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Introduction
This bulletin summarises the results of our 2009 
Estate Benchmarking Survey for Scotland; a separate 
survey is published for England. The survey analyses 
the performance of the property assets of each 
participating estate against a benchmark for the  
12 months to 5th April 2009.

Across the UK in the region of 200 estates, 
representing in the order of one million acres, 
participate in the survey.

Participation in Scotland has grown rapidly following 
the separation of the Scottish sample from the rest of 
the UK in 2005, making comparable analysis of 2009 
data complex. Therefore, the results summarised in  
this bulletin are for the lowland area of the full sample 
in 2009.

Estate structure
Within the survey the average estate structure for 
‘all estates’ is just under 12,000 acres of lowland 
area, including almost 100 residential properties and 
commercial and leisure enterprises.

Estate ownership
A total of 25% of the estates in the survey are 
institutionally owned, with the remainder in private 
ownership. The owner is resident on 44% of the 
privately owned estates. 

Ownership objectives
Estate managers state that income generation and long 
term retention of the core estate are the key objectives 
for rural estates in Scotland, followed by return on 
capital and environmental stewardship. 
 

Net income
Our survey results for the year to 5th April 2009 show 
that the average net income (before depreciation, 
finance, drawings and tax) on ‘all estates’ was  £32  
per acre (£79 per ha) in 2009, as illustrated in Graph 1.

This was derived from an average gross income of  
£77 per acre (£190 per ha) and average expenditure 
of £45 per acre (£111 per ha). Net income represented 
40% of gross income.

Analysis of comparable data suggests that net incomes 
came under pressure in 2009 as agricultural income fell 
and costs increased.
 
Expenditure
The largest amounts were spent on property repairs  
which, on average, amounted to just under £20 per acre 
(£49 per ha), as illustrated in Graph 1, representing 26% 
of gross income. An additional £4.71 per acre (£11.64 
per ha) was spent on capital improvements to property.

Our survey shows that, in 2009, an average of just 
over £2,000 was spent on repairs to each Short 
Assured Tenancy (SAT) property. An additional £1,200 
of other expenditure, which includes an allocation for 
management, left an average surplus of £1,545 per  
SAT or 32% of the gross rent. This is a worrying figure 
which requires the focused attention of land managers.

It would appear from analysis of previous datasets that 
property repair expenditure has increased significantly 
over the past two years. This suggests that revenue 
from 2007, when agricultural profits were good, might 
be being reinvested into estate property. If this is the 
case, then we expect that increased rental incomes in 
the next few years will reflect this investment.

Our research shows that average management costs 
across ‘all estates’ were around £13 per acre (£32 per 
ha) and represented 17% of gross income. 

Graph 2 shows the key areas of estate expenditure  
and their proportion of gross income. Although 
expenditure, other than repairs and management, may 
be relatively small individually, collectively they add up 
to another 16% of gross income.
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Graph 1
Net income in 2009

Source: Savills Research

Graph 2
Expenditure as a proportion of gross income in 2009

Source: Savills Research

‘Estate managers state that income 
generation and long term retention of  
the core estate are the key objectives  
for rural estates in Scotland.’
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Source of income
As noted above, ‘all estates’ recorded an average gross 
income of £77 per acre (£190 per ha).  Graph 3 shows 
the main sources of this income. 

Across the average lowland area of ‘all estates’ 42%  
of all income was derived from agricultural sources 
which include both let and in hand farming enterprises. 
This amounted to £32 per acre (£79 per ha). In contrast, 
agriculture contributed only 36% of gross income to  
the average estate in England.

The results of the in-hand farming operations between 
Scottish estates are varied and represent diverse 
operations and enterprises which are often location 
dependent and driven by soil type. Payments from 
environmental schemes are also a significant income 
source. 

A clear understanding and proactive management of 
the risks and rewards of in-hand farming operations 
are important to ensure maximum contribution of this 
sector to the estate’s overall performance.

Income from the residential assets on rural estates 
in 2009 added another £26 per acre (£64 per ha) and 
contributed 34% of gross income.

A significant 18% of gross income in 2009 was derived 
from commercial and leisure sources and amounted to 
almost £14 per acre (£35 per ha). This clearly shows 
that there are opportunities for Scottish estates to 
diversify. These enterprises might be based on tourism 
or renewable energy and could be either farmland or 
forestry based.

All other sources, which include woodland, sporting  
and minerals, contributed the remaining 6% of gross 
income and amounted to £5 per acre (£12 per ha).

Estates should regularly review all the estate resources 
including property, employees and capital for 
opportunities to deliver more income. It is advisable 
that this is done with appropriate advice and market 
research to ensure the bottom line benefits.

Agriculture rental income
Our survey records average agricultural rents on  
‘all estates’ in 2009 as illustrated in graph 4:

n  Traditional Tenancy rents at £42 per acre  
(£104 per ha).

n  Limited Partnership Tenancy (LPT) rents at   
£44 per acre (£108 per ha). 

n  Short Limited Duration Tenancy (SLDT) rents at £55 
per acre (£136 per ha). SLDT rents were 31% higher 
than Traditional Tenancy rents.

Our research suggests that Traditional Tenancy rents 
were relatively stable between 2008 and 2009, whereas 
the more market-orientated tenancies have recorded 
some growth, in the region of 3% to 6%. 

We expect our 2010 survey results to show more 
significant growth across all tenancy types as the 
income from rent reviews, carried out in the second  
half of 2008 and early in 2009, is realised.

Residential rental income
The average annual rental income from Short Assured 
Tenancies (SAT) was £4,799 per dwelling in 2009, 
including 5% voids. SATs represented 89% of all 
housing stock in 2009. Our research suggests that  
there has been some small growth in the average  
SAT rent since 2008.

In contrast, the average equivalent tenancy rental 
income recorded in our English sample in 2009 was 
£7,428 per dwelling, growing at a similar rate.

Average rents recorded for Fair Rent Tenancies were 
£3,282 per dwelling in 2009.

Graph 3
Source of income in 2009

Source: Savills Research

Graph 4
Agricultural rents in 2009

Source: Savills Research

‘Estates should regularly review all the 
estate resources, including property, 
employees and capital opportunities  
to deliver more income.’

£ 
p

er
 a

cr
e

80

70

60

50

40

30

20

10

0

n Agricultural     n Residential     n Commercial & Leisure     n Other

£ 
p

er
 a

cr
e

60

50

40

30

20

10

0
Trad. Ag.
Tenancies

Limited
Partnership
Tenancies

Short Limited
Duration

Tenancies



Commercial rental income
Let commercial workspace is relatively uncommon on 
Scottish estates compared with England. Although 
the survey records an average of around 17,500 sq ft 
of workspace on Scottish estates, almost 90% of this 
is low cost industrial type space with average rents of 
around £1 per sq ft. Successful commercial workspace 
portfolios must be well researched and are dependent 
on quality and location.

Our research shows that the income from telecom 
masts was relatively stable with an average rental 
income of £7,485 in 2009. The recent trend of service 
providers amalgamating and consolidating aerials is 
likely to see further pressure on this income source in 
the next 12 months. 

Investment performance
Understanding the performance of an estate’s property 
assets, and how they compare with other assets 
(property or otherwise), is particularly important in the 
current economic climate.

Although agriculture and the rural economy generally 
tend to be more resilient to recessionary pressure 
than other sectors, knowing the return from capital 
invested is useful for strategic analysis of funds. This 
is especially the case where estates may also have 
alternative investments.

Our research shows that the performance of all 
assets on rural estates came under pressure in 2009 
recording a total return for ‘All Let Property’ of just 
4.3%. However, when compared to equities and other 
asset classes, especially mainstream residential and 
commercial investments, the performance of rural 
estates looks reasonable and at least remains in 
positive territory.

Graph 6 illustrates the performance of the let sectors 
analysed in our benchmarking survey in 2009. Let 
agricultural property recorded a healthy 11% return  
in 2009 and supported the overall performance of the 
let estate.

In contrast, the let residential sector produced a total 
return of -6.6%, as a result of capital growth falling 
by  -7%. However, these results are better than for 
mainstream residential property (as shown in Table 1) 
and demonstrate that the rural economy has, to some 
degree, been resilient to recessionary pressures.

Net income returns in both the agricultural and the 
residential sectors were below 1%.  

On average, around 16% of the area of the survey’s 
rural estates are woodland or forestry. The latest reports 
from Tilhill and IPD show that the performance of 
forestry as an investment has also fared well although, 
like let farmland, it came under pressure in the past 
year. We expect the future trend in the value of farmland 
and forestry to be positive.

Not only has the sector performed well in recent years, 
but owning forestry also has considerable tax benefits.  
There is potentially 100% relief on inheritance tax and 
no income tax on the income derived from timber.  
In addition, gains attributable to standing or felled 
timber are exempt from capital gains tax. 

We expect forestry to remain a significant asset as its 
importance for capturing carbon to offset emissions 
intensifies and the focus on renewable fuels and on 
timber as a sustainable building material increases.

t
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Graph 5
Residential rents in 2009

Source: Savills Research

Graph 6
Investment performance of rural let property in 2009

Source: Savills Research

Table 1. Total returns for alternative assets 
to December 2008:
n All Let Property (Scottish Estates)  4.3%
n All Let Residential -13%
n Urban Commercial -22%
n Equities -30%
n Gilts  15%
n Forestry  7%
Source: Savills Research & IPD

‘When compared to other asset classes, 
the performance of rural estates looks 
reasonable and, at least, remains in 
positive territory.’
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Outlook
Our research suggests that the financial performance 
of rural estates in Scotland has come under pressure in 
the last year, as falling commodity prices and increased 
costs have impacted on the agricultural sector. The 
diversity of rural estates is a strength but the exposure  
of Scottish estates to their reliance on agriculture is clear, 
especially when compared to the results of our English 
survey where the opportunities in the residential and 
commercial sectors are greater.

The rent reviews that took place at the end of 2008 and 
early this year will improve the rental levels in the next  
12 months. However, as agricultural sources contribute 
to almost half of Scottish estates’ incomes, a robust 
review of both let and in-hand agricultural enterprises  
will be necessary.  

Residential rents are likely to show some positive 
movement in the next 12 months. Location and quality 
will be the key factors for those seeking to maintain  
rental levels and reduce voids. A more proactive stance 
may be required in order to ensure maximum rents are 
achieved and to recoup money invested in property.

Greater constraint on the amount spent on property 
repairs and costs in general will also need to be a priority. 
However, cost cutting must be targeted and funds used 
effectively to ensure the business is driven forward.

Looking ahead, it is imperative that tight control is 
maintained on all cost bases. Now, more than ever, may 
be the time for co-operation on labour and machinery 
use in order to ensure that businesses are run as 
efficiently as possible.

Estates must  continue to be innovative and to 
challenge current practice by identifying strengths and 
weaknesses. While there will be legislative challenges  
to overcome, including Nitrate Vulnerable Zones (NVZs) 
and bio-security, there will also be diverse opportunities 
to be driven out of estates’ resources.

Likewise, energy management should become a serious 
objective on all estates and attention must be turned 
towards taking advantage of under utilised resources 
including woodland, which has the additional benefit of 
sequestering carbon and offsetting carbon emissions.

Proactive and intensive management will be required 
to maintain incomes. Participation in our survey is an 
excellent way of taking stock, enabling income sources 
and costs to be scrutinised and well informed plans to 
be laid.

Landlords who foster positive relationships with tenants 
and take the initiative in providing solutions will help to 
ensure that voids and disruption to income streams are 
minimised. Similarly, landlords need to start planning for 
changes to NVZ regulation by supporting entrepreneurial 
tenants by way of capital expenditure. 

With historically low interest rates and rising energy  
costs the justification for investment into renewable 
energy projects is more compelling than ever. Likewise, 
now is the time to consider estate assets as collateral 
against funding for well researched income generation 
projects such as domestic tourism and leisure.

A copy of the results of our English survey is available  
on request. n

‘Estates must continue to be innovative 
and to challenge current practice by 
identifying strengths and weaknesses.’



Savills plc
Savills is a leading global real estate service provider listed on the London Stock Exchange. The company established in 1855, has a rich heritage with unrivalled 
growth. It is a company that leads rather than follows, and now has over 200 offices and associates throughout the Americas, Europe, Asia Pacific, Africa and the 
Middle East.

This report is for general informative purposes only. It may not be published, reproduced or quoted in part or in whole, nor may it be used as a basis for any contract, 
prospectus, agreement or other document without prior consent. Whilst every effort has been made to ensure its accuracy, Savills accepts no liability whatsoever for 
any direct or consequential loss arising from its use. The content is strictly copyright and reproduction of the whole or part of it in any form is prohibited without written 
permission from Savills Research.
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Rural Estate Management and Consultancy Services
Savills has one of the largest rural estate management 
and consultancy teams with more than 200 full-time rural 
professionals operating out of 30 offices. Together the team 
is responsible for the management of more than two million 
acres on a day-to-day or consultancy basis.

Strategic reviews and business plans are essential 
for the survival and growth of any business. The Estate 
Benchmarking Survey is an essential tool in the appraisal  
of a participant’s business, benchmarking estate figures 
against industry norms. The survey and accompanying 
report are an ideal focus for reviewing management and 
investment strategy.

n  All participants receive an executive summary and detailed 
report of their results against the average of ‘all estates’.

The report gives participants the information they need 
to identify the current performance of each sector of their 
business and shows how it is performing against similar 
businesses and includes analysis relating to:

n  The business streams typical to rural estates; 
agriculture, residential and commercial, analysing the  
let sectors in detail.

n  The financial (income, expenditure and return on capital) 
and physical aspects of the estates business.

This information enables participating estate owners and 
managers to highlight the strengths and pinpoint the 
weaknesses of their business. This analysis is an essential 
foundation from which a realistic business plan can be built.

Trend data from continuous participation enables 
participants to determine whether the gap between the 
performance of their estate and the benchmark is widening 
or closing. While this may be outside the estate owner/
managers control but identifying the opportunities and 
limitations of the estate is an essential part of a strategic 
review’s findings.

This report is produced by the Savills Research department, 
using extracts from our own research and analysis. For more 
information on the full range of our rural property and business 
research and consultancy services, please contact Ian Bailey  
or browse our website at www.savills.co.uk/research
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