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WELCOME

TO THE 2017 EDITION OF RURAL VIEW
The diversity of our business continues to evolve
with our clients and there appears to be no shortage
of appetite to do more despite the current climate.

T

his year’s Rural View
demonstrates how diverse our
rural business has become.
Whilst farming remains at its core, we
are constantly exploring opportunities
with our property experts in
residential, commercial and planning
and development to provide site
specific advice and there appears to
be no shortage of appetite to do more
despite the current climate.
Whether it is making money
or saving money, we are seeing
opportunities for both. In this issue
we highlight the increase in demand
from investors and developers for
energy storage sites (page 8), and
operational renewable assets (page
23). We also feature a case study from
the Bodrhyddan Estate near St Asaph,
North Wales where a ground source
heat pump has been installed as part
of a residential restoration project –
providing a cheaper energy source for
tenants and a 20 year subsidy for the
Estate (page 22).
Brexit continues to dominate
the headlines and the result of the
recent general election has created

a renewed sense of uncertainty.
Thankfully, property investment has
remained resilient. Sales are continuing
to proceed, albeit at a slower rate than
in recent years. However, diversification
will become more critical as outlined
on (page 6).
Perhaps we should take heart that
the newly appointed DEFRA secretary,
Michael Gove, is supportive of people
who “get food on our plates”. Now is his
chance to prove to us all just how that
can be achieved.
This issue highlights the shortage
of rural housing for retirement and
presents our solution, which we have
called the ‘Extra Care Model’ (page
14). We also discuss the benefits of
specialist consultancy advice around the
Compulsory Purchase of land for major
infrastructure projects (page 18).
That interaction extends far beyond
our own teams, as we take great pride
in our strong links with other
professional advisors to ensure that we
deliver the very best outcomes.
What might seem straight forward on
the property side often has unforeseen
legal or tax consequences and joined up

thinking remains essential. This advice
is critical when helping estates plan
for future succession (page 10), as well
as understanding the implications of
changes to legislation (see page 12 for
the digitisation of tax returns).
We do hope that you enjoy the
articles in our latest edition and as
always our experts are very willing to
answer any questions which you
may have.

Tim Jones
Head of Rural Division
020 7518 3200
tim.jones@carterjonas.co.uk
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RURAL

A snapshot of current rural issues

NEW RULES ON
LETTING RESIDENTIAL
PROPERTIES
NOW LESS THAN A
YEAR AWAY
The Minimum Energy Efficiency
Standards (MEES) will mean that from
1 April 2018 it will be illegal for a private
landlord to let a property with an
Energy Performance Certificate (EPC)
rating lower than E to a new tenant and
to an existing tenant from April 2020.
Because of the nature of many older
rural houses and cottages they are
generally more vulnerable to fall foul of
these rules.

“From 1 April 2018 it will be
illegal for a private landlord
to let a property with
an Energy Performance
Certificate (EPC) rating lower
than E to a new tenant”

RURAL PAYMENTS AGENCY HALT
MAPS THAT FARMERS CAN USE
TO MANAGE THEIR LAND
Farmers and landowners have
traditionally been given whole estate
plans as part of their Rural Payments
Agency (RPA) applications. These
plans have been put to good use in
estate offices, in vehicles for planning
work and passing on knowledge to
new workers/contractors. Now the RPA
Geographic Information System (GIS)
produces plans by individual fields,
it’s then a laborious process to piece
together a usable map of the estate.
However using a professional
mapping outfit as a contractor on
the RPA system will provide you
with excellent plans pulling your
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field boundaries into a more usable
and contextual visual. Other added
value benefits that come with using
a professional mapper are the ability
to control the colour scheme and use
business logos or artwork, overlay other
management information such
as drainage or utilities, and ultimately
to make the plan more usable by
printing on waterproof paper, rigid
notice boards and mobile devices.
Carter Jonas offer all these services as
well as accurate boundary surveys to
make sure the right areas are in play.
For more information contact:
andy.williams@carterjonas.co.uk

In addition, according to the CLA’s
Deputy President Tim Breitmeyer this
has been made worse because, “around
1/3 of the homes set to be affected
have been given lower EPC ratings
than they deserve, due to mistakes in
the way the Government assesses the
energy efficiency of traditional solid wall
buildings. Although the government
has recently consulted on fixing
these mistakes, we have received no
assurances these will be rectified before
the April 2018 deadline.”
Energy Efficiency Rating

Further clarity is also still required
as to whether those who own listed
buildings or properties in conservation
areas must comply with these new rules.
We hope the Government will
find time to look at these domestic
regulations, which will have a significant
impact on the rural lettings market if
matters are not clarified soon. For more
information, please contact:
nicola.palfrey@carterjonas.co.uk

ESTATE DIVERSIFICATION BOLSTERS
RURAL ESTATE PORTFOLIO PERFORMANCE
As the rural sector enters a new
phase in the market cycle, findings
of our latest research suggest estate
diversification is key in supporting
rural portfolio growth. Now in its eight
year, the value of the Model Estate, an
annual research report analysing the
performance of a 3,168 acre notional
agricultural estate, increased by 5.5% to
£40.7m over 12 months to 31 December
2016. This is despite easing land values
and uncertainties surrounding the EU
referendum impacting the market.
The Model Estate tracks the annual
performance of its various components,
which includes a Grade II listed
manor house, let and in-hand farms, a
commercial and residential portfolio,
and the ‘other’ category, comprising
a telecoms mast, fishing rights, a
syndicate shoot and a solar farm.

To order your copy please email:
heena.kerai@carterjonas.co.uk

STRATEGIC
REVIEW
A number of cooling headwinds
following Brexit, including the
unclear subsidy regime and
uncertain trading arrangements,
face the UK’s farming industry.
While Article 50 has been invoked,
commencing the two-year Brexit
negotiation period, confirmation
of future subsidies will not be
confirmed until at least 2019.
Consequently, Carter Jonas
are providing a strategic review
service for all clients, to ensure the
continued viability of estate’s at
such a precarious time. This will
include a complete appraisal of
all elements of the owner’s estate,
highlighting opportunities for
further diversification and, more
significantly, identifying any key
threats and restraints. The review
will also include an opportunity for
the client’s expenditure costs to be
compared against the Carter Jonas
benchmark, highlighting where costs
can be reduced, thus increasing
profitability. For more information,
please contact:
tom.fawcett@carterjonas.co.uk

THE FUTURE OF BRITISH
AGRICULTURAL POLICY
The new Members of Parliament elected
on the 8 June are now responsible
for setting the architecture for a new
agricultural policy.
The existing EU funded support
system results in farmers being paid flat
rate payments based on the area farmed
and it seems unlikely these will persist
in to the new era. But how quickly
these payments will be phased out or
morphed into a new system will be the
big question and it seems that now is a
very important opportunity for farmers

to carefully interrogate and influence
the proposals being put forward by our
political parties. It is more important
than ever that we feed them with
positive ideas that will support a
competitive, modern farming industry
going forward but with the recognition
that in order to receive support farmers
will also have to take heed of such
matters as flood mitigation, wildlife
conservation and public access.
To discuss further please contact:
james.stephen@carterjonas.co.uk
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Brexit:

What Next?

Following the EU
referendum vote in June
2016, discussions of a hard
or soft Brexit continue to
dominate headlines. While
our negotiating position
remains unclear, the result
of a hung parliament in
the 2017 election has
created a renewed sense of
uncertainty for the UK.
By Heena Kerai
Research Analyst
T: 020 7518 3270
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T

he devaluing of Sterling, against
other major currencies, was widely
reported in the days following
the UK’s vote on EU membership.
Though disappointing for UK residents
from a buying perspective, the “cheap”
currency encouraged tourism and
investment into the country. This is
particularly noticeable in figure 1, where
there was a surge in the equity markets
as the weakened Sterling encouraged
foreign money to filter into the UK
following the referendum vote.
The value of Sterling fell further in June,
following the result of a hung parliament
in the 2017 election after the Conservative
party failed to secure a majority
win. However, despite uncertainty
in Westminster, Brexit negotiations
commenced as originally scheduled, on
19 June 2017. Chancellor Philip Hammond
reiterated that the Government will be
sticking firm in its views to leave the
single market and customs union, and
has stressed that the Government intends
to prioritise British jobs, and continue to
support economic growth.

So what has happened to pricing?
As has been widely reported, land
values have fallen during the last 12-18
months, but this has been primarily due
to a natural easing of pricing, after the
UK experienced more than eight years
of unprecedented land value growth.
While uncertainty remains, pricing will
continue to be affected throughout
the country. The diversification of
agricultural estates will be key over
the next few years, acting as a hedge
to minimise the impact of falling land
values and rents.
Despite the outcome of the
referendum vote, property investment
in the UK’s rural sector remained
relatively resilient in 2016. Throughout
England and Wales, the theme of
demand outstripping supply continues.
According to our agency teams
distributed across the country, even
with the difficulties each region has
faced in recent months, sales are
continuing to proceed, albeit at a slower
rate than seen over the last three years.

If the UK cannot agree to a sufficient
parting deal with the EU, we will be
reverting to World Trade Organisation
(WTO) rules. This allows the UK to trade
under the same rules as the US, but it
also means facing EU tariffs on exports
to the EU, which were previously
exempt. While trading agreements
will change, the quality of the stock
currently produced by the UK will need
to be maintained if the UK wishes to
continue trading with the EU and the
rest of the world.
Funding for UK farmers remains key.
However, according to DEFRA minister

funding levels and will require the
most government support, although
this is much more likely to be via
environmental subsidies and not general
farming support. Many farmers will also
be keeping a close eye on the differing
funding levels. Will big farms with
good incomes be penalised, while the
government supports smaller farms or
less successful smallholdings?

It isn’t all doom and gloom

Brexit aside, there are many other
factors that will affect the UK. Looking
from a global view, the world’s
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No long-term solutions
Although it is difficult to predict the
impact of Brexit on the sector and
no clear solutions will be outlined
for at least another 12-18 months,
the uncertainty surrounding trade
agreements and the future of subsidies
for UK farmers will keep pressure on
the market. However, concerns may
now be reduced, with both the Trade
Bill and Agriculture Bill, among others,
mentioned in this year’s Queen’s
speech, outlining the Government’s key
objectives and priorities during the twoyear negotiating period.
According to the Office of National
Statistics (ONS), the UK was exporting
£21bn of food and beverage in 2016, of
which 61% was to the EU, while importing
more than twice its export level at £45bn,
71% of which was from the EU. Whilst
leaving the EU may appear catastrophic
for trade, it is encouragement for the
UK to source cheaper produce from
elsewhere in the world, instead of what
has been a heavy reliance on the EU.
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George Eustice, the chance of a subsidy
support system being announced by
2020, when the current CAP extension
period terminates, seems unlikely.
Instead, farmers could face waiting until
2025, when a replacement policy is
likely to be introduced.

“it is difficult to predict
the impact of Brexit
on the sector and no
clear solutions will be
outlined for at least
another 12-18 months”
A British Agricultural Policy (BAP)
could very well replace the Common
Agricultural Policy (CAP), however the
reality is that since the EU will not be
paying out, funding levels are likely to
be capped at a reduced a level. This
could encourage farmers to adopt newer
methods of production to become more
self-sufficient and cost-effective.
Remote areas in the UK are expected
to be the worst hit by reduced

Jan 17 Feb 17 Mar 17

Apr 17 May 17 Jun 17

Source: Bank of England, Oanda

population is on the rise, although
the forecast for Europe is due to fall.
According to the UN, by 2050, the
population of Europe will fall to 707mn,
from 738mn in 2015. Germany will see
its population reduce by -7.6% during
this period, while a 16.5% increase is
forecast for the UK. In addition, the
UK’s population is due to surpass that
of Germany’s by 2049 to become the
largest populated European country,
highlighting its importance not just in
Europe, but also on a global scale.
The robustness and resilience of the
global economy has not only helped
soften the immediate impact of Brexit
on the UK, but also that of other
major global events in recent years.
Despite the challenging times ahead,
the UK remains a well-reputed global
powerhouse. The country will continue
to thrive, and the widespread issues
around other parts of the world displays
the UK in a more desirable light – not
just from a real estate perspective, but
socially, politically and economically.
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ENERGY STORAGE:

From myth

TO REALITY
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Supplied by kind permission of RES

After years of being
hailed a ‘gamechanger’
energy storage is finally an
established market, with
a significant number of
developers and investors
currently searching for
suitable sites. Hardly
surprising when you
consider that the market
is predicted to grow
exponentially, with experts
predicting it will reach
approximately £116bn by
2030, while the cost of
lithium-ion batteries has
simultaneously halved
in the past three years.
By Charles Hardcastle
Partner, Head of Energy & Marine
T: 01423 707837

L

ithium-ion batteries are currently
the most common form of storage
with batteries either housed in
shipping containers or purpose-built
sheds. A single acre of land can typically
house 20MW of batteries, which
means there are many more potential
development sites available compared
to traditional forms of generation such
as solar PV. Planning consent is required
for larger projects and batteries
typically cost £800,000/MW, although
costs are predicted to fall even further.
There are many different ways to pursue
a storage scheme and therefore it’s vital
that landowners seek advice on the best
option for their site.

Large scale standalone projects

Developers are keen to secure long
term leases of brownfield land on
which to establish standalone projects.
These new sites typically range from
5-50MW and earn revenue from
National Grid ancillary service contracts,
such as frequency response. Market
rents continue to escalate as the
competition for key sites with grid
intensifies. Rental offers now also
regularly provide for a share of the
revenue likely to be generated by the
asset over the lease term.

“It’s imperative that
landowners secure the
grid connection in their
own name.”
It’s imperative that landowners
secure the grid connection in their own
name, so as to retain the flexibility of
seeking competitive offers for a site.
The National Grid are set to release a
consultation on revising the structure
of ancillary services contracts which
should simplify matters, but until then
ancillary service contract lengths are
typically between two to four years.
This means that securing development
finance is difficult as developers
are currently unsure of future
income, therefore selecting the right
development partner is the key
to success.

Co-locating with existing
generation

Landowners with existing renewables
sites such as wind and solar are also
a target for developers as storage
can be retro-fit or co-located with
the existing technology and charged
directly from the renewables. Caution
is recommended, as business models
are in their infancy and it’s imperative
that landowners ensure existing subsidy
accreditations are not invalidated by
the addition of storage. However, using
batteries may revive solar PV sites with
planning consent that did not complete
in time to claim the Renewables
Obligation subsidy, thereby ensuring
they can still be built. Batteries on
such sites will most likely require a new
import connection, but could also make
use of any spare export capacity on
existing grid connections.

Behind the meter batteries for
large consumption sites

Installing a battery can help sites with
large electricity consumption reduce
their energy bills, whilst simultaneously
earning money through National Grid
contracts. Network charges make up
around 24% of a site’s electricity bill
and are added for all electricity demand
during peak hours. Crucially batteries
can reduce the need for a site to
purchase electricity during peak hours.
‘Aggregator’ companies hold ancillary
service contracts with National Grid
and will use the battery to make money
through Firm Frequency Response
(FFR), Enhanced Frequency Response
(EFR) and demand turn up. They
will share revenues with site owners,
which could reach in the region of
£120,000/MW. There are various
funding options available, from outright
purchase to hire purchase and third
party ownership.
Energy storage is now a reality in
the UK: 201 MW of projects won
contracts in the 2016 EFR tender and
a further 350 MW will be commissioned
by 2020 through last year’s Capacity
Market auction.
If you’re considering energy storage,
advice is key. The Carter Jonas team
has experience in all these areas and
is therefore best placed to guide you
through the different options.
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SUPPORTING
THE
GENERATIONS
WHY EARLY DISCUSSIONS
CAN SAVE
A LOT OF HEARTACHE
Future planning for rural businesses and farm estates
is more often than not a delicate matter. As the parties
involved are not only business partners, but family, many of
them will have very personal connections to the property.

By Edmund Smith Partner
T: 01865 404443

N

ot only that, but at some point
the next generation will be
trying to make decisions about
their future careers – most pressingly,
their university choices - based on
assumptions on what may or may not
happen to the family farm, and so a
clear, concrete way forward is incredibly
important.
Due to the private nature of the
decisions to be made in terms of the
future of a business, these discussions
are often carried out behind closed
doors, and without the insight of an
independent third party professional
advisor or moderator who might bring
a constructive and independent voice
to the table. That is, of course, if these
conversations are taking place at all!
For many, planning occurs in a
reactive state, usually as a result of
an unfortunate situation, such as
the passing of a family member or a
sudden inability to run an aspect of the
business. Decisions are frequently led
by the head of the family, who is making
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life-changing choices, often without
consulting all the generations. This can
lead to a host of issues further down the
line; not just for an individual business,
but for the farming sector as a whole.
What we need to see is farm
estates and businesses up and down
the country taking a more proactive
stance to future planning, and starting
conversations on what a business, and
everyone’s role in that business looks
like early on. This should, from the very
beginning, include an independent
party, whether an agent or an advisor,
who can sit down and talk to each
member of the family to ascertain
what their ambitions are, and how they
envisage their role progressing - both
now and in the future. Being honest and
fair to all parties is essential, but it can
only work if everyone is engaged in the
process, and will facilitate the correct
structures to be put in place.
An egalitarian approach to family
farming planning is not uncommon.
Whilst this is in the spirit of fairness,
equal splitting of a farm can often cause
integral damage to that business and
its inherent value. As a result, we need

to look at the business development
opportunities of the various assets
independently, as well as how they sit
within the wider farm structure. For
instance, in the case of an aging father
who is the head of the farm, his plan
may well be to pass on the farm equally
to his son and daughter. However,
if at the early planning stages, it is
identified that whilst the son would like
to continue to farm, the daughter does
not, a formal agreement can be made
which will phase in the next generation’s
role in the farm.
In this situation, many families are
looking towards contract farming or
share farming arrangements as the
basis for the structural change. In
this situation, the son could take on
ownership of the farm machinery and
start to drive the farming business
forward, whilst the daughter could take
on the part of the business relating to
the cottages or buildings with a focus
on diversification (or vice versa of
course). In this model, the father would
then have divested himself of the risk
of the machinery and employment
liabilities, but he would still have a

management involvement in the
farm. He would continue to be
involved in the contract farming
meetings and other business
decisions, as well as being able
to participate with the general
upkeep of the non-contracted part
farm - margins, and hedgerows, for
example, in his own time, if he
so wished.
This move towards contract
farming can keep the senior
generation involved in the farm,
whilst giving the next generation
the necessary degree of control
to develop their own enterprises,
using the farm holding as a base.
Of course, care needs to be taken
when considering the subsequent
tax implications of such changes,
but this should form part of the
succession planning in any case.
It is important here to stress the
importance of formal agreements –
even between family members. Many
are already heading in the right
direction when planning for future
generations, but lack a pragmatic
and formalised approach.
Advanced succession planning
also enables safeguards to be put in
place to ensure that decisions on the
future of the farm are being made
on the family’s terms. Unfortunately,
it is not uncommon for third parties
to have to step in at this point. When
the senior member of the family is
unable to make decisions, and when
family members are unable to agree
on an appropriate route forward,
sometimes the only option is to put
a legal deputy or Trustees in place.
This can not only go against the
head of the family’s wishes, but it
can also be costly.
Planning in advance enables you
to bring in a third party on your
own terms rather than having them
forced upon you when it is suddenly
required. The process can open
up new opportunities for the farm
business that may not have been
otherwise considered and is an
effective way of the older generation
engaging, and involving the next.
At Carter Jonas we specialise in
working with farm estates and
rural businesses nationwide and
have helped many families plan for
successful generations to come.

“Planning in advance enables
you to bring in a third party on
your own terms... The process can
open up new opportunities for
the farm business that may not
have been otherwise considered”
carterjonas.co.uk 11

MAKING TAX
DIGITAL FOR
BUSINESSES
By Zena Hanks
Director - Tax, Saffery Champness

The story so far

HMRC already receives information
on each individual taxpayer direct
from third parties. This includes
information from employers, investment
houses, banks and rental agents to
name but a few.
HMRC plans to use this information
it already holds to pre-populate each
taxpayer’s tax account record. So far
so sensible.
The sting in the tail is for businesses,
both incorporated and unincorporated:
their financial information is not
automatically “streamed” to HMRC.
Details on business performance and
income levels are currently accessed
from information filed at Companies
House and from the annual self-

Business/tax

MTD requirements apply from

Unincorporated business
turnover above the VAT threshold
(£85,000 from 6 April 2017)

April 2018

Unincorporated business
turnover between £10,000
and the VAT threshold

April 2019

VAT
(incorporated and unincorporated
businesses)

April 2019

Corporation tax

April 2020
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assessment tax return. To plug this gap,
HMRC proposes a major reform of the
current tax reporting system and will
ultimately have implications for the
vast majority of businesses (including
property businesses) hence the
introduction of quarterly reporting.

Timetable of MTD

The information that is currently
available confirms a staggered
implementation, with unincorporated
businesses having to tackle the new
reporting requirements first.
There are a few exceptions to this
timetable. Partnerships with a turnover
of over £10m will not have to report
their profits digitally until 2020. In
addition the Government has so far
confirmed the following will be exempt
from MTD:
• Businesses with turnover below
£10,000
• Charities (but not their trading
subsidiaries);
• Community Amateur Sports Clubs;
• Lloyds underwriters;
• Exempt Unauthorised Unit Trusts; and
• Property Income distributions for
individual shareholders in REITs and
PAIFs
There are also exemptions for those
businesses that are digitally excluded
as well as those precluded on religious
grounds.

The Government announced its vision for modernising
the tax system at the March Budget 2015, heralding
the abolition of the annual tax return. Two years on,
although the Making Tax Digital (MTD) changes are
gradually being rolled out, the information that has been
made available by HM Revenue & Customs (HMRC) is
limited. Furthermore in a recent development the MTD
provisions were cut from the Finance (No 2) Bill 2017
due to the early general election.

What’s in it for HMRC?

HMRC anticipates that the shift to
quarterly reporting will “take out
around 10% of error on an ongoing
basis”, and forecasts that it will raise
an additional £800m in 2020-21, and
more than £960m for 2021-22.

What does digital reporting
mean?

MTD will require businesses to
submit quarterly reports, including a
summary of the business income and
expenditure for the quarter to HMRC.
This will be broken down into specific
categories which are likely to be
based on those currently used in selfassessment tax returns. The quarterly
reports will be supplemented by a
year-end declaration finalising the
business’ tax position for the year.

Filing and payment dates

Businesses will have one month from
the end of each quarter to submit
their quarterly report.
Year-end updates will have to be
filed by the earlier of 10 months from
the end of the business’ accounting
period and the 31 January following
the relevant tax year (the current filing
date for self-assessment tax returns).
Depending on its accounting date,
a business could, therefore, see a
substantial acceleration of its year-end
reporting deadline.

For example, a business making
up accounts to 30 June 2019 will
have to file its year end submission
by 30 April 2020 (rather than 31
January 2021 as under the current
system).
Tax payment dates will remain
unchanged.

Interaction with self-assessment
The quarterly and year end
reporting outlined above will apply
only to business and property
income. Individuals within selfassessment will need to continue
to confirm details of their other
income, including interest, dividends
and capital gains (and business or
property income where the business
is not required to report under
MTD), separately.
The deadline for such returns will
remain at 31 January following the
tax year.
Where an individual has both
business and other income in a year,
they may, therefore, be required
to make six submissions to HMRC
– four quarterly updates, a yearend submission in respect of the
business, and a further return in
respect of the rest.

What’s next?
The MTD picture is far from
complete. The fact that the
provisions were dropped
from the Finance (No 2)
Bill 2017 does not signal a
change of direction by HMRC.
Unincorporated businesses
whose turnover exceeds the
VAT threshold would, therefore,
be well advised to assume for
the moment that they will be
required to report quarterly
from 2018.
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RURAL HOUSING
SOLUTIONS
FOR
ST
THE 21 CENTURY
Carter Jonas’ initiative to help retired rural workers

As the housing crisis worsens, its impact on specific sectors
of the population comes into focus. Recently we have become
aware of the difficulties faced by older people in rural areas,
specifically those who have spent their adult lives both
working and living on a country estate and upon retiring,
relinquish not only their occupation but also their home.
By Tim Shaw
Partner, Head of Development, London
T: 020 7518 3221

T

ypically one such resident
may have lived in ‘tied
accommodation’ for 40 years
or more and have friends, family and
strong emotional bonds with a very
specific community. But with homes
in rural areas costing 11 times the
average salary, the prospects of home
ownership are bleak for those without
employment or existing property assets.
The issue is compounded by the fact
that the elderly population is predicted
to rise by 29% in the ten years to 2021:
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numbers of retired farmers, caretakers
or housekeepers are increasing.
So it was reassuring to see the
Housing White Paper address the
issue of housing for older people,
albeit only in committing to commit
in future legislation: the long-awaited
policy document merely stated that
the Neighbourhood Planning Bill
would ‘produce guidance for local
planning authorities on how their
local development documents
should meet the housing needs of
older and disabled people’.
However, it did also welcome,
a ‘conversation to generate a range
of ideas for incentives and other
innovations for the Government to

consider’. Having addressed the
issue and identified a solution,
Carter Jonas will have a strong voice in
that conversation.
Our idea is an Extra Care Model: a
retirement community which enables
the newly retired to buy within the
scheme and remain there as their needs
change. Such schemes can include care
homes and other amenities, meaning
that many of the residents’ needs can
be met on site. In offering extra care
attached to affordable housing in
addition to private housing, there are a
number of ways through which those
without sizeable assets or incomes can
become a resident, for example through
a housing association or local authority.

“there is a willingness on
the part of Government
to deliver homes for the
elderly, the economically
disadvantaged and those
living in rural communities”
In some areas, where care is provided
on site such that they classify as C2
(residential institutions) rather than C3
(residential), they can be exempt from
some of the planning requirements
usually imposed on traditional housing
developments, such as CIL contributions
and affordable housing contributions.
However, as the economics of C2 living
improves these benefits are being more
closely scrutinised, for example, London
Planning policy now allows Boroughs
to seek higher levels of affordable
provision from C2 developments,
subject to viability. Whether this policy
will be extended beyond the M25 is yet
to be seen, but where London leads
others tend to follow.
Such schemes can provide good
housing for former rural workers
who may have benefited from tied
accommodation in such a way that is
affordable and meets their changing
needs. It is also ideal for couples where,
as is often the case, one requires extra
care while the other is better suited to
independent living, but the couple do
not want to be separated. Providing

independent living and care on the
same site is a simple solution. At Carter
Jonas we have substantial experience
in gaining planning consent for
retirement schemes, both in London
and in rural areas, and we look forward
to developing this specific model to
the benefit of former rural workers.
Other recent changes in planning
policy could be used to benefit
those in this difficult position. Rural
Exception Sites, for example, could
perhaps also assist in releasing ‘tied’
accommodation – to the benefit of
both the landowner and the worker.
The Rural Productivity Plan has
relaxed planning rules to allow Starter
Homes to be built on Rural Exception
Sites. As it stands, it could be argued
that this initiative has benefitted the
under 40s to the detriment of the
over 60s, but if the economically
disadvantaged may be helped in
this way, why not another? Why not
extend the exemption to include
Starter Homes (or similar) for the
recently retired?
And through the Housing White
Paper the Government has put in
place some substantial proposals for
‘supported housing’. We believe that
these proposals are heading in the
right direction, but are only part of
the solution as far as looking after our
senior citizens is concerned.
So clearly there is a willingness on
the part of Government to deliver
homes for the elderly, the economically
disadvantaged and those living in rural
communities, which bodes well for
those rural workers who currently find
themselves homeless upon retirement.
As the farming community, currently
operating under the cloud of Brexit,
contemplates the possible cessation of
farming subsidies (currently worth
£3bn annually), there is pressure on
the industry to innovate and compete.
Clearly concern for potentially
homeless farmers is acute and requires
a solution. We believe that solution
could be an Extra Care Scheme in rural
areas and look forward to developing
it in partnership with innovative
landowners and developers.
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RURAL
AGENCY
MARKET
UPDATE
A report on current market
conditions and what we expect
to see over the coming months
arable

grassland (£ per acre)

WEST

MIDLANDS

Activity in the Western region broadly reflects that
of the national farmland market, with a fall in average
land values over recent months. We remain confident
that strong prices will continue to be achieved for
quality arable and grassland blocks when they come
to the market as demand continues to outstrip supply.
Land values are expected to exceed £8,000 per acre
for better land with the strongest interest continuing
to come from local farmers. When it comes to less
productive blocks of land, such as marginal pasture
blocks, then £5,000 to £6,000 per acre is more realistic.

£9,000
£8,000

Hugh O’Donnell, Associate, 01248 360417

MIDLANDS

Sales activity in 2017 has been relatively quiet
throughout the Midlands. Rollover relief funds are
playing an increasingly significant role as more
landowners benefit from the recent upsurge of the
development market. The supply of land coming to
the market is down on recent years, although a number
of interesting farms and estates have come to market
in Q2 with arable land still expected to achieve in excess
of £9,000 per acre in the best locations.

WEST
£8,500
£5,000 £6,000

Ben Ainscough, Associate, 01604 608224

SOUTH WEST

Reductions in values during 2016 have now seen a
degree of stability, with average land values for bare
arable land falling in the region of £8,500 per acre, and
grassland £7,500 per acre. The marketability of holdings
depends on the ability of the local buyers to perform
and whether rollover funds are available. We are seeing
an increase in activity from lifestyle buyers, illustrated by
the recent launch of Maundown Farm at Wiveliscombe,
a livestock and equestrian holding of 50 acres, and
Daisyland and Dulford Nurseries at Cullompton, a
renowned nursery business occupying 19 acres.
David Hebditch, Partner, 01823 428591
Kit Harding, Partner, 01225 747271
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SOUTH WEST
£8,500
£7,500

NORTH

Supply of high quality farms and estates has remained
scarce, however demand is prominent, especially for the
correctly priced “best in class” properties. We know from
previous property cycles that uncertainty for some will
mean opportunity for others. The weak pound is possibly
providing some respite on farm debt by increasing the
value of subsidies and commodities. Diminishing supply
may help maintain land values while uncertainty and
good advice often provides opportunity for seller and
purchaser alike.
Sam Johnson, Associate, 01423 707801

NORTH

EAST

£8,000
£7,500

Values recorded a slight decrease in our region during the
first half of 2017. However, land values in the East increased
at a higher rate and to a higher level than in other regions
over the previous three years, emphasising the movement
off the peak more. Hotspots within the region are evident
and there continues to be potential for prices to vary in
either direction depending on changes in commodity
prices and wider international economic changes.
Jack Cook, Surveyor, 01223 346614

£9,000
£7,500

CENTRAL

EAST

Market activity was relatively subdued during Q1
principally due to the seasonal nature of the farmland
market. However, the traditional surge in supply during
Q2 has been witnessed. Demand for prime arable farms
is still high particularly for those with rollover money.
Most purchasers appear to be sensitive to prevailing
land values and so correct pricing will be paramount
in bringing a property to market effectively. Given the
demand and anticipated supply through Q2 and Q3,
we are expecting prices to generally hold steady this
year subject to those localised variations.
Edmund Smith, Partner, 01865 404443

SOUTH

The market in the South has been reasonably active
so far in 2017, with the large estates that came to the
market in 2016 completing. The farms that have come
to market in 2017 have also been met with keen interest
and bids around the guide price being achieved. The
market in the South remains strong with interest from
within and outside the farming community. Farms in
the South tend to be larger and therefore attract more
favourable banking terms.
Richard Liddiard, Partner, 01635 263012

LOOKING AHEAD…
• Demand continues to outstrip supply
• Strong appetite from buyers with funding
• Best in class will outperform

CENTRAL
£9,500
£7,250

SOUTH
£10,000
£7,750

• R
 ural sector as a whole will continue to hold
strong appeal for international investors
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COMPULSORY
PURCHASE
EVOLUTION OR REVOLUTION?
In the last few years Compulsory Purchase (CP) has been
dragged from niche obscurity up the political agenda
on the coat tails of infrastructure investment and major
projects such as Hinkley Point, Crossrail and Heathrow Third
Runway. Infrastructure spending now forms a major part of
each political party’s manifesto.
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By Mark Warnett Associate Partner
T: 020 7518 3246

R

ural landowners are still most
likely to be affected by CP for
road schemes. The principle of
negotiating mitigation measures or
accommodation works in order to avoid
loss remains central to a successful
outcome, however major changes to the
procedural and compensation rules are
having a profound effect on strategies
to achieve this.

The Good Old Days

CP in the countryside was rare, and few
specialist CP surveyors were needed.
If a farming client was affected, a copy
of RG Williams ‘Practical Guide to
Agricultural Valuation’ could be dusted
off and the relevant chapter revised
(or in extremis the firm’s copy of Barry
Denyer-Green’s ‘Compulsory Purchase
and Compensation’ requested) in
the confidence that not much had
changed since the last time. Road
schemes were consented by a planning
application with a separate application
for compulsory purchase powers under
the Highways Act 1980, and the process
of objection and public inquiry was well
understood.
An example is the Bexhill to Hastings
Link Road promoted by East Sussex
County Council. At a former firm I
was instructed in 2009 by EG West
and Sons to raise an objection to the
draft compulsory purchase order
(CPO), which acquired 75 acres of their
principal holding, 500 metres from the
farmstead. While the family farmed
other land (predominantly on contract
and short lets), land take of around
50% of the main holding and associated
disruption was a significant threat to
their business and lifestyle.
With a strong objection we were able
to negotiate the intricate detail of a long
proposed land swap with the council
owned holding adjacent, let to another
farmer. After exhaustive discussions
the parties’ were ‘locked’ in a room and
binding terms were signed at around
9pm the evening before our appearance
at public inquiry the next day; not quite
the ‘all-nighters’ that Brexit negotiators
will become accustomed to, but more
than close enough for a recently
qualified rural surveyor!
The scheme was eventually started in
2013 and we settled the compensation

claim last year. This included the
transfer of a further 30 acres of council
land to the client, whose farmstead
is now ‘ring fenced’. The process,
inevitably, has been drawn out and
negotiations hard fought, but the
client’s business has been protected and
they have been properly compensated.
The key to a satisfactory outcome
was finding a way to mitigate the
impact of the scheme early and during
the design phase, rather than relying on
compensation after the event. We were
assisted by a system sufficiently flexible
to accommodate a bespoke solution
and an authority (and their agents)
open minded and pragmatic enough to
achieve that.

Development Consent Orders

DCOs were brought in under the
Planning Act 2008 to speed up the
delivery of nationally significant
infrastructure projects. DCOs combine
the applications for planning and
compulsory purchase powers and
introducing strict timetables for
examination and authorisation. They
are increasingly used by acquiring
authorities (including all Highways
England road schemes) where schemes
qualify, and there are fundamental
differences which may not be
appreciated by claimants.
There are three broad stages to
the DCO process; pre application
consultation, application / examination
and decision / implementation.
Affected parties can only raise relevant
representations on property specific
matters at the examination stage after
the scheme has been submitted for
examination. Ostensibly this seems
the equivalent to the objection and
public inquiry process for a CPO and
an opportunity to negotiate mitigation
measures. We have learnt through
experience this is frequently not the
case; once a DCO application has been
made, it is very hard to amend the
planning ‘red line boundary’. Authorities
(particularly that regularly use CP) are
also frequently reluctant to consider
‘bespoke’ solutions, however sensible
they may appear, for fear of setting
precedent and having to carry out
further environmental and ecological
studies on the proposed amendments
which will delay their programme.
If significant scheme amendments are
sought, it is essential that efforts are
‘front loaded’ during the informal and

formal consultation process. Getting
under-resourced authorities to respond
is a challenge and skill in its own right,
but by the examination period starts, it
may be too late.
The ability for acquiring authorities
to take temporary possession of land
under a DCO and paying compensation
for doing so are also different, which
brings new challenges for mitigation
and compensation.
Carter Jonas’ Rural Division includes
a large and expanding Infrastructure
team, which specialises in CP
negotiations across the UK. We are
acting for a large number of claimants
affected by DCOs including most of
the landowners affected by the A303
proposals at Stonehenge and Ilchester,
M4 Smart Motorway, A14 upgrade,
A21 dualling, A23 widening, M20 J10
improvements and more.

“The key to a satisfactory
outcome was finding a
way to mitigate the impact
of the scheme early and
during the design phase”
Compulsory Purchase reform

They say buses always come in threes,
and after years of waiting we have had
two significant pieces of compulsory
purchase legislation in the last two
years (the Housing and Planning Act
2016 and the Neighbourhood Planning
Act 2017) with industry consultation on
further reform.
There are significant changes
contained in the new legislation, being
gradually introduced and adding to
an already complex picture. Highlights
include amendments to an authority’s
survey powers including the use of CP
powers to obtain access, to advance
payments, minimum notice periods, to
the definition of the ‘no scheme world’,
a claimant’s ability to serve a counter
notice setting the timing of acquisition
and more.

Evolution of revolution?

Probably somewhere between the two,
but what is certain is that compulsory
purchase is becoming more frequently
used, more complicated and more
demanding on those affected and their
advisors. Claimants are well advised
to consider instructing specialist
professionals, as provided by Carter
Jonas’ growing team.

carterjonas.co.uk 19

A TRILLION
POUND
SAVING
THE BENEFITS OF BUILDING
INFORMATION MODELLING FOR
ESTATE AND ASSET MANAGERS

How much would it cost to
rebuild every building in
the UK? If we had to start
afresh and had to rebuild
every factory, hangar, office…
everything. The Office for
National Statistics (ONS)
estimates the value of nonresidential buildings and
infrastructure in the UK to be
£2.04tn, it is not inconceivable
therefore that a conservative
estimate for the cost of
creating those assets could
be £1.5tn, perhaps more. A
well-established rule of thumb
says that through life costs of
operating and maintaining a
building are 5 times the initial
capital outlay and so we could
conceivably value the Nation’s
maintenance budget at
£7.5tn. A big number!
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By Andy Williams
Partner, Head of Geospatial
T: 01865 404439

T

he Government construction
strategy sets a target of 33%
cost saving by collaborative
construction. A long term study of
the effectiveness is still outstanding,
but the lion’s share of the savings are
intended to come post construction
through smarter maintenance. Bringing
these two things together with drivers
to extended design life and increase
industrial flexibility, Carter Jonas
estimates that there is as much as a
trillion pounds to be saved by retro
fitting Building Information Modelling
(BIM) to the existing estate.
BIM is a process for creating and
managing information on a construction
project across the project lifecycle.
One of the key outputs of this process
is the Building Information Model, the
digital description of every aspect of
the built asset. This model draws on
information assembled collaboratively
and updated at key stages of a project.

Creating a digital Building Information
Model enables those who interact with
the building to optimize their actions,
resulting in a greater whole life value for
the asset.

Challenge

Running and maintaining buildings
is the biggest expense for any
organisation that owns a property
portfolio. This expenditure can
range from:
• Maintenance tasks e.g. annual
inspections of boilers and heating
systems
• Reactive tasks such as fixing or
replacing faulty equipment
• Energy costs
• Maximising the use of the available
space to drive efficiency which can
lead to significant refurbishment and
change of use
There are many organisations now
targeting improvements in the way they
currently manage their built assets. The
reasons for wanting to improve can be
varied, whether it is due to concerns
over future utility costs, leasing returns,
or corporate carbon reduction targets,

and for many owners significant
improvement in estate and asset
management is now a strategic goal
rather than a future aspiration.
The construction sector has had a long
standing challenge for many decades.
Unlike sectors such as automotive,
aeronautical and light and heavy
engineering who have successfully
increased their productivity levels
year on year, the construction sectors
productivity levels have been flat-lining
with no marked improvement and has
become increasing more expensive when
compared to other sectors.
The UK Government has understood
these challenges and need for change,
and as the UK’s largest investor in new
and existing building and infrastructure
assets has embarked on a partnership
with the construction sector to make
significant changes in the way we
design, build and maintain our buildings
and infrastructure. A key aspect of the
UK Government’s strategy is a ‘Digital
Transformation’ of the sector, which
encourages the adoption of the latest
technologies and innovation, supported
by new standards and guidance. Central

to this is BIM providing not only a
technological change but improved
collaboration and understanding for all
stakeholders.

Benefits

BIM’s potential impact to reduce costs,
wasted effort and non-value generating
tasks during estate operation,
management and maintenance are
both compelling and persuasive; But for
success, and to achieve the potentially
significant benefits, BIM adoption needs
direct support from those who invest
in, and maintain our built environment.
One of the key requirements of BIM
is for the construction team to hand
over a set of structured information
to the Employer at the end of the
project. This information traditionally
has been of poor quality, not structured
in a standard way, requires manual
duplication and inputting into a
Computer Aided Facility Management
(CAFM) or Computerised Maintenance
Management System (CMMS) and
is typically delivered late, which can
sometimes be years. Through the
adoption of BIM there are opportunities

“Carter Jonas estimates that
there is a trillion pounds to be
saved by retro fitting Building
Information Modelling (BIM)
to the existing estate”
for industries to deliver good quality
information to support facility
management.
Carter Jonas has invested in leading
BIM authoring applications, advanced
technologies such as 3D scanning
surveying tools and have strategic
partnerships with some of the best
expertise across industry. Our aim
is to help our customers on their own
journey, to look for those opportunities
where additional value can be realised
and delivered. We make no apologies
but this is a call to arms for employers,
estate and asset managers to
support the UK Government and
industry drive for better outcomes,
increased project certainty, to become
a focal point for industry change,
the continued advancement of BIM
and embrace Digital Transformation
for everyone’s benefit.
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SHOULD YOU TURN
YOUR ATTENTION
UNDERGROUND?

If you’re looking for an alternative source of heat,
it may be worth considering a ground source heat pump
as an energy efficient and carbon-neutral alternative.

By Michael Paton Surveyor
T: 01939 210112

W

hen the Bodrhyddan Estate
near St Asaph in North Wales
decided to embark upon
the ambitious project of converting
their 18th century listed farm buildings
into purpose-built residential units, the
question of heating quickly arose.
A return on investment was key
during the £1m renovation and it was
with this in mind that Carter Jonas was
keen to explore the suitability of ground
source heating.
Carter Jonas were happy to work with
Hafod Renewables, who recommended
ground source heat pumps because
they were efficient and suitable for
newly converted properties.
We were delighted with the result the coils are hidden underground, it’s
cheaper for the tenants and it provides
the Estate with 20 years of subsidy.
In basic terms, ground source heat
pumps use buried pipes to extract
heat from the ground. This heat can
be used to heat radiators, underfloor
heating and hot water. The length of the
underground system is determined by
the size of the property and the amount
of heat required.
The system on the Bodrhyddan Estate
sees a mix of water and antifreeze
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pumped around a loop of pipe, 40mm
in diameter and 4mm thick. Buried four
feet deep, beneath grazing sheep on
an acre of farmland, a mile and a half
of pipe carries the water into a heat
exchanger system situated in the farm’s
former bull pen. The ground stays at a
fairly consistent temperature, ensuring
that the heat pump can be used
throughout the year.
The water is initially pumped out at
-2°C, but after the antifreeze is added
it returns at 0°C. The heat exchanger
acts like a fridge in reverse; that initial
freezing point temperature can be
raised to 65°C for hot water and heat
rooms at 21°C.
The £60,000 system at Bodrhyddan
is used to supply heating (underfloor
and radiators) to six newly created barn
conversions at 20-22°C.
There is a substantial cost to install
a ground source system but now the
heating at Bodrhyddan is effectively
free. The Estate is also being paid
government subsidies under the
Renewable Heat Incentive (RHI) for
every unit of heat used in the properties
and the owners can charge tenants for
the heating used.
The RHI amounts to £5,500 annually
for 20 years. Properties need to be well
insulated for the heating to be effective
but in the right conditions it works
out at about a quarter of the price of

electric heating and a third the price of oil.
The Grade II listed 18th century buildings
were in a state of disrepair at the beginning
of the project, but following the renovation
they complied with modern building
regulations and are now energy efficient.
Typically ground source heating is best
suited to new developments or renovated
older properties, rather than dated
buildings which typically lack the level of
insulation required. They best suit rural
properties, which have sufficient area to
bury the appropriate cells underground.
You have to have enough land
surrounding the property to be able to
accommodate the trenches that will need
to be excavated. At Bodrhyddan, if you
imagined an area the size of a football
pitch you wouldn’t be far off, the area
required however is down to the size of
the scheme.
If you don’t have a large expanse of
land there is the option of a borehole,
which can reach up to 100 metres deep,
but these ramp up the cost significantly as
drilling equipment has to be brought in.
Other benefits of a ground source
heating scheme include lowered carbon
emissions, minimal maintenance and no
need for fuel deliveries.
The scheme at the Bodrhyddan Estate has
been so successful that the Estate intends
to connect the large Georgian farmhouse,
which neighbours the barns, to the existing
ground source heating system.

IS NOW IS
THE TIME
TO CASH
IN ON YOUR
RENEWABLE
ENERGY
INVESTMENT?
Over the past few
months, we have seen
a significant increase in
the number of enquiries
from investors looking
to purchase operational
renewable assets.

By Peter Robinson
Senior Energy Specialist
T: 01423 707831

T

his trend is being driven by a lack
of new development sites due to
a tightening of planning rules and
reductions in subsidy rates making new
developments less attractive.
With interest rates at an all-time
low and with new North American and
Asian investors entering the UK market,
we are witnessing prices paid for
operational sites reaching an
all-time high.
Landowners may be surprised
by the uplift in value that has been
achieved in their site as a result of
successfully commissioning the
development and obtaining a couple of
years of operational data, which both
significantly de-risk the investment for a
potential purchaser.
Site values are primarily a function
of the prevailing and projected income
from the development vs the number
of operational years left in the planning
consent and subsidy accreditation,
meaning sites values reach a peak
after 1-3 years of operation with values
decreasing from then onwards.

Valuations account for the varying
risk of an investment by applying a
yield factor to the projected income
stream with higher yields being applied
to higher risk opportunities. Whilst
yields can vary significantly between
technology types and projects, investors
increased knowledge and understanding
of renewable technologies has led to
the perceived risk of such investments
falling and so yields are now at an
all-time low.
Those landowners wishing to sell
an interest in an operational site will
often look to maintain their underlying
freehold of the land by transferring the
development into a Special Purpose
Vehicle (SPV) and then establishing a
lease from the landowner to this SPV
to coincide with the remaining length
of a planning consent or operational
life of the installed technology. This
SPV can then be sold to preserve the
landowner’s freehold title of the site.
It may also be possible to establish a
ground rent from the SPV and so will
maintain a longer term income for the
landowner, however this will obviously
decrease any sale value.

“With interest rates
at an all-time low and with
new investors entering
the UK market, we are
witnessing prices paid for
operational sites reaching
an all-time high”
Any direct power supply
arrangements from the development
to onsite energy users can also be
preserved and maintained as part of
the sale process.
Sale processes can often move
quickly depending on the scale and
underlying nature of the site, with
competitive bidding between interested
parties the best way to achieve
best value.
Carter Jonas has a significant
amount of experience in marketing
and brokering sites, administering this
process on behalf of landowners and in
achieving best value for clients.
Please contact the team for a
free market appraisal or to discuss
your options.
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