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2019 has been somewhat of a watershed 
year for the Scottish Build to Rent (BTR) 
sector as major masterplans have been 
progressing through the planning system 
and some are now breaking ground, taking 
us one step closer to the reality of an active 
BTR sector within Scotland. It has also been 
encouraging to see the understanding of, 
and interest in, the BTR sector expand across 
investor, central government, and local 
authorities, albeit still with differing levels of 
support across the country. 

A more diverse sector
Institutional investment and major site 
acquisitions from the likes of Apache Capital, 
L&G, Drum, Stamford and Platform_ are 
now creating a more diverse BTR market, 
with planned schemes set to offer a range of 
service and affordability levels. The emergence 
of Mid-Market Rent and family rental housing 
models in Scotland over the past year, through 
the likes of PFP Capital and Sigma, look set to 
increase the diversity of BTR homes that will 
become available in Scotland in coming years.  

Benefits of BTR now widely seen
Underlying this investment in the sector 
are strong economic drivers, a stable 
legislative and regulatory environment, and 
a government intent on encouraging and 
growing the sector. These factors are now 
benefitting from a better understanding of the 
BTR offer, as well as an emerging realisation 
of the positive contributions BTR can make to 
both the economy, and the pace and volume 
of much needed new housing delivery. 

Growing the pipeline
The BTR pipeline in Scotland is up a third from a 
year ago, standing at over 7,200 homes. What 
do we need to do to make sure we maximise 
the BTR offering, and what skills do we need on 
the ground to deliver operational efficiencies 
across all tenures?

To do this, I believe we must have collaboration 
and positive promotion.  Collaboration between 
the private and public sectors, with cross-party 
agreement on housing strategy, in addition 
to collaboration within the BTR sector itself to 
promote the positive contribution the sector 
can make to our cities, towns and economy. 
With the perception of BTR homes, for many, 
still being one of ‘yuppie flats’, it is important 
that the industry is open, honest and positive  
in discussions on the housing crisis we face 
and how BTR can be part of the solution.

Importance of informing elected members
Whilst there is a strong and growing pipeline 
in the likes of Edinburgh, Glasgow is without 
doubt the current market leader, with more 
than half of the BTR pipeline consents. 
However, despite a growing pipeline of 
homes, Scotland still lags UK delivery 
levels and, as such, we need to continue to 
ensure we facilitate collaboration among all 
stakeholders. This is especially important in 
the case of our elected members, who, to 
differing degrees, are beginning to understand 
the advantages that professionally managed 
homes, backed by long-term institutional 
investors, can have in delivering much 
needed homes across all affordability levels 
and lifestages. 
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SUPPLY BY CITY
The BTR sector in Scotland in 2019 is 
growing strongly. While the number 
of units operating remains limited, a 
number of landmark schemes have 
been progressing through the planning 
system and are moving towards 
breaking ground. There is now a wider 
range of investors and developers from 
both within the UK and overseas with an 
interest in the Scottish BTR sector. 

Schemes such as Skyliner in Edinburgh, 
which had previously been planned 
for residential sales, have now 
moved to BTR. Local developers, S1 
Developments, have re-submitted 
planning for 338 units over four buildings 
and up to 10 storeys. If planning is 
granted, the scheme will be forward 
funded by L&G in their first foray into 
Edinburgh BTR, having previously 
announced a similar forward funded deal 
with Drum Property Group for 324 units 

at Buchanan Wharf in Glasgow. 
Such deals represent a clear shift in 
sentiment in the market from 12 months 
ago. This increasing level of conviction 
in the sector has been reflected in the 
rising pipeline of units in Scotland, with 
the number of potential BTR homes in 
Edinburgh and Glasgow up a third over 
the past year. Still leading the way is 
Glasgow, which now has almost 4,000 
potential BTR units identified in the city, 
with the vast majority now in or through 
the planning system. 

One of the first BTR schemes in 
Glasgow to bring units to the market 
has been the boutique development 
of 36 apartments at Candleriggs Court 
by Kelvin Properties. The development 
achieved over 75% let-up within two 
weeks and is now at full occupancy. 
While small in terms of units, the quick 
let-up points towards an appetite for a 

quality rental product in the Merchant 
City and is a positive sign for the larger 
schemes slated for delivery in Glasgow.  
In Edinburgh, the number of identified 
units is around half that of Glasgow, 
with two-thirds of these in or through 
planning. However, while the Capital 
is lagging its West Coast sibling, it 
currently has a number of large sites 
currently exploring the potential for 
BTR delivery. While these sites have not 
been included in the pipeline figures 
in this report, should some of these 
schemes progress, then this would 
close the gap in BTR supply between 
the two cities. 

The news for BTR in other Scottish 
cities has been more muted. In Dundee, 
the VOX scheme by Whiteburn is 
looking for a buyer. With planning in 
place, the scheme could still deliver BTR 
units to Dundee. Having started the 
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INVESTMENT & DELIVERY
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BTR ball rolling in Scotland in Aberdeen, 
Dandara are looking to add to their BTR 
portfolio with their new site The Point at 
Triplekirks. This site is planned to deliver 
342 units with facilities including Amazon 
delivery, a gym, a cinema room, break-
out areas, a library, two large kitchens, 
and a coffee shop, as well as superfast 
broadband and utility bills included in the 
rental package. Elsewhere in the city, 
the Broadford Works site is looking for a 
buyer but remains capable of delivering a 
BTR led scheme.

In terms of who is delivering Scotland’s 
BTR pipeline, the first movers are still 
providing the bulk of units, with Dandara 
leading the field with c.1,500 units 
across Aberdeen and Glasgow. They 
are followed by BTR specialists MODA, 
Get Living and PLATFORM_, with Drum 
Property Group completing the top five. 
Between them, these five providers 
account for two-thirds of planned BTR 
supply nationally, with over 70% of their 
pipeline located in Glasgow.

As the sector develops, it not only 
promises to deliver much needed 
housing at a more rapid pace than a “for 
sale” model but unlocking development 
will potentially contribute a significant 
economic boost to the construction 
sector in Scotland. Currently, around 
£500m in construction contracts are 
identified for the delivery of BTR schemes 
in Glasgow, with almost £300m in further 
construction spend identified in the 
rest of Scotland, which only looks set 
to increase. With the combination of 
speed and volume of housing delivery, 
placemaking and long-term investment, 
and wider economic benefits, the case 
for BTR as an alternative to traditional 
delivery models is increasingly compelling.

Overall, the Scottish BTR sector has 
started to deliver on the promise that 
has been offered for the past few years. 
Whether it is boutique BTR schemes 
at Candleriggs Court in Glasgow or 
Broughton High School in Edinburgh, 
major masterplans in Glasgow City 
Centre and Edinburgh’s Fountainbridge, 
or affordable Mid-Market Rent variants 
being delivered at Edinburgh’s Western 
Harbour, the BTR tenure is emerging 
as a flexible and viable alternative to 
traditional housing models. 
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Holland Park
Glasgow

Candleriggs
Glasgow

Central Quay
Glasgow

Moda / Apache
435 BTR Homes

This landmark sixteen 
storey development 
will deliver 435 prime 
rental apartments into 
Glasgow, revitalising 
the City Centre. The 
scheme will include 
a roof-top terrace, 
resident’s lounge, 
concierge, cafes, bars 
and health facilities.

Drum / Stamford
300+ BTR Homes

The site has an existing 
planning consent for 
around 850,000 sqft 
of commercial, hotel, 
student, “for sale” 
and BTR apartments 
delivered alongside retail 
on the ground floor. 
Having lain derelict for 
over a decade this is an 
important development 
site in the city centre.

PLATFORM_
498 BTR Homes

PLATFORM_  are looking 
to build on their 608 
unit UK portfolio with 
this 2-acre £100m 
GDV scheme, which 
will deliver apartments 
overlooking the River 
Clyde, developed 
around a central 
courtyard. Amenity in the 
development will include 
a concierge and gym. 

Candleriggs Court
Glasgow

Kelvin Properties
36 BTR Homes

This boutique 
development in the 
Merchant City comprises 
36 apartments. Within 
2 weeks, the scheme 
had reserved over 
three-quarters of the 
units and is now fully 
occupied. Rents at the 
development range from 
£995 to £1,350 pcm for 
two-bed apartments. 

RETTIE & CO. 
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Merchant Point
Glasgow

Structured House
400+ BTR Homes

Formerly planned 
for student housing, 
the Merchant Point 
scheme has gone back 
to planning to deliver 
a mix of BTR homes, 
office space and retail 
space. The current site 
extends to 1.1acres, 
with current plans 
proposing 14 storeys.

Merchant City
Glasgow

Get Living
700+ BTR Homes

This 7.5 acre site has 
the potential to deliver 
the most BTR homes 
in a single scheme in 
Scotland. The scale 
of the development, 
location, and Get Living’s 
track record of delivering 
volume sites across 
the UK,  provide the 
potential to create a new 
residential destination. 

City Wharf
Glasgow

Buchanan Wharf
Glasgow

Dandara
600+ BTR Homes

This scheme will 
deliver over 600 BTR 
apartments in 2 blocks 
up to 16-storeys. The 
development is located 
close to the City Centre 
in an area set to change 
through development 
and benefitting from 
strong connectivity 
within the city. 

Drum / L&G
300+ BTR Homes

Buchanan Wharf is a major 
mixed use development 
on the southside of 
the River Clyde. The 
site will provide more 
than a million square 
feet of prime Grade A 
office space, residential 
accommodation and a 
mix of local amenities and 
landscaped public spaces.
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Springside
Edinburgh

MODA Living
500+ BTR Homes

This flagship Fountainbridge 
development is progressing 
through planning. The 
scheme will deliver high 
quality, high volume BTR 
product to the city. 

RETTIE & CO. 

Freer Street

India Quay

Springside

India Quay
Edinburgh

Edinburgh Living
400+ BTR Homes

This site, controlled by 
Edinburgh Council, will 
anchor the Fountainbridge 
masterplan and is 
anticipated to start work 
on-site  this year. 

Lochrin Quay
Edinburgh

Aberdeen Standard
113 BTR Homes

This scheme, which was 
acquired by Aberdeen 
Standard Investment last 
year for £27.5m, has found 
strong demand and is at 
full occupancy. 

Freer Street
Edinburgh

Vastint
200+ BTR Homes

This mixed-use scheme, 
which will include hotel, BTR 
and commercial space, 
is progressing through 
planning and is set to 
continue the expansion of 
the Lochrin Basin westward. 

Lochrin Quay

EDINBURGH



Skyliner
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John Lewis 
Depot

Broughton 
High School

Broughton High
Edinburgh

Kingsford
75 BTR Homes

This boutique scheme, at 
the former Broughton High 
School building, includes 
gym, roof terrace, club 
room and co-working 
space, with current rents 
from £1,095pcm.

Skyliner
Edinburgh

S1 Developments
300+ BTR Homes

Previously planned for 
sale, Skyliner has gone 
back to planning with a 
forward funding deal from 
L&G contingent on the 
scheme’s approval. 

Former John Lewis Depot
Edinburgh

PLATFORM_
220  BTR Homes

This site, located in North 
East Edinburgh, represents 
PLATFORM_’s first foray into 
Edinburgh having already 
secured their Central Quay 
site in Glasgow.

Potential Pipeline
Edinburgh

Various
c.2,000 BTR Homes

Within Edinburgh, there are 
a number of sites currently 
considering BTR solutions, 
mainly at the waterfront, and 
these could effectively double 
the BTR provision  in the city.



While the BTR sector is nascent 
in Scotland, institutional PRS has 
been operating successfully south 
of the border for some time. In 
the case of the USA’s Multi-Family 
Housing sector, the concept is long 
established and has been through 
many generations of refinement. A 
key consideration in the delivery of 
BTR in any location is identifying the 
target market, rental affordability and 
market depth. The establishment 
of sustainable pricing levels and the 
analysis of potential market depth has 
been a central consideration in the 
delivery of the first generation of BTR 
in Scotland as the market and price 
point has yet to be established.

Edinburgh & Glasgow are different
With the majority of delivery being 
concentrated in the country’s two 
largest cities, understanding the 
differences between the markets and 
their affordability levels is important, 
particularly when developers are 
considering schemes in both locations. 
The rental markets in each city have 
distinct price profiles, with the average 
rent in Edinburgh at £1,132pcm, 
over 40% higher than the £799pcm 
average rent in Glasgow. This premium 
between the cities is fairly consistent 
across all percentiles of the market 
and has obvious implications for the 
viability and modelling of BTR schemes 
within the two cities. 

Diversity quickly appearing in Scotland
Historically, first generation BTR or 
Multi Family Housing commences 
with the provision of high quality and 
high cost rental homes, targeting the 
upper tier of the market. Subsequent 
generations of delivery then tend to 
focus on the more affordable mass 
market rental stock, expanding to 
include family housing stock. 

In Scotland, there are signs this 
process is being condensed. While 
the landmark City Centre schemes 
will be targeting higher rental levels, 
as has traditionally been the  case for 
first generation BTR, more affordable 
rental models and family housing 
profiles are emerging concurrently. 

RETTIE & CO. 

Distribution of Rents by City for 1-3 bed apartments

Rent by Percentile by City or 1-3 bed apartments
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Edinburgh Earnings

Glasgow Earnings

Average Earnings by Percentile and City
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In the case of prime delivery, the 
landmark BTR schemes in Edinburgh 
and Glasgow look set to offer much 
needed high quality, contemporary 
urban rental stock that is common 
in most major dynamic cities but has 
been notably absent in Scotland. With 
emerging tech and innovation sectors 
in both cities, the provision of quality 
flexible accommodation in the City 
Centre plays an important role in the 
housing ecosystem, supporting the  
development of a city’s economy. 
At the top end of the flatted market 
in Edinburgh, rents above the 90th 
percentile will be over £1,500pcm, while 
in Glasgow this is closer to £1,000pcm; 
these are a half to two-thirds higher 
than the median apartments rents in 
both cities. These prime rental levels 
broadly equate to an affordability ratio 
of 30% gross income for the 90th 
percentile of average earnings in both 
cities. 

A number of other schemes will be 
targeting a wider affordability range, 
recognising the demand for rental 
stock across the market. The versatility 
of BTR delivery is exemplified by the 
models that are emerging concurrently. 
The affordable Mid-Market Rent model 
of BTR has successfully delivered 
234 units over the first two phases at 
Harbour Point and Harbour Gateway 
at Western Harbour in Edinburgh. 
Planning has been submitted for 
further phases, which could deliver up 
to 2,000 further rental units. Departing 
from the flatted model, Sigma Capital 
are actively seeking opportunities in 
Scotland to deliver family homes for 
rental as they have successful done 
down south. These examples illustrate 
the diversity emerging in Scotland’s 
BTR sector.

Looking forward
Understanding affordability, depth of 
market, absorption, and demand, is 
going to be crucial as pipeline turns into 
stock and the BTR sector becomes 
an influential component of the rental 
sector in Scotland. As other markets 
have shown, understanding the 
nuances and market hierarchies will 
shape the viability and success of the 
next generation of BTR delivery. 

Glasgow
Edinburgh

Earnings by Percentile

Mean Gross Household Income Per Week

£390pw                            £1,100pw

Mean Gross Household Income Per Week

£310pw                            £1,000pw

Source: Scottish Government

Source: Scottish Government

Source: ASHE



The similarities between PBSA and BTR are now 
fully recognised.  Both are about renting out 
purpose-built accommodation; both aim at setting 
themselves apart via the amenity and customer 
service levels offered; and both are predominantly 
aimed at specific demographic groups.  

Having worked in the PBSA sector for most of 
the last decade and recently made the move 
into the BTR sector, I find myself asking; what 
other similarities are there and what can we 
learn from the growth of an established asset 
class that we can take into the development of 
Built to Rent in Scotland?

Knowledge & Understanding
When I first started working in PBSA, I frequently 
found myself trying to explain what the sector 
was and what we delivered, selling the concept 
as well as a product. Now you would be hard 
pushed to find someone who isn’t aware of the 
benefits the private sector has brought to student 
accommodation or the returns it offered to 
investors.  I clearly see the similarities to PBSA 
then and BTR now.  We must take this knowledge 
and harness it.  We are creating and selling a new 
concept as well as the product we offer.  

 As advocates of the industry we need to work 
together and continue to take every opportunity 
to publicise, inform and discuss our sector.  This 
will be vital in the development and growth of BTR.  
It will attract investment and renters as it did in 
PBSA.  We must continue to let everyone who will 
listen know the positives of our sector, the benefits 
to our towns and cities, and society at large.  
Institutional funding and exceptional operational 
management will deliver the same benefits and 
returns in the rental sector as it has done in the 
student sector. 

Design & Build with Operational Management 
In the early days of PBSA management it was 
reasonably standard for the end operators of the 
building not to be involved in the design and build 
stage.  There was a set time for the operator or 
operational team to be brought in and that was 
close to the point of being available online for 
bookings.  This often resulted in certain aspects of 
the design not being suitable for the end user, and 
requiring costly changes. This as a lesson learned 
that we can take forward into the BTR sector.  

If we involve the operational teams early, we can 
use our experience and the lessons we have 
learned from the “coal face” in the design and 
build.  We can make sure the design is reflective 
of the end user and we can build operational 
efficiencies into the project.  Early collaboration 
across teams is vital to the long-term operational 
success of the asset.

Creating Communities & Placemaking 
It did not take long for the PBSA sector to realise 
the importance of creating communities within 
their buildings and the benefits to the residents and 
the investors alike have already been documented.  
We can use this experience and bring it to BTR.  
The creation of resident engagement within BTR 
will not only ensure we are providing comfortable 
and well managed homes, but will create places 
where people want to live and environments where 
they can thrive socially, mentally and physically,

I am increasingly finding myself working and 
collaborating with former colleagues, clients and 
investors from PBSA in the BTR Sector. This is 
a situation I can see becoming more common 
as the industry grows, we can take the best of 
and lessons learned in PBSA and take them 
into BTR.  An opinion shared with Sarah Quinn 
Head of Residential Operations at MODA; “BTR 
has extracted all the key learnings from PBSA 
and is putting them to best use for the benefit 
of consumers and investors alike, by giving the 
customer choice, service, security, community and 
freedom”  What an exciting time to be involved in 
Built to Rent.

RETTIE & CO. 

Gillian McLees
Director of BTR
gillian.mclees@rettie.co.uk

FROM PBSA TO BTR
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Student Sector Activity Index

Student Sector Confidence Index

Activity of Student Led Schemes by Planning Status

Status of Schemes by Progress 
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The number of student schemes being delayed 
or abandoned have increased in recent years 
because of market saturation and objections.

Student schemes in the 
planning system have 

declined in recent years.
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SCOTLAND FORGES ITS OWN PATH

Everyone who has worked in the Build to 
Rent sector has, at one time or another, 
had to answer the question, “What is Build 
to Rent?” Most answers usually revolve 
around some variation of the words 
‘purpose-built’, ‘private rental’, ‘investor-
led’ and ‘professionally managed’, plus a 
smattering of other references to yields, 
design and service offering. Certainly, this 
is one way of looking at it, but is it really 
accurate for Scotland?

Same, but different
In Scotland, we have a long history of 
doing things our own way; from our legal 
system to our sense of humour, there 
are clear similarities with the rest of the 
UK, but also often stark differences. The 
Scottish rental sector is no different. 
The relevant difference in the Build to 
Rent sector has been the emergence 
and investment in the affordable rental 
tenure in Scotland over the past 5 to 
6 years. From almost zero homes, the 
number of annual completions in the 
affordable rental sector in Scotland 
has grown to around 1,000 a year since 
2013/14, with Mid Market Rent now 
comprising the vast majority of these 
homes. But why is this relevant to Build 
to Rent, when surely it is just affordable 
housing? This is because MMR is 
no longer constrained as a delivery 
mechanism for Section 75 obligations 
but is a tenure that has escaped and is 
roaming free. 

While in the main part of the report, 
we have continued to base the figures 
used for the BTR pipeline on traditional 
definitions of BTR, as used across 
the UK, the emerging MMR schemes 
and funds in Scotland start to raise 
questions whether this purist definition 
truly reflects the sector North of the 
Border; especially given there is no MMR 
equivalent down South. 

Yes but…
There will be those reading this who 
will be exclaiming that MMR and the 
Affordable Rental Tenures are vastly 
different to the traditional perception of 
BTR, but there are things to consider. 
First, if BTR is defined by delivering 

high-quality, purpose built, newly built, 
professionally managed rental stock to 
economically active households, then 
this describes the first phases of MMR 
at Western Harbour in Edinburgh. The 
Harbour Point and Harbour Gateway 
developments, which are now completed 
and occupied, are similar to open market 
developments in the area and offer new 
build living near one of Edinburgh’s most 
vibrant neighbourhoods. The high-quality 
of the rental offering was illustrated by 
the 36:1 applicant to apartment ratio. 

Also, as Rettie & Co. established 
through the tenant application 
process, the majority of applicants 
were younger, 1 & 2 person households 
in full-time employment wishing to be 
close to work or social ties, and with 
some +80% of applicants coming from 
the PRS (or informal PRS - staying with 
family or friends). The only difference 
between these MMR residents and 
the target market for BTR residents is 
affordability reach.

It is also worth noting that, in more 
established BTR markets, after the 
initial development of top end BTR 
schemes are delivered, second and 
third generations of development tend 
to focus on more affordable and family 
housing. In the case of BTR in Scotland, 
it seems we are simply compressing the 
evolutionary timeline.

This leads us to funding and investment. 
A core argument for drawing a line in 
the sand between the tenures is the 
involvement of Government funding 
versus private investment. However, 
the Government’s soft loan approach 
through the Building Scotland Fund, 
rather than a grant funded approach, 
makes this division more questionable. 
For example, the Sigma Scottish PRS 
Fund, which benefited from a £30m 
revolving credit facility from the Building 
Scotland Fund, will effectively be 
delivering the same affordable family 
housing model that it did down south. 
This soft loan approach is also being 
used by the Places for People Capital 
MMR Fund, with the £47.5m facility only 

making up a proportion of the £150m 
fund total. With the fund targeting 
institutional and pension fund investors 
promising index-linked rental income, 
this would appear to be a fairly traditional 
BTR investment strategy. 

A final point to consider, which is set to 
blur the distinction between BTR and 
Affordable Rent further, is the use of 
Intermediate Rent as the affordable 
requirement within BTR schemes.  In 
Edinburgh recent planning decisions have 
supported Intermediate Rent homes 
to be delivered, tenure blind, within BTR 
blocks and managed by the BTR operator. 
This will see Intermediate Rent tenants 
benefiting from the same facilities and 
services as their BTR neighbours.

A rose by any other name...
With MMR delivering a similar product, 
to a similar target market, through 
majority private investment, to long term 
institutional and pension fund investors, 
it may be time we reconsidered how 
we view BTR and MMR in the Scottish 
market. It is certainly true that private 
investors are increasingly looking past 
such labels, and seeing the underlying 
similarities, regardless of whether its 
labelled BTR, MMR, Affordable Rent, 
Intermediate Rent or anything else in the 
investment prospectus. 

Andrew Meehan
Associate Director Research
Rettie & Co.

Does mid rent offer a unique investment opportunity?
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A key part of any BTR model is setting the right 
rent levels for the development and forecasting 
likely changes over the short to medium term. 
As the analysis in this briefing shows, rent levels 
vary between cities, with significant variation 
within cities too.

Need for evidence based assumptions
To establish a rent level, we have been 
working with a number of our investor and 
developer clients to examine their target 
markets and buyer groups; the rents tenants 
in those markets or groups are currently 
paying; and what those markets can 
realistically afford, particularly for additional 
services and amenities.

Market depth in specific markets also needs 
to be examined, particularly where there is 
an emerging (competing) pipeline. This also 
helps to set another key variable: absorption. 
Clients need to be able to model take-up and 
occupancy realistically. What may be affordable 
to tenants may not necessarily give the level of 
take-up that a client needs.

Assumptions also have to be made around 
sharing, which is more commonplace in BTR 
than for other rental product. The more sharers 
who are earning, the more affordability can 
be augmented, but assumptions need to be 
realistic about the proportion of sharers and the 
types of sharers in a particular development.

Forecasting is difficult but necessary
Rent forecasts also need to be justified. 
Although estimating accurately over individual 
years is always going to be difficult, a reasonable 
assumed trend over a 5, 10 or 15-year period 
should be possible, at least to stress test 
financial models. Rents may currently be rising 
5-6% per annum in the likes of Edinburgh 
and Glasgow, but this is unlikely to last. Rental 
markets are very responsive to changes in 
the wider economy, as we saw during the last 
recession and as the Aberdeen market painfully 
experienced after 2014. The prospect of rent 
controls also needs to be accounted for. We 
currently advise that all growth models should 
assume CPI + 1% as a potential scenario as 

that is what Rent Pressure Zones will be set at 
should they be implemented. There are plans 
by the Labour Party in Scotland to introduce a 
bill with much more restrictive rent controls, 
which needs careful review.

Learning from experience
This sort of analysis is not easy in what is a 
nascent market still missing some of these 
key benchmark metrics, but it has been a really 
interesting experience over the past year 
working with our clients to help them with their 
modelling and appraisal work, e.g. advising on 
varying the mix on the schemes to attempt to 
ensure viability.

A further challenge is Affordable Housing 
policy, especially in areas such as Edinburgh, 
where it is set at 25% of total units. We are 
currently working with clients in helping them 
to negotiate their affordable contribution with 
the Council here and it has been a learning 
experience for all parties. With a number of 
schemes about to go in front of the Council’s 
Planning Committee in the near future, we 
will have a better insight in what is likely to be 
acceptable for BTR schemes moving forward.

Dr John Boyle
Director, Research and Strategy
Rettie & Co.

RETTIE & CO. 

DELIVERING AFFORDABILITY:   DR JOHN BOYLE
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2019 has been a positive year for BTR in 
Scotland, however, despite the growing 
pipeline of units, the Scottish BTR sector 
remains comparatively small relative to the 
rest of the UK. Nationally, the BTR pipeline in 
the UK is over 140,000 BTR units representing 
around 3% of the UK PRS. In Scotland the 
+7,000 BTR units represent less than 2% of 
the PRS. If Scotland was delivering BTR units at 
the same proportion as the rest of the UK then 
the total pipeline should be near 12,000 units. 
It is worth noting that if the MMR schemes 
discussed earlier in the report were included 
in this total then Scotland would be around UK 
levels. 

In the cities, where the concentration of PRS 
and BTR is typically higher, current pipeline is 
also lagging UK benchmarks. Edinburgh, with its 
pipeline of just under 2,000 units, has potentially 
3.1% of the PRS if all the units were delivered. 
Glasgow, which actually has a smaller private 
rental sector than Edinburgh, is performing 
comparatively strongly if all of the c.4,000 BTR 
units are actually delivered. This would equate 
to around 7% of the city’s PRS. However, if the 
comparison is made as a percentage of all 
households in all tenures, then the gap between 
the cities effectively halves with Edinburgh’s 
BTR pipeline equating to 0.8% of all households 
and Glasgow’s to 1.3%. 

By way of reference, London’s current BTR 
pipeline provision equates to around 8.7% 
of the PRS and 2.2% of all households. If 
London’s level of BTR provision were delivered 
in Scotland, Edinburgh’s pipeline would be 
nearer 5,400 homes, over double current 
levels, and Glasgow could be up to 6,700 units. 
These figures show that whilst Scotland, and 
especially Glasgow are making progress, the 
current level of BTR provision in Scotland still 
lags the UK, pointing towards further capacity 
within the sector.

Andrew Meehan
Associate Director Research
Rettie & Co.

BTR Pipeline as % of PRS Households

1.8%

3.0%

8.7%

BTR SUPPLY RATES:   ANDREW MEEHAN



PLATFORM_ is a fully integrated 
investor, developer, operator and 
asset manager of BTR residential 
communities throughout Great 
Britain. PLATFORM_ has an operating 
BTR portfolio of over 600 units and 
a development pipeline of a further 
1,500 units. This pipeline includes 
projects in Glasgow (498 units) and 
Edinburgh (220 units).

PLATFORM_ was one of the first 
developers to deliver an operational 
BTR portfolio to the UK. We like to 
be early and recognise the benefit of 
being first mover in a town or city. We 
are the only BTR developer-operator 
with a presence in England, Wales 
and Scotland thanks to our recent 
Cardiff acquisition. 

Considering Scotland
We started to consider Scotland a few 
years ago but immediately realised we 
would need to address a fundamental 
issue: the recently enacted Private 
Housing (Tenancies) Scotland Act 2016. 
At the time, many observers described 
the new legislation as a form of rent 
control, which has been proven time 
and time again to be bad for renters by 
discouraging investment into new and 
existing stock. However, when we sat 
down with the politicians and lawyers 
to ensure we understood the policy 
objectives and process, we concluded 
the provisions were relatively benign and 
investor friendly. Many other investors 
have since come to the same conclusion. 

Scotland is an important pillar of our 
ambitious plan to expand our portfolio 
across the UK’s principal towns and 
cities. Our acquisition process falls 
into two categories: structured and 
opportunistic. The structured part relies 
on top-down research to identify towns 
and cities where we feel there is the 
optimum balance of value, cost and the 
key demographic metrics. That helps 
us formulate a target list which includes 
cites like Edinburgh. 

Everyone knows how difficult it 
is to find a site in Edinburgh. But 
that scarcity is a product of one of 
Edinburgh’s greatest assets – its World 
Heritage status. It is a world-class city 
with some spectacular architecture, a 
dynamic economy and a huge amount 
to offer its residents. We spent over a 
year talking to agents and landowners, 
getting to know the city, researching 
the demographics and understanding 
the culture. This culminated in the 
purchase of a site overlooking the 
Water of Leith, with excellent cycle, 
bus and (soon to be extended) tram 
connections on the doorstep.

Glasgow was more of an opportunistic 
acquisition and epitomised the sort 
of deal we like to do: an off-market, 
creative transaction structured in 
collaboration with a landowner to 
promote regeneration in a prime 
location. We have acquired two acres of 
riverside property between Glasgow’s 
International Financial Services District 
and the SSE Hydro, the world’s third 
most popular live venue. We will deliver 
498 BTR apartments while XLB intends 
to develop offices and a hotel on the 
balance of the site, thereby ensuring a 
vibrant “work, live and play” environment 
across the whole campus. 

Importance of engagement
With BTR, the product is as important 
as the location. In both Edinburgh and 
Glasgow, we are thinking carefully about 
the mix of units, the provision of amenity 
and the role of technology. It is easier 
to gauge what renters want when you 
already have an operational portfolio. 
We are constantly engaging with our 
customers to find out what they like 
about our buildings and the service we 
provide. The process is both formal (via 
surveys) and informal (via feedback from 
the concierge and the events we stage). 
But we also acknowledge that what works 
in one location might not be appropriate 
in another. That is why we are spending 
time understanding what makes people 

tick in Glasgow and Edinburgh.
Affordability is an important issue, 
both politically and from a consumer 
perspective. An affordable product, 
which is what PLATFORM_ aims to 
deliver, will benefit from a wider pool 
of potential customers, lower voids 
and more consistent returns. In both 
Glasgow and Edinburgh, we looked 
at salary levels and prevailing rents 
to determine a sensible price point. 
PLATFORM_ is customer focused and 
we acknowledge pricing is the most 
important consideration for tenants. 
Indeed, we aim to be affordable to more 
than 50% of local workers.

Having successfully secured 
planning permission for our Glasgow 
development, we are looking forward to 
engaging with the Edinburgh planners. 
Our approach is always collaborative.  
While there may be some robust 
negotiations along the way, we believe 
all stakeholders should work together 
to ensure BTR developments respond 
to the population’s needs and make a 
viable contribution to the housing stock.

We are passionate about BTR and 
determined to make a success of 
our developments in Edinburgh and 
Glasgow, as we have done elsewhere 
in the UK.

Stewart Knight
Acquisitions Director
PLATFORM_

INDUSTRY VIEW:   STEWART KNIGHT
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As we sit here 12 months on from our 
purchase of Lochrin Quay in Edinburgh, 
it feels like an appropriate time to assess 
the performance of the scheme and to 
share in what we have learnt. Whether 
it is or is not the first truly purpose built, 
scale, rental development in Scotland is 
academic - it certainly won’t be the last! 
It is key that we can share aspects on the 
performance of each asset to ensure we 
refine and improve on our experiences as 
a sector - for tenants and investors.

For the many that don’t know it, 
Lochrin Quay is a 113 unit scheme 
that sits between the Bruntsfield and 
Fountainbridge areas in the centre of 
Edinburgh offering studios, 1 bed, 2 bed 
and 4 bed flats to the letting market. It 
was initially designed by Knightsbridge 
who took their experiences in Purpose 
Built Student Accommodation and 
applied them to an open market rental 
scheme. When you look closely the 
DNA of the scheme has been heavily 
influenced by that experience. In 
particular the 4 bedroom flats, with each 
double bedroom identically sized and 
with an ensuite bathroom, is effectively 
a hybrid between a student cluster and 
Monica’s apartment from Friends.

It was completed towards the end of 
2017 and was still in let up when it was 
acquired towards the middle of 2018.

Asset performance
First things first – the headline 
performance of the asset in its first year 
has beaten our projections. As ever 
there are teething problems associated 
with inheriting another investor’s 
management regime, but the quality of 
the asset has shone through. As has the 
strength of the Edinburgh letting market.

Whenever you acquire an asset there 
are particular areas of performance 
you are concerned about. At Lochrin 
it was how the introduction of the new 
Scottish Private Rented Tenancy would 
affect performance and what strength of 

demand we would have for those 4 bed 
units. We thought the scheme would be 
dominated by graduates and demand 
for the 4 beds would only come from 
students, which would probably be let on a 
yearly cycle. As a result of those dynamics 
we modelled a churn rate (tenant 
turnover) of 40%.

We inherited a void rate at close to 25% 
and we thought we could stabilise that 
within 3 months of ownership to a long 
term 5% average, again reflecting the 
higher churn rate. In reality the void rate 
at the end of the year stood at 2.2%. It 
took just over one month to fully stabilise 
rather than the three anticipated and 
the tenant mix is much broader than we 
would have imagined. The demand for 
the product has been very high. Over 
the first year we have had had 1105 
enquiries and 439 viewings ultimately 
leading to 109 lettings. The scheme 
is performing so well from a demand 
perspective that we have a waiting list 
and, on some occasions, have been able 
to secure new lettings on the same day 
we have received a tenant’s notice to 
leave. The conversion rate (enquiries to 
offers) stands at nearly 10% - easily the 
highest of our operational portfolio.

Churn rate
But for all the positivity of the asset, 
the local market and the demand for 
a good quality rental product, those 
statistics also show the scheme’s 
biggest weakness. The team at Lochrin 
completed 109 lettings over the year 
when we were anticipating around half 
that level would be required. Of the 
tenancies we agreed or inherited, 62 
have left us within the first year, a churn 
of 55% as a proportion of the scheme. 
That is by some margin the highest churn 
in our portfolio, the next highest being 
a studio based scheme (on which you 
would expect shorter term tenancies) at 
41% whilst most of our portfolio is sitting 
around 30% in line with the average 
tenancy length in the UK. A churn of 
55% would normally lead us to assume 

that tenants were not happy with the 
service provided but again, our quarterly 
customer surveys have a great response 
rate and have high rates of satisfaction.

Sadly, the reason for the higher churn 
appears to be a systematic abuse of 
the new PRT system, with tenants 
taking advantage of the 28 day notice 
period and serving notice within days 
of moving in. Our units are all provided 
furnished so if you are prepared to bring 
a duvet and towels you have yourself a 
serviced apartment at a fraction of the 
price. Those tenants do not buy into the 
community feel in the same way longer 
terms tenants do and have caused a 
disproportionate amount of the few 
anti-social problems we have dealt 
with over the year. And whilst we have 
strong demand, there will always be a lag 
between a tenant moving out and a new 
one moving in, meaning our annual rolling 
void rate is around 7% rather than the 
target of 5%.

On a positive note, with each year that 
passes we anticipate the churn rate 
will reduce and so the opportunity for 
abuse will also diminish. And funnily the 
4 beds, which we thought would have 
the highest churn rate, actually has the 
lowest, with 21 of the 22 flats retaining 
our original tenants from let up. “Don’t 
fear the four beds” is definitely one 
lesson we will be taking into the design  
of our next schemes.

Ed Crockett
Head of UK Residential Investment
Aberdeen Standard Investments

INDUSTRY VIEW:   ED CROCKETT
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With over 20 years of experience 
in the Scottish PRS, Rettie & Co. 
is well versed in the management 
and optimisation of rental assets, 
from individual investors to 
corporate portfolios and BTR 
schemes. Over this time, client 
and tenant expectation has 
changed dramatically, as has 
regulation within the sector. The 
professionalisation of the sector 
has consistently been welcomed 
by Rettie & Co. as a way of 
progressing the standards of 
service and expertise within 
a sector where with poor 
experiences, rogue landlords, 
unqualified agents and expensive 
but poor-quality management and 
factoring, have unfortunately been 
far too common. BTR promises to 
be different. 

A customer led service
The exciting opportunity of the BTR 
sector is the reframing of the rental 
sector as a customer-led service 
where high quality customer care 
is combined with contemporary 
new build development to deliver 
the preferred option for those in 
the rental sector. The shared values 
between the customer focused 
approach of BTR and Rettie & Co.’s 
own philosophy of providing market 
leading customer service led to 
our natural movement into the 
BTR operation space a number of 
years ago, and one in which we have 
continued to invest and innovate. 

Working with innovators
One of the recent innovations 
we have introduced has been 
working exclusively with Canopy 
in Scotland. Canopy provides 
tenants with a number of key 
benefits over the traditional 
rental model of paying a deposit, 
while overcoming some of the 
other traditional downsides of 
living in the rental sector. Canopy 
provides improved referencing 
and checks for landlords, but 
the key addition to the service 
offering is the option of renting 
deposit free which removes one 
of the main costs and cashflow 
issues for those in the rental 
sector. In addition to this, tenants 
are also able to open a Rent 
Passport, which allows them to 
add their rental payments to their 
credit score creating greater 
parity between the treatment of 
tenures. In addition to exclusively 
working with Canopy in Scotland, 
we are also working with Engage 
to provide residents with their 
own Resident Portals, and Qube 
to provide our investor clients 
with transparent and detailed 
operational information on  
asset performance. 

Our expanding team
While systems are a crucial 
element of effective and efficient 
operations, we have also been 
expanding and investing in our 
team. Gillian McLees has joined 

Rettie & Co. to head up the 
BTR Team, bringing a wealth of 
operational experience with her. 
We have also expanded the 
resident facing team, with new 
hires including Carrie Wilson, 
joining as Resident Services 
Manager. In addition to bolstering 
the team, I have recently 
completed a BTR qualification 
through the Institute of Residential 
Property Management (IRPM), the 
first such qualification awarded to a 
professional working in Scotland. 

With strong tenant and client 
satisfaction, we are looking 
forward to assisting current and 
future clients in the delivery of a 
market leading level of service 
and customer experience that is 
deliverable through the BTR model.

Delivering tenant and investor satisfaction

Sharon Ross
Senior Resident Services Manager
sharon.ross@rettie.co.uk

OPERATIONAL EFFICIENCY
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Rettie & Co. is working exclusively with Canopy in Scotland, 
which provides an improved referencing experience for 
prospective renters and more robust checks for landlords, 
relative to traditional referencing, with enhanced income 
verification/affordability checks and added legal/regulatory 
warnings, politically exposed person checks and international 
sanctions checks. 

All applicants are invited to complete a ‘RentPassportTM’, 
with built-in eligibility criteria, which means they can be pre-
approved prior to allocation of a home.  The ‘RentPassportTM’ 
also enables anyone renting to add their rental payments to 
their credit history. Renters can also be given the option of 
a ‘DepositFreeTM’ insurance policy (backed by Hiscox) as an 
alternative to a cash deposit.  

Engage allows us to deliver bespoke, uniquely branded, online 
residents’ portals for each of our developments. These are 
designed to enhance communication and customer service for 
residents, with the efficiency of interfacing with the Qube Living 
property management software. It provides:

·      facility to report repairs & maintenance
·      ability to make online payments & retrieve tenancy documents
·      information on the home (such as user manuals, hints & tips)
·      information on the local neighbourhood
·      news (updates from us)
·      forums (for use between all residents within a community)
·      offers (from local businesses)
·      feedback forms

QUBE Living is a back-office letting and property management 
platform, used by many BTR players south of the border. It 
supports the holistic management of our BTR developments. 
Amongst its many benefits is its powerful reporting suite, with 
over 400 industry-standard reports to choose from and an 
in-built custom report writing tool. This allows us to monitor 
and analyse portfolio performance at the touch of a button, and 
provides the capability to produce bespoke reports to meet our 
clients’ objectives and requirements.

Deposit Free & Rent Passports

Resident Portals

Back Office Management & Reporting
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Launching under a year ago, the 
PFP Capital Mid-Market Rent 
(MMR) Fund has had the mandate 
to develop and operate around 
1,000 new homes across Scotland.

Backed by £47.5m in low cost loan 
from the Scottish Government, 
the Fund’s investment strategy 
is to acquire and develop mid-
market homes in partnership with 
a range of housing developers, 
utilising contract structures which 
minimise risk to the Fund. The 

target of the Fund is to achieve a 
4.5% - 5.00% yield together with 
long-term capital appreciation 
over the its lifespan.

Investment will be focussed on 
smaller apartment blocks and 
family homes in areas where there 
is strong demand for mid-market 
rent and where the strength of 
the private homes market makes 
accessibility to good quality 
housing difficult for a large section 
of the community.

Rettie & Co. have been working 
with PFP Capital to assess 
potential sites suitable for the 
Fund.  To this end, two new 
developments in Scotland have 
been acquired by the Mid-
Market Rent Fund via Places for 
People’s fund management arm, 
PfP Capital. These are the first 
purchases made by the fund since 
launching.

Keepmoat Homes 

Hopefield Partnership & CCG Construction

Location:  Paisley
Units:  66 New Homes
GDV:  £7.3m

Location:  Oxgangs, Edinburgh
Units:   85 New Homes
GDV:  £15.5m

The first development, a £7.3m site in Paisley, was acquired by PfP 
Capital in partnership with the UK housebuilder Keepmoat Homes. 
This development will deliver sixty-six new homes, with the first sixteen 
homes completed in March. Twelve more homes are scheduled for 
completion in April with the remaining homes developed throughout 
2019-2020.

The second site was acquired in Edinburgh and planning consent 
has already been secured for 85 new homes. These will be delivered 
by Edinburgh based developer Hopefield Partnership and CCG 
Construction. The brownfield redevelopment site, formerly Oxgangs 
Primary School, will have a Gross Delivery Cost of £15.5 million giving 
PfP Capital a combined investment of over £22 million across both the 
East and West of Scotland.

First Purchases Made for PFP Capital MMR Fund

PfP CAPITAL UPDATE
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William Kyle
Fund Director
PFP Capital

“Working in partnership with Keepmoat 
Homes, Hopefield Partnership and the Scottish 
Government, we are excited to announce these 
two acquisitions today. These projects reaffirm 
our commitment to delivering affordable homes 
in Scotland for the community as well as a 
renewed promise to continue to deploy investor 
capital where investment is most needed.”

“The institutional appetite to invest in 
well managed, sensibly priced residential 
accommodation continues to grow.  The 
Scottish Government is to be congratulated 
on bringing this highly innovative and very 
cost-effective initiative to fruition and we feel 
confident that it will pave the way for many more 
similar transactions, considerably increasing 
Scotland’s supply of affordably priced homes.”

Matthew Benson
Director of Development Services
Rettie & Co.
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Rettie & Co. Build to Rent Services

Build to Rent Team

VIABILITY
• Rental, yield and return analysis.
• Rental growth and tenancy duration forecasting.
• Forecasting operating budget, lifecycle costs and 

gross-to-net leakage.
• Detailed socio-demographic analysis of target 

consumers.
• Analysis of competing supply pipeline both in 

traditional and purpose built BTR.

FUNDING
• Winner of Saltire Award for Financial Innovation.
• Our team has a successful track record in 

structured finance in the Scottish market, with 
over 654 BTR homes developed on behalf of 
clients.

SITE ACQUISITION
• Site sourcing / acquisition.
• Land values.
• Granular market knowledge.
• We have the expertise and market knowledge 

to identify and secure sites appropriate for BTR 
product.

DESIGN & LAYOUT
• Development of the design brief with a clear focus 

on the end-user.
• Advice on the specification of the amenities the 

project should offer (eg. games rooms, gyms, co-
working spaces etc).

LEASE UP
• Brand development and marketing.
• Dynamic pricing to maximise initial revenue.
• Applicant vetting, referencing and tenant 

selection.
• Strategic marketing to target suitable residents.
• Ongoing demographic profiling and reporting.
• Ongoing competitor benchmarking.

MANAGEMENT
• Holistic management of individual units, amenity space 

and communal parts.
• Recruitment, training and management of on-site staff.
• Resident satisfaction measurement and reporting.
• Reputational risk management.
• Health and Safety compliance management.
• Detailed revenue accounting and credit control.

ASSET OPTIMISATION
• Insurance management.
• Cyclical maintenance planning.
• Capital investment forecasting.
• Modelling and reporting of lifecycle costs.

EXIT STRATEGY
• Market assessment.
• Viability assessment and scenario modelling.
• Private client access.
• Yield analysis.
• Sale/acquisition.

• Best Supporting Organisation 2018 – HfS Awards.
• CIH Award Finalist – Excellence in the Private Sector.
• Complementing in-house teams.
• Working with you – no rigid formulaic approach.
• White-labelling as required.

COLLABORATION

Hazel Sharp Webb
BTR Business Dev. Director
0141 223 7883
hazel.sharpwebb@rettie.co.uk

Claire Brown
Assistant Services Manager
0131 243 3853
claire.brown@rettie.co.uk


