help to accelerate home-building in Scotland,
however, BEFS Members would primarily like to see more action on reuse and adaptation
of existing vacant buildings. BEFS position is also that individual levers are not enough - a
system-wide reform is necessary.

BEFS Members and stakeholders want to see a more integrated approach to housing
delivery. For example, CIOB state that “where land, finance, infrastructure, planning and
delivery capacity are not aligned, the impact of otherwise sensible policy measures is
diminished” and that “rather than relying primarily on siloed measures and

programmes aimed at influencing specific points in the development process, there is an
opportunity to move towards a coordinated delivery model in which key enablers of
housing development are brought together more systematically”.



A system-wide reform of housing delivery in Scotland needs to be in conversation with our
existing policy landscape. In our response to the Industrial Transition consultation from
2025 we said that sites that may be transitioned out of industrial use as part of Scotland’s
work towards Net Zero should be considered as key sites for future investment in the
existing infrastructure. This would support both Community Wealth Building principles and
a local low carbon economy, as outlined in the National Planning Framework 4 (NPF4). The
NPF4 also outlines how former industrial sites that have become brownfield and otherwise
vacant land can be reused and adapted for both residential and commercial uses.

BEFS is aware of the Scottish Government’s intention to establish a new Housing Agency,
operational by 2027. It is crucial that through the establishment of this Agency,

individual levers such as fiscal incentives and charges are developed in context and
tandem with a wider systems reform - taking into account the full national picture of what
causes delay in delivering housing, including the skills gap, the challenges of the planning
system, and supply chains that lack resilience and cross-region consistency.

a) Which charges / taxes / levies could the incentives be applied to? Please explain
your answer

Statutory supplementary charges on slow build-out should apply to all developments in
Scotland, as stagnant supply of homes should not be acceptable considering the national
housing emergency. However, a programme of fiscal relief should apply to retrofit and
traditional building projects, as well as housing developments on brownfield and otherwise
vacant land. In our response to the consultation on Building Safety

Levy in 2025 we stated that not enough action is being taken for housing in policy and
practice to promote the productive reuse of vacant and derelict buildings and brownfield
land. Increasing efforts in this area will reduce the need for new-build residential
developments on greenfield sites in the first place. This is in the interest of the national
economy as it would contribute to a wide range of national policy priorities including the
housing emergency response, local living, addressing the climate emergency, preserving
heritage, and improving health and wellbeing.

b) Should relief be in the form of full exemptions or variable rates? Full
exemptions / variable rates. Please explain your answer.

Considering the hierarchy of reuse developed by The Engineers Reuse Collective

(TERC) where repurposing is understood as requiring an increase in intervention, material
demand, and carbon impact in comparison to retrofit, it would seem justifiable

that retrofit housing developments should be granted full fiscal relief of a selected tax or
levy, whereas brownfield housing developments could receive a partial relief.

c) Could a tax impact differently on different types of land owners? Please explain
your answer.

No comment.

d) Please provide any evidence of how fiscal measures linked to other charges
would impact development finance to influence built out rates.

Currently, there is a 0% VAT rate on new-builds and 20% VAT on refurbishment and repair
in the UK. House building in Scotland annually sits around 15-16,000



homes, whereas refurbishment and repair of vacant and derelict buildings to bring them
back into occupancy is nowhere near the former figures. Taking into consideration that
these vacant and derelict buildings could become well-placed homes, workplaces, and
service providers in often already connected places, there is great opportunities for
economic growth and improvement of markers of health in Scotland by lobbying for a VAT
review with Westminster.

2. Should we introduce a tax on sites which have been allocated for residential
development and/or have permission for homes, but are not being built out as
expected, as set out in option 1? Yes/No/Unsure. Please explain your answer.

Yes, see question 1b.

6. Do you have any other suggestions for measures which could use levers available, or
which could be put in place through the planning system, to deliver more homes at
pace?

Place-making describes the various efforts and initiatives that are undertaken to ensure a
geographic community’s physical assets and amenities are maintained and developed in
line with local needs and aspirations, and which are respectful of the distinctive
characteristics of each area. Effective place-based approaches are holistic, collaborative,
and considerate of a place’s function and identity. They provide positive outcomes for
health and wellbeing, sustainable economic development, and long-term resilience against
climate change and other threats.

Taking better care of our Scotland’s built assets and ‘everyday heritage’ alongside
heritage visitor attractions, and doing more to celebrate them and promote engagement
with local people and visitors, is an important place-making action point. Improving the
appeal and offer of town centres, providing greater access to green spaces, waterfronts,
designed and no designated landscapes and other public spaces, and enhancing urban
connectivity are also imperative.

The cross-portfolio value of bringing empty buildings and vacant land back into productive
use in our villages, towns and cities is considerable and often underappreciated. The
Vacant and Derelict Land Task Force, a collaboration of 30 cross-sector bodies led by the
Scottish Land Commission and the Scottish Environment Protection Agency, investigated
the key contemporary challenges inhibiting progress, especially in smaller sites, and
produced a recommendations report to the Scottish Government in 2020. As the Task
Force noted, there is 11,000 hectares of vacant and derelict land and buildings in urban
Scotland - almost twice the size of Dundee (the Dundee City Council boundary contains
6,300 hectares).

The challenge of repairing and bringing historic buildings back into productive use is
considerable given the scale, but reducing this total will create major added value for our
people, places, economies and environments. A wider application of the Task Force’s
recommendations, utilising learning outcomes from their research and pilot testing, is
needed to deliver this. Towards addressing the Housing Emergency, reuse over a default
towards new-build must be a firm commitment. Alongside this, a wealth of added value
can be unlocked addressing the Climate Emergency, antipollution and biodiversity targets,
avoiding unnecessary waste, and developing more green spaces, designed landscapes and
attractive waterfronts. There are also myriad additional benefits for local economies,



tourism, community development, pride of place, health and wellbeing, skills and
employment, town centre improvement, and much more.

BEFS responses to a number of consultations in relation to the built environment can be
found at: https://www.befs.org.uk/resources/consultations/
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