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COUNTRY HOUSES AND PRIVATE INVESTMENT

Executive Statement

The British countrysde has been shgped and sustaned over the years by the
establishment of landed estates. Some of our best known, and now most protected,
landmarks derive from this tradition by which money, that was often sourced from
outsde the rura economy, was invested in land. Whilg there was some reversd in
this trend during the last century, there is again a widespread desre among people of
means to invest in country property. There is however a shortage of suitable houses
and edates being offered for sde, as the market for such properties is inevitably
limited and sdect. Many potentid buyers are looking for opportunities to build their
own house indead, ether as a means of overcoming this shortage or as a matter of
preference.  Indeed, such new development has been acknowledged in recent years
through a specific dause in planning guidance.

Paagraph 321 of Pamning Policy Guidance Note 7. The Countryside -
Environmental Quality and Economic and Social Development was introduced in
1997 as a means of perpetuating the higtoric tradition of innovation in the countryside
through the condruction of fine individua houses in landscaped grounds. That it was
congdered necessary to use a specid provison of this kind reflects the prevaling
presumption of planning authorities agang dlowing private resdentid development
in open countryside.

The Government is currently reviewing rurd planning policy and is focusng on
higher densty housing, affordable homes and the use of brownfidd dtes. There is an
underlying conception that individud private house developments contribute nothing
and are seen as the least attractive option for most development sites. The purpose of
paragraph 3.21 lies outdde the government’s priorities and its particular provisons
may therefore be excluded in forthcoming ‘policy statements. There is a likdihood
that if it were no longer specificadly mentioned, planning authorities might assume



that the development of individuad houses need no longer be encouraged. This could
result in the re-establishment of the dominant planning culture of presuming agang
al such development in open countryside.

The rurd economy is in generd dedline due to faling farm incomes and concomitant
problems of dedining rurd services and an inherently limited infrastructure. The
Government has endorsed a policy of rurd regeneration and is embracing new
funding opportunities offered by the European Commisson. These schemes are
however sdlective and restricted and are likely to provide only alimited solution.

There are, meanwhile, subgtantia resources avalable in the form of private capitad
that is derived from outsde the rurd economy but which is ready to be invested in the
countrysde.  This would, following a long edtablished tradition, be through the
purchase of large country houses or edtates. The number of suitable properties
avalable for purchase is however very redricted and potentid investors are
increesingly congdering the dternative of building new houses in appropricte rurd
settings Such opportunities represent a much needed financid input into rurd aress
a wdl as endbling some of the finest traditions of the English countrysde to be
perpetuated. Whilgt it is acknowledged that only a very smdl percentage of the land
market is likedy to be affected by an exceptions policy dlowing the building of
subgtantial  houses, and that the overal cortribution to the countryside and the
nationd rurd economy is likdy to be gmilaly vey amdl, it is important thet they
should not be thwarted unnecessarily by ambivadent planning policies.

It is recommended that the facility for enabling the condruction of new country
houses and edtates should be retained, given that it is clearly dipulated that they must
be of the highest qudity. The qudities will need to be defined in detall and could be
referred where necessary to a competent authority such as the Commisson for
Architecture and the Built Environment. Locd planning authorities could be required
to include within their policy satements some guidance deding specificdly with new
country houses, thereby reducing the cost and complexity of current practices,



PRIVATE INVESTMENT IN THE COUNTRY S DE

1. I ntroduction

1.1 Background

The British countrysde is unique in enjoying a long heritage of building fine houses,
in dyles reflecting the architectural tradition of the time, and of properties making a
sympathetic contribution to the rurd landscapes in which they gt Often built to
demongrate their owner’s wedth or politicad or socid datus (Girouard, 1978), they
nonethdess made an important and lasting contribution to the visud environment and
provided foca centresin locaised rural economies.

At the end of the nineteenth century approximately ninety percent of the farmland of
England and Waes was tenanted (Nix et d, 1999). The resultant dominant ownership
and occupation pattern was one of privately owned estates, often extending to severd
thousand acres of contiguous fam and woodland. Mogt of these agriculturd estates
would have included a principd house: the permanent or sometime resdence of the
landowner, often commanding sweeping vistas across open parkland, but equally and
importantly usudly itsdf being the subject of extengve landscaping.

Reddent landowners provided locd employment, and a focus and economic
momentum to the locd agriculturd edaes, enhancing the landscepes and rurd
environments, sometimes for sporting pursuits, or smply for the pure enjoyment of
living the rurd idyll. Hedges, wdls and fences were erected and maintained, farm
buildings were kept in fine repar, copses and specimen trees were planted and
husbanded, and ponds, streams and fishing pools were dredged, stocked and restored.
Employment was thus not only creeted in service postions in the house, gardens and

gable yards, but also in more generd estate maintenance, forestry and farming.



It is edimated that during the eighteenth and nineteenth centuries between five and
ten thousand sgnificant houses were built in the British countrysde (Downing, 1985),
initidly on a scde and in a dyle that mirrored ther owners financid dature and
political power, but more latterly as a reflection of therr gppreciation of fine at and
the socid culture of ther day. However this tradition did not survive into the
twentieth century due to a combination of hash taxation regimes agricultud
depresson, coupled with the ravages of two World Wars, and sweeping socid
changes post 1945. Subsequently, not only did new building sgnificantly diminish,
but the upkeep of existing houses was neglected and many fdl into disrepar and were
demoalished (Littlgohn, 1997). Unrestored fire damage, or the change to inditutiona
use, the latter often accompanied by ingppropriate extensons and unsympathetic
rebuilding work, meant that countless houses were logt.  Concomitant was the
wholesdle gplitting up of agriculturdl edtates, the transfer of previoudy tenanted
edates into fragmented private ownership, depriving the once grand houses of their
economic lifeblood and ther socid rason dere It has been consavativey
edimated (Strong and Binney, 1975; and Robinson, 1989) that between 630 and 1000
architecturdly important country houses were destroyed during the firgt three quarters
of the twentith century. Latterly, the further loss of lised buildings through
demalition or decay has been prevented by legidation that was introduced in 1974.

Pog war town and country planning (encgpsulated in the Town and Country Planning
Act 1947) did little to address this dae of affars, indeed it introduced the
presumption, revisted in Government guidance to locad planning authorities in 1992
and 1997 (DOE 1992, 1997), againg further new building in rurd aress in favour of
preserving the countrysde exclusvely for agricultura and forestry production. Such
policy was in line with the recommendations of the Scott Report (Committee on Land
Utilisation in Rurd Areas, 1942) and the White Peper Rural England (DOE and
MAFF, 1995). This principle was dill reiterated  within  planning guiddines
introduced in 1997, as mentioned below. The agriculturd piorities of the 1950s and
1960s have deadily given way to environmenta and sudanability concerns in the
letter part of the twentieth century, but the fallure to recognise the potentid of man-
made structures to enhance the natura countryside persisted throughout.



1.2 Current Trends

In 1997, provison was made within planning legidation to endble the building of
houses of exceptiona style and qudity in the countrysde. This was encgpsulated in a
specid clause, paragraph 3.21 of Planning Policy Guidance Note No. 7 (PPG7), that
refers to the prevailing guiddines for controlling the development of isolated houses
in the country and then States:

'An isolated new house in the countrysde may dso be exceptiondly judified if it is
cealy of the highet qudity, is truly outdanding in terms of its architecture and
landscgpe design, and would ggnificantly enhance its immediate setting and wider
aurroundings.  Proposals for such development would need to demondrate that proper
account had been tken of the defining characteristics of the loca area, including loca
or regiond building traditions and materids. This means that each generation would
have the opportunity to add to the tradition of the Country House which has done so
much to enhance the English countryside.’

The country was a that time experiencing a period of rdativey high agriculturd
incomes as well as a growing emphass on environmenta and conservation issues.
The focus of both policy and practice was as much on enhancing the countryside as
on the profitability of farming. Since then, agriculturd incomes have fdlen sharply
and the farming industry has faced a series of setbacks, ranging from Foot and Mouth
Disease to a mgor review of the Common Agricultura Policy (CAP). Environmenta
condderations now form an increesng dement of rurd policy, together with
measures to encourage and promote diverdfication, whils the ongoing viability of

farm businesses has become a growing problem.

Diminishing profits afect not only the individud fam enterprises and the naion's
ability to produce food, but aso impact on the management of the countryside and the
viability of rurd communities. As crop prices and CAP support continue to decline,
other resources need to be utilised in order to sudain the British countrysde. The



provisions of paragraph 3.21 of PPG7 can offer just such an opportunity and it is the
purpose of this report to assess the benefits of encouraging private invesment into the
rurd environment.  Furthermore, as rurd planning policy is currently under review,
condderation is dso given to the potentid consequences of removing any specific
mention of this particular provison from future guidelines.

2. Background
2.1 Implementation

It is difficult to establish with any certainty the number of planning gpplications that
have been made specificaly within the provisons of paragraph 3.21 of PPG7. Nall
Guy when preparing his dissartation 'The Country House and PPG7' identified 46
cases of applications throughout England that ether referred to this clause or
otherwise comprised plans for houses that were of the kind of architecturd standard
defined within it. Only 20 of these involved building on new dgtes (induding a
disused quarry and an old brickyard that would be deemed to be ‘brownfidd
development) whereas of the remainder, eight are on the dtes of former houses that
were demolished in the past and 14 conditute replacements for existing houses or
farm buildings. 14 of these cases were gpproved and 20 were Hill in the planning
process or awaiting results. In al, 12 gpplications were refused and haf of those are
being taken to agpped. Neal Guy dso identified 20 references to the Appeds
Inspectorate between 1997 and 2002 of which al but 2 were refused.  One of the
main factors in these refusds was the effect that the proposed development was

considered to have on the character and appearance of the surrounding countryside.

We have consdered the evidence represented by these apped cases in terms of the
geographic location of where new houses were being sought, and as indicated in
Figure 1. This showed some concentration aong the western end of the M4 corridor
but otherwise gave a fairly even soread and had no particular focus on the Home
Counties area as might have been expected. We have aso given condderation where

gppropriate to numerous cases in which gpplications for the congtruction of isolated
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houses of high quaity were made through the norma planning process and without
recourse to the particular provisons of PPG7. It should be noted too that there are
likdly to be many indances in which the refusd of an gpplication by a locad planning
authority would not be followed by an apped. It has not however been possible to
make an accurate assessment of applications that were made for new individua
houses, whether through the provisons of paragraph 3.21 of PPG7 or under the

norma planning process.

An andyss was made of the fifteen gpplication Stes which were unsuccessful a
goped. In five of these, the dismissal was on the grounds that ‘the proposal does not
meset the criteria set out in paragraph 3.21° or smilar wording. In a further five cases,
the inspectors found hat the proposas were ‘not truly outstanding’ or did not provide
‘gonificant  enhancement’. These gpped decisons highlignt the high degree of
subjectivity brought into the process by the wording of PPG7. The tests within
paragraph 3.21 are wholly desgn-based, and ultimately depend on subjective rather
than measurable criteria.  Of the fifteen dismissed apped dtes, ten were within aress
where the landscape was dready the subject of a planning designation, such as Green
Bdt, Area of Outstanding Natural Beauty, Specia Landscape Area or Area of Great
Landscagpe Vdue. Nether of the two successfully appeded dtes were in landscape
designated aress. Severd dtes which were gpproved in the first instance by the loca
authority are within AONBs, dthough without exception these are proposds to
replace exiging dwellings or to build in the ‘footprint of former country houses.
Clearly somewhat harder criteria in terms of landscape ‘enhancement’ agpply in areas
where the surroundings have dready been designated of notable value, and planners

are keen to preserve apolicy of not allowing residential development to take place.

2.3 Agriculture

Farming throughout the UK has suffered an unprecedented fal in incomes as
indicated in Figure 2. Provisond figures for Totd Income From Farming for 2002
show an average annua income per person employed in agriculture of just £11,136
(DEFRA 2002). Thisdeclineisdueto anumber of factors, notably the strength of
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Serling againg the Euro and the effect of Foot and Mouth Disease and certain
regulatory factors aswell as the reduction in arable support payments. The response
within the industry has been to cut costs wherever possble and to rationdise the farm

businesses and diversfy into new enterprises.
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Figure2. UK Agricultural Incomes. Source: DEFRA.

One of the principad means of cutting costs has been to reduce overheads in the form
of labour, so that the number now employed in farming has fdlen by more than
twenty percent in the lagt 10 years, with a loss of 88,000 jobs, as illustrated in Figure
3. One €ffect of this has been to increase the number of dwelings on farms that are
no longer needed for employees. These are then sold to relesse capitd or are
otherwise let out at open market rents, in ether case displacing the former occupants.

Other reductions in overheads have been achieved through gaining economies of scde
by taking on additiona land and working it with the same labour and equipment as on
the origind unit. The ensuing rationdisation of labour resources on the new farm unit
inevitably leads to redundancies.

11
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Figure 3. Totd Labour Force on Agriculturd Holdings in England. Source: DEFRA.

Rationdisation, involving taking a fresh look & how a business is sructured, has
often meant letting the land to larger operators or to using contractors, again causing a
loss of jobs and dso sde of machinery, which in turn reduces the famers ability to
maintain the landscape around them.  There is dso a tendency towards increasing
short term efficiency by reducing the range of crops grown and possibly disposing of
dary and beef herds leading to a form of monoculture. These trends are likdy to
increase if present proposds for the review of the CAP are implemented and sipport

payments are decoupled from actud production.

Diverdfication into nonfaming ventures is being encouraged under current EU and
UK policy initigtives and grant schemes but has not been a universa panacea as its
success depends on many differing factors, notably location and opportunity as well
as the avallability of capitd and expertise. It does however have potentid to provide

employment and to attract outside resources.
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2.4 TheRural Property Market

The number of fams being offered for sde has been limited in recent times, with an
annual average of 464 transactions on 21,900 hectares being recorded over the last 10
years on the Farmland Price Index for England and Wades produced by the Royd
Indtitution of Chartered Surveyors (Figure 4). This redricted supply has been a
contributory factor in land prices continuing to rise a a time when farm incomes were

in steep decline.  The contrasting performances of land prices and farm incomes are
illugtrated in Figures 2 and 4.
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Figure4. Farmland Vauesin England and Waes. Source: RICS.

The Land Price Index has however experienced a sharp fdl in last quarter of 2002
from £7801 to £6415 and it remains to be seen whether this heralds a new trend or
only a temporary datigica interruption. There are a number of reasons why land
prices have not moved down in line with farm incomes, the principd ones given by
most commentators being the impact of ‘lifestyleé buyers, the need for economies of
scde and the fact that many landowners are avoiding having to sdl by letting ther
land. Low interest rates are dso a factor, in enabling debt to be serviced even with
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reduced incomes and thereby obviating the need for capitd repayments that might
have had to be funded through the disposa of land a property. Country house prices
have been risng srongly during this period, a a rate of around one hundred and forty
five percent according to the FPDSavills index. This is due largely to the buoyancy of
nationa economy and low interest rates and has added to the overdl vaue of farms.
At the end of 2002, the property agents Knight Frank reported that they had 370
potentid cash buyers lised as having more than £2m to spend on a country house in
the South of England.  Ancther leading firm of property agents in this fidd, Strutt &
Parker, aso recorded having 350 applicants with funds totaling £850m. It is unlikely
that a sufficient number of suitable properties will be brought to the market to meet
this demand during the foreseeable future, especidly if sales agreed at the end of last
year dill go through to completion.

3. Present Position

3.1 Planning Policy

Since the implementation of the Town and Country Planning Act 1947, there has been
a generd presumption againg dlowing building development on agriculturad land.
This was highlighted in a report by the Rurd Devdopment Commission in 1988
which concluded that locad authorities were inclined to protect open countryside
regadless of the environmental, economic or socid outcomes of the proposed
development. Furthermore, areas deemed to be under particular pressure were even
given gspecid protection through the desgnation of Green Bdts The generd
principle was reiterated by the introduction of Land Classfication in 1976 and the
concept of Best and Most Versatile Land whereby the Minister of Agriculture had to
be consulted on development proposas affecting the better grades of farmland. More
recently the protected dtatus of better quaity land has been reduced, in recognition
that food production no longer has the same priority, and the Green Bdt policy has
aso come under review.  However, the present Government ill seeks to preserve
famland by encouraging the use of brownfidd dtes as an dternative.  The various

difficulties associated with such dtes has led to some relaxation in these policies as
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indicated in the proposals announced in February 2003 for a target of 200,000 new
houses in the South of England during the next 15-20 years. There is however ill
within these plans a determination to be economica in the use of greenfidd gStes by
requiring resdentid developments to adopt higher denstiess. The Government has
dso eased some of the prescriptive sudtainability issues previoudy congraining
potentid development in rurd areas by suggedting that locd planning authorities may
take a more flexible goproach on the issue of traffic associated with such
developments as origindly specified in PPG13.

The public atitude towards farmland remains largely protective, more for reasons of
amenity and landscape presarvation than for any defence of agriculture, and these
often emotive views are often drongly supported by pressure groups with
conservation interests such as the Council for the Protection of Rura England, the
Ramblers Association and Friends of the Eath. Locd planning policies are
ggnificantly influenced by such interests potentidly diluting the effectiveness of
guidelines provided by centrd Government. Paragraph 3.21 did not change the thrust
of locd planning policy; a proposd for a new country house would dmogt certanly
dill be againg local policy. The onus is on the land owner to make out a convincing
exceptions case as to why ther particular proposal should be dlowed. Locad planning
officers, who have been arguing agang such developments in line with government
policy since 1947, are likely to be influenced by the arguments of the pressure groups,
and can take shelter behind the rather vague and subjective wording of paragraph 3.21

The Government is increesngly committed to a policy of rurd regeneration in line
with the recommendations of the Commisson on the Future of Farming and Food and
in accordance with the European Rurd Deveopment Programme.  This focuses
largely on diversfication, involving the converson of famland and buildings to non
agricultural use, and consequently impacts upon loca planning policies. The new
emphass is vey much on dlowing limited commercid devdopment, taking
preference over resdentid development, the latter only being conddered, for example

in the conversion of redundant farm buildings, where abusiness use is not practicable.
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There is however ill a deep-rooted ressance within the countrysde to dlowing
building development on open ground, or greenfield Stes. Much of this is based on
an undergtandable ingtinct for conservation and a desire not to lose landscapes or to
have them changed from what they were. Those landscapes have however evolved
over time and are dmogt entirdy ‘man-made in one form or another. Latterly, this
process has been dultified by a prevaling sense of protectionism that exists both
within the generd public and the planning authorities. Pat of the purpose of
paragraph 3.21 of PPG7 was to provide a means whereby this evolution of the
countryside could be alowed to continue under certain circumstances rather than be
logt in the generd protectionigt principles of thetime.

These present day attitudes are illudtrated in a datement issued by Wildlife and
Countryside Link in January 2003 which cdls for the remova of paragreph 3.21. It
cdams that the provison ‘creastes a loophole that can be exploited by speculative
developers, it is contrary to subsequent planning guidance, and it risks damagng
qualities of the countryside with no benefit to the loca areal. Whilst this may accord
with an overriding concern that many people have about the countryside being spoilt
by indiscriminate development, it gppears to ignore the essentid provisons of
paragraph 3.21, notably that the proposed house must 'dgnificantly enhance its
immediate setting and wider surroundings. Even ‘'speculaive development' is
governed by this requirement, ensuring that where plans are prepared for sde on to an
unidentified buyer, they will have to incorporate the high standards defined in PPGY.
The datement adso ignores the financid and environmenta contributions made by
these new edtates, as outlined in Sections 3.4 and 3.5 below.

The growing pressure on Englands rurd aess has just been highlighted in a new
report by the Countryside Agency, The Sate of the Countryside 2020. It foresees
some inevitable change, with increesng condruction of not only houses and
commercid premises but aso of roads. In time, the present protectionist attitudes
may become untendble, but in the meanwhile they will be promoted with a greater

vigour.
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3.2 Farming and the Rural Economy

Government policy within Britain is shifting away from mandream faming and both
nationd and European support is now focused more on rurd regeneration (through
diversfication, specidis maketing and vocationd retraning) as wdl a on
environmentd messures.  The framework for this derives largely from the Agenda
2000 reforms to the CAP and is echoed in the recommendations of the Curry
Commission report (2002) setting out recommendeations for the further reform of the
agriculture and food supply industry in Britain. There are however concerns that
these will be only partly fulfilled, due to burdensome procedural constraints and
restricted financid resources. Funding for these measures comes largely under the
umbrella England Rurd Deveopment Programme (ERDP) schemes and in particular
the Rura Enterprise Scheme (RES). These ad programmes are dependent on
national exchequers as well as on EU payments and are limited and discretionary.
According to the latest statistics issued by DEFRA (ERDP Bulletin - April 2002), the
number of RES agpplications gpproved during the firg 15 months of operation to
December 2001 amounted to 207 involving £12,633,192 in grant payments. A further
184 cases seeking a total grant of over £25 million were rgected. The RES is seen as
a mgor festure of CAP reform, but its impact when measured in terms of an annua
inection of around £12 million over the whole of England seems modest when
compared to the edtimated tota of capitd available from private investors mentioned
in sections 2.4 and 3.3.

Furthermore, the British Government subscribes to the principle of Modulation
whereby farm support levels are progressvely decreased, with the savings in part
going to fund ERDP sthemes. Other forms of financid ad under the ERDP will
however be rdevant only to famers in areas where divergfication is feasble, whether
for commerce or tourism, or to those growing specidist crops that can be sold in loca
or niche markets.  Grants for conservation, whils more widdy avalable under the
Countrysde Stewardship Scheme, are likely to continue to be relatively margina to
the viability of a faam as a whole, contributing for ingtance to the cost of hedge and
wal maintenance, restoring former pasturdand, and providing conservetion dSirips
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aound arable fidds ~ Whilst entirdy laudable in their objective, none of these
measures can make any dgnificant contribution to business profit, largey being
designed to replace (declining) income foregone.

Agriculture in Britain and throughout Europe has been dependent on grant ad for
over 50 years. Previoudy, this was judified in order to secure a reiable and
inexpensve source of food and to sudan rurd communities. That priority has now
changed and financid and politicd support for farmers is being reduced. Some
individua busnesses may yet benefit from the new grant facilities mentioned above,
but many others will not have such opportunities and are unlikedy to be able to
continue farming.

3.3 The Estate Market

The market for country edtates, as opposed to working farms, has aways been
dominated by buyers from outsde the agriculturd sector. Higoricdly, the demand
for such properties was spread quite widely across the country, as evidenced during
the indudtrial revolution when subgtantial estates were crested close to the source of
the newfound wedth that came from coa mines, potteries or cotton mills.  More
recently such wedth has originated from London or has come from buyers from
overseas, both groups preferring to be centred on London rather than, for example, the
former mill towns of northen England. The resources for investment in country
property have therefore been concentrated on a radius of about two hours drive from
London, with a paticular preference for the more visudly atractive, fashionable and
convenient locations such as Hampshire or the tswolds. The resultant pressure has
led to a potentid imbaance of supply and demand, with the consequence not only of
rasng prices but even of denying investors the opportunity of buying any suitable
edate a dl. This together with other factors such as increasing development and
congestion in the Home Counties, has encouraged buyers to consider a wider range of
locations than before. Recent instances of such a trend may be seen in the sde of the
Dodington Edate near Brigol a the beginning of this year or of The Encombe Edtate
in Dorset and Fermyn Woods in Northamptonshire in 2002. The phenomenon of the
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‘lifestylé buyer, whilst concentrated on the south of England, does now aso dretch
to many other areas of England. This geographic flexibility gpplies dso to those
seeking to build new houses, with notable examples being found in Staffordshire,
Y orkshire and Northumberland.

The shortage of suitable properties around the country means tha many potentid
purchasers are frudtrated in their am to acquire a rura house or edtate and may
ultimady abandon ther search. As an dternative solution, buyers are increasingly
prepared to look for a suitable ste on which to build a new house, yet opportunities to
do s0 ae not only limited but dso difficult to achieve  This overdl Stuation
represents a loss of resources that could otherwise have been invested in the rurd
community. One agent reported that over 50 gpplicants viewed one smdl etate in the
Midlands. Given that the guide price was in excess of £3m, the sdle to the one most
favoured bidder left otherswith atotal resource of around £150m il unsatisfied.

We were advised by Property Vison, a leading agency specidisng in the purchase of
country houses and edtates, that during 2002 they were retained by 26 clients seeking
to buy properties with at least 100 acres. These represented funds totalling about
£160m, but of the properties being offered for sde throughout that year only seven
were deemed to be suitable for such dients, with many others congdered

inappropriate due to being compromised by their position or by overpricing.

The market for qudity houses is well represented in the advertisng pages of the
weekly magazine Country Life. These are then recorded on an amud bags in the
Elite Property Index, an anadyss which reveds tha the number of substantid houses
or edtates that were offered for sde last year totaled just 110 across the whole of
Britain. Whilst not accounting for other properties that may have been bought or sold
privatdy and without the use of advertising, this does illudrate the restricted nature of
the open market.

It is interesting to note that where new country houses have been condructed, they
have often been made subject to Section 106 agreements requiring, for example, that
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the land shdl not be separated away from the house in any future sde or that certain
landscape features must be retained and maintained. This implies a readiness of the
new owners to commit the property to remain in perpetuity as a single estate and to be
taking a traditiond long term view about ther socid and physca environment,
including the maintenance of the landscape around them.

3.4 Country Houses and the Rural Environment

Those people who aspire to buy a house or estate in the country do not usualy have
any background in farming or land management, but they do have a podtive interest
in their new gStuation. Most of them bring a fresh approach to the property, including
energy and entreprereuria kills as wel as financid resources that may have been
missng under the previous ownership. Mogt of them too have an active interest in
environmenta matters including conservation and wildlife, shooting and the creation
of habitats for game birds, tree planting for amenity, the establishment of wild flower
meaedows and organic or low input faming. (such as conservaion and organic
faming.) In each of the case studies considered in this project, the new owners had
undertaken dgnificant tree planting schemes.  Such schemes, together with the
supporting stewardship grants, would have been avalable to the previous owners but
had not been utilised, usudly due to a lack of incentive. Likewise tenant farmers
would not have been encouraged by nonrresident owners to gpply for conservation
grants. It can be argued that that the local landscape would not have benefited from
any improvements of this kind had it not been for the change in circumstances arisng
from the purchase and subsequent house building. Case study andyss has reveded
that in many instances tree planting and other estate conservation works are carried
out without recourse to a grant scheme and therefore without any cal upon public
funds.

The deveopment of subgtantid houses in country oetings generdly  involves

ggnificant landscaping.  Indeed, one of the main provisons of PPG7 is that it ‘is truly
outstanding in architecture and landscape design, and would sgnificantly enhance its
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immediate setting and  wider  surroundings. This fundamentd requirement is
emphasised by the fact that landscgpe architects have a very dgnificant role in these
projects. The landscaping features incorporated into such projects are generdly of a
far more extensve and sophigticated nature than those provided around other forms of
resdentil or commercid developments in rurd aress. There is a paticular
diginction in that for the latter, landscape features such as the planting of shrubs or
trees will be largely to provide a screen to hide the new congtruction or to provide an
element of privacy. In the case, however, of an individud house of substance, these
works are geared more towards harmonising the property with its surroundings rather
than hiding it.  This prectice follows the edablished traditions of such rurd
developments of earlier centuries.

One clear example of this occurs in the Apped Decison in the case of The Old Barn
a Great Canfidd in Essex. The ingpector made a particular point about the way in
which the proposed louse would be seen within its immediate surroundings and based
his judgement on the precedents of historic houses in the area.  He consdered that the
development would in fact bring about an improvement: ‘views of the house, rather
than harming rurd character and appearance, would add to its attractiveness. [Asher,
2000, Apped Ref: APP/C1570/A/00/103534].

In another Apped Decison a Ashley near Kings Somborne in Hampshire, the
ingpector referred to the tradition of ... a large formd house ... with its immediate
ancillary buildings ... extending out into a more informa but planned parkland and
pleasure grounds, within a larger managed agriculturd and woodland edtate. He then
added: 'Architect, landscape architect and client have clearly worked together to
create an integrated plan’. [Durrant, 2000, Appeal Ref:APP/C1760/A/00/1048547].

There are many ingtances too where a new house has been built on the gte of former
farm buildings or as a replacement of a smdler, more ordinary dwdling. In those
cases where we found this to be the case, the new house crested a considerable
enhancement to the immediate vicinity, being built of fine locd sone and surrounded
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by landscaping and new tree plantings, rather than offering a basic brick built working
house and portal framed farm buildings.

3.5 Country Houses and the Rural Economy

Traditiondly, farms and estates provided support for the locd community, essentidly
by means of providing employment on the land and service in the house and in dl the
attendant activities. The larger estates dso provided means of ownership of land for
its occupation by farming tenants as well as houses and cottages for rented
accommodation. At the gart of the twentieth century 90% of farmland in Britain was
tenanted whereas, according to the latess DEFRA census, this has now reduced in
England to just 35%. As a consequence, the mgority of present day farmers need to
be ale to fund both the ownership of ther land as wel as the business being
conducted upon it. Similaly, rented housing is becoming increesingly scarce leaving
few options for rurd dwedlers who wish to reman in ther own locdity but who are
unable to afford to buy at prevaling prices. These Stuations are due to a diversty of
factors, including past tax regulaions and tenancy legidation, changing farming
practices and the sale of council houses. There are unlikely to be any new datutory
solutions to this dae of dfars given that fam tenancy regulaions were fully
reviewed only eight years ago (The Agriculturd Tenancies Act, 1995) and that the
question of resdentid accommodation depends currently on rather generdised
guiddines requiring planning authorities to condder incorporating affordable housing
within resdentid development schemes.

It is difficult to quantify how effective the Government guiddines on affordable
housng have been in the rurd sector. The man organisation focused on providing
such homes outsde urban aress is the Rurd Housng Trust which dates that snce
1988 just 2427 homes have been provided in 279 villages around the country. Whilst
we underdand that this figure may now be a little understated, the tota is unlikely to
be more than about 3000. Builders and housing associations engaged in the provison

of low cost housing tend to concentrate on the larger, and therefore more economic,
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dgtes in urban aeas rather than country villages where the scde of development is
gndler. The Rurd Housng Trust estimates that a further 50,000 affordable homes
are required if each smal village in England (of between 500 and 1500 people) is to
be able to fulfil the perceived need of between 6 and 8 low cost houses. While there
are other agencies besdes the Rurd Housing Trust working in country aress, these
datigics suggest tha prevaling policies have had only limited success in credting
accommodeation for loca people.

It is evident that the new owners of country edates have subgantid financid
resources that are derived principdly from nonragricultural sectors and that are
consequently largely  unaffected by the downturn in the rurd economy. They have
little desire or ahility to fam the land themsdves and little time or indination to take
a 'hands-on' gpproach to managing the house and grounds. They need accordingly
need to have gaff to help run the property, to perform domestic and gardening duties
as wel as faming, forestry and gamekeeping functions. In many cases such service
employees will require onste accommodation, due to the nature of their work, the
rurd and often remote location, and the riang cost of housng rdative to ther leve of
eanings. The estate owner will therefore have to be able to provide such
accommodation and will in some measure then be replicating the kind of fadilities that
would have been found on a traditiona esate but which have largdy been logt in
recent times.

In each of the case studies it was found that the congtruction of a new house had led to
the creation of domestic and ancillary jobs and dso, where it was required, to the
provison of resdentid accommodation. The number of staff employed depended on
the dze and circumstances of the property, but it gppeared that a new house of around
12,000 sq ft would engage between 8 and 10 people. Even where the property
comprises a rdaivdy modest aea of land it can ill directly involve a sgnificant
number of daff. One example is of a house in northern England with 165 acres at
which four full time and three pat time daff are being employed, comprisng farm
manager, housekeeper and two grooms, and gardener, secretary and driver.
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New employment, often of loca ggnificance, has dso been generated on the etate
land around these houses, and ranges from agricultural contracting to tree-planting
and dry-gone wadling.  Such activities were often not present under previous
ownership due to a lack of integrated estate management, a lack of incentive or a lack
of financid resources. The fact that the land is likely to be farmed under a contracting
or patnership agreement, rather than by the propety owners themsdves is of
paticular benefit in the current economic cdimae. Such arangements offer loca
famers a means for goreading overheads and gaining economies of scde that are
becoming increesingly crucid for their financid survivdl. The condruction of the
new house itsdf must employ “....locd or regionad building traditions and materias’
(PPG7, paragraph 3.21), and the combination of this, and the accompanying
landscaping and generd edate Stewardship, contribute to the continuation of
traditional, cogly, work methods, and the retention of rurd skills in a commercid
Siting.

4, Conclusion

Much of the British countrysde is in economic decline, due largdy to a fdl in
agricultura and other rurd incomes. This is being countered in some areas by new
non-agricultural development and diversfication, but the benefits of this are localisd
and limited. Moreover, there is little evidence that the resources introduced through
these new developments are being reinvesed to a sudanable extent into the
surrounding landscepe.  Environmental schemes, such as the Countryside Stewardship
Scheme, are providing some facilities for landowners to enhance or restore landscape

features, but are proving to be limited in their overal impact.

Whilst there has during the last year been some dight respite in the downward trend
in agriculturd incomes, farming in the UK continues to be under pressure, with
renewed concerns now arising from the Mid Term Review of Agenda 2000 under the
Common Agriculturd Policy. The man thrus of Government policy has been on
rurd redructuring and in providing resources for marketing, diverdfication and
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retraining, and aso for landscape and habitat conservation. These measures are
however proving to be limited in ther actud application and are unlikey to have
more than ardatively locadised effect.

The development of new country house edtates presents a means for channdling
private resources into the ra environment. The number of people able to undertake
such projects is limited, and the financid and socid contribution that they make,
whilgt individudly substantid, cannot be reckoned to be a ggnificant replacement of
any ndiond shortfal in grant aid. Nonetheless, the country cannot afford to spurn
such resources that these investors do bring to rurd areas and nor is there any cause to
rgect them. Present planning policies are able to ensure that these projects will not
gpoil the countryside but make a positive contribution to it instead.

In April 2001, Beverley Hughes, a Miniser a the DETR, dated in the House of
Commons that the Government believed that there was a need for more affordable
housng in the countrysde and did not see the exception dlowing large country
houses as being consstent with that policy (Hansard, 2001). She implied that the two
were somehow mutudly exclusve and not condsent with the Government's
objectives for the countrysde generdly. In locdities where this policy of socid
housing is implemented, the resulting homes will provide a much needed facility for
rurd communities, but the policy will do little to bring in any new resources other
than labour due to the limited spending power, and mobility, of those who would
quaify for such accommodation. These dffordable housng schemes are widdy
recognised as being, in principle, laudable and postive, but they can be difficult to
implement in practicee. There are problems, for example, in demondrating their
economic sustainability and in the fact tha they make no contribution to the loca
environment.  On the other hand, by endbling a large individua house to be built,
new money is introduced into the locd economy together with the posshbility of
illed and unskilled employment, gaff housng and in some ingances the provison
of affordable homes.

25



The prevaling politica attitudes to the countrysde focus on conservetion and
preservation, seeking by and large to retain features from the last century. The most
publicly recognised images for this are of hedgerows, wildlife species and indigenous
tree varieties dthough the traditiond country houses and parks did dso form a
ggnificant pat of this former scenery.  Within these landscgpe policies (this) lies a
danger that there will be insufficient resources to achieve the objectives, as
Government funding is reduced and as famers are less likdy to continue to have the
means to fulfil the traditiond role of dewardship and land management. There is a
very red posshility that in many aress the landscape will deteriorate, due to a lack of
husbandry and maintenance.  The dogmetic adherence to a countryside policy which
seeks to presarve rather than one which alows initigtive to flourish is questionable.
The British landscepe has evolved and matured over the centuries, with a significant
contribution having been made by innovative and credtive landowners.  Enabling new
houses to be built provides a contemporary means for doing the same and for
continuing some of the best traditions of the British countryside.

5. Recommendations

There are two areas of recommendation. Firstly concerning whether an exceptions
policy is judified or not, and secondly, if it is, what format it should teke. The
evidence suggests that a suitably worded and pogtively implemented policy dlowing
properties of the highest qudity to be developed would be beneficid to the rurd
economy, and would enhance the landscape. It is dso sdlf-evident that the remova of
an explicit exceptions policy dlowing large country houses to be built in certan
specified Stuations will exacerbate the problems for would-be estate owners. There is
an inherent danger that smply removing the exception without replacing it with some
dternative guidance will remove anty incentive or inititive among locd planning
authorities to give podtive condderation to such devdopments and give the
impression, whether reditic or not, that government is opposed to it.

A review of the planning legidation and accompanying guidance materid would
present the opportunity for revisting the wording of an exceptions policy for new
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houses. Specificdly it could address the subjective nature of the current criteria,
notably phraseology such as ‘truly outstanding’ and ‘highest qudity’, which could be
replaced by for ingtance, comparison with the Royd Fine Arts Commisson (RFAC)
citeria for good buildings or decided by Desgn Review Committee of the
government’'s  Commisson for Architecture and the Built Environment (CABE).
Smilarly objective assessment could be established for landscape criteria, especidly
as we understand that the function of CABE is due to be extended to cover urban
landscapes which could then in turn include rurd Situations too.

Additiondly, new guidance could address the question of the minimum sze of land
parcd below which proposds would not be considered, and specificaly whether
gpplications could be made indde landscape designated areas, and if so, what criteria
might additiondlly apply in such cases More guidance could be given on the
somewhat vague requirement to “ ...take account of the defining characteristics of the

local area...” and “..local and regional building traditions and materials.”

Locd planning authorities could be required to have in place a written Statement
expressing their policy on new country houses. It has not been possble to make an
accurae assessment of the extent to which this is currently the case, dthough one
detalled example of this is to be found in the Suffolk Coastd Locd Plan. Such
datements may help to dleviate the costly and unnecessary preparaion of planning
goplication materiad and appea evidence in Stuations where a proposed development
isthen unlikely to be alowed.
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Appendix.

Appendix 1

Depatment of the Environment (1997) Panning Policy guidance (PPG7revised): The
Countryside - Environmentd Qudity and Economic and Socid Development 1997.
HM SO London.

Paragraph 3.21:
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New house building and other new development in the open countrysde, away from
established settlements or from areas dlocated for development in development plans,
should be drictly controlled. The fact that a single house on a particular Ste would be
unobtrusive is not by itsef a good argument; it could be repesated too often. Isolated
new houses n the countrysde require specid judification-for example, where they are
essentid to enable fam or foresiry workers to live at or near their place of work.
advice on the specid condderations which may aise in rdation o agriculturd and
foresry dwdlings is given in Annex 1. An isolated new house in the countrysde may
adso exceptiondly be judtified if it is dearly of the highes qudity, is truly outsanding
in terms of its architecture and landscape design, and would dgnificantly enhance its
immediate setting and wider surroundings. Proposds for such development would
need to demonstrate that proper account had been taken of the defining characteristics
of the loca aea incduding locd or regiond building traditions and materiads. This
means that each generation would have the opportunity to add to the tradition of the
Country House which has done so much to enhance the English countrysde. Sengtive
infilling of smal gaps within smal groups of houses or minor extensons to groups
may aso be acceptable though much would depend on the character of the
surroundings and the number of such groupsin the area.

Appendix 2
Hansard (HOC) 23 April 2001, Col 82 W

“The Government beieve that there is a need for more affordable housng in rurd
aress, and do not see the current planning exception for isolated large dwelings which
may be built in unsustanable locations as condgent with tha priority, or with its
objectives for the countrysde more generdly. We therefore intend to consult on
amendments to PPG7 to remove this exceptions policy which dlows such large
dwellingsto be bult.” Beverley Hughes

29



