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1. Executive Summary 

Tomintoul is a community situated in rural Moray within the Cairngorms National Park.  It has a 

vibrant and engaged community who are actively trying to maintain services and the local 

environment.  Like many other similar rural communities, it faces a challenge to retain and attract 

young economically active families which are critical to maintaining businesses and local services.   

Feedback from the community and local businesses has shown that the limited availability of good 

quality affordable and secure accommodation is limiting families’ ability to move too or remain in 

the community, existing businesses to grow and new businesses to start up.  For the community to 

revive, grow and attract new young, economically active residents and businesses this shortage 

needs to be addressed.  Tomintoul has started on a downward spiral common of other similar rural 

communities resulting in an aging population unable to support local businesses and services.  This 

project will support existing development initiatives, allow for more informal care for elderly 

residents and young children and make Tomintoul a more attractive place for people to stay in or 

move too.     

 

The Tomintoul and Glenlivet Development Trust (TGDT) identified the need for additional housing 

in the community through consultation for its community development plan 2018 – 2022. 

Respondents to the consultation rated affordable housing as one of the top three issues for our 

community and 82% of respondents ranked affordable housing as a high or very high priority for 

our area. TGDT commissioned Highlands Small Communities Housing Trust (HSCHT) to undertake 

housing demand assessments as part of a feasibility study to quantify demand and determine the 

most appropriate site, size and type of development.   

Moray Council and local Registered Social Landlords (RSLs) have no plans to develop housing in the 

area due to demands in their priority areas and the potential increased cost of building in a remote 

area.  Moray Council are aware and supportive of our plans.    

Based on the feasibility studies, it is proposed that 12 mixed tenure houses be developed at the site 

of the former Secondary School, which sits close to the centre of the village. 

TGDT propose to take advice on setting up a management structure appropriate for the size of the 

development and the risks involved. This may involve establishing a limited liability community 

company similar to its existing trading subsidiary Tomintoul Hostel Ltd. TGDT will hold the assets 

and manage it for the benefit of the community. 

The development will include a mix of affordable tenures and house types aimed at meeting the 

needs of the community.  These will include, Live/work units, homes for economically active 

workers, social rent equivalent and discounted sales.  All of which will be protected as affordable 

and controlled by the community. 
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The TGDT will work in close partnership with Moray Council and the Cairngorm National Park 

Authority to ensure the development has the maximum positive impact on Tomintoul’s community, 

businesses and services. 

The project will be funded through a combination of government grants and private finance.  It is 

proposed to approach the Scottish Land Fund and Rural Housing Fund who have supported the 

project it’s feasibility phase and Scottish Infrastructure Fund and Moray Council to provide further 

support. 

We believe that this project will positively impact the communities’ demographics and increase the 

provision of informal child care and support for elderly residents by attracting and retaining young 

economically and socially active families who will support local businesses, public services and 

community activities.  By developing a scheme with a mix of appropriate tenures and house designs 

the project will meet present needs of the community and will support its future sustainable 

development. 

 
2. Tomintoul Glenlivet Development Trust 
 
The Tomintoul & Glenlivet Development Trust (TGDT) was established in May 2012 after a period of 

community consultation on how best to address the economic decline which had been experienced 

locally, prompted by the two main hotels in the village of Tomintoul closing. 

The stated Aim of TGDT is: 

To develop, inspire and embrace a sustainable vibrant future for the Tomintoul and Glenlivet 

area. 

The Vision of TGDT is: 

A vibrant and sustainable community for Tomintoul and Glenlivet, providing opportunities for 

employment, enterprise and cultural regeneration that can support the infrastructure necessary for 

a quality way of life. 

The Mission of TGDT is: 

To achieve the Vision through the delivery of development projects and ongoing initiatives, 

supported by a small portfolio of managed sustainable social enterprises. 

The regeneration strategy development was supported by the Cairngorms National Park 

Association, with a baseline audit of the area being undertaken in October 2011.  This helped to 

identify potential opportunities for the regeneration of Tomintoul and the wider Glenlivet area.  

These opportunities were discussed and prioritised at a public meeting in November 2011, 

attended by over 60 people from the local community.  All of the information from that meeting 

was fed into the Strategy and Action Plan to regenerate the area and is a document that all 
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community organisations can use to prioritise actions and obtain funding to deliver key projects 

within it. A Draft Master Plan was also produced to guide what the landscape and buildings would 

look like in the future and how they should be used.  The Draft Master Plan was subject to 

Community Consultation in February 2012 and a Summary Feedback Report produced. 

At the meeting in November 2011 there was strong support for a Community Development Trust to 

be established to take forward the opportunities identified.  A working group was created to 

develop the structure for the Trust and was supported by Voluntary Action Badenoch & Strathspey. 

In June 2012 a meeting was held to appoint 8 Directors to the Trust, this was undertaken by a 

sealed vote and marked the formal start of the regeneration project.  Funding support was secured 

from Cairngorms National Park Authority, Highlands & Islands Enterprise, Moray Council and the 

Crown Estate for a period of 3 years.  The Directors first task was to recruit a Local Development 

Officer and Lindsay Robertson was appointed as Local Development Officer in November 2012.  

More recently in 2017 TGDT consulted its members and the wider community on priorities for the 

period 2018 – 2022. This consultation led to the development and publication of our Community 

Development Plan which sets out priority projects and activity for the four-year period.  

1. The plan is available from www.tgdt.org.uk and illustrates strong support for additional 
community assets being added to The Trust’s existing portfolio namely an affordable 
housing development and touring campsite. Both these projects are being progressed 
through feasibility and into development in the 2018 – 2022 Development Plan period. 

. 

 

Development Manager: Oliver Giles   
Contact details:   Tomintoul & Glenlivet Development Trust, 43 The Square, Tomintoul, 

AB37 9ET   Tel. 01807 580760 

https://www.tgdt.org.uk/tomintoul-glenlivet-development-trust/ 

2.1 Membership  
TGDT is an open membership community development trust with three categories of membership 
 

 Ordinary Membership – open to residents of the AB37 9 postcode area who support the aims 
and objectives of the trust 

 Associate Membership – open to non-residents who support the aims and objectives of TGDT 

 Junior Membership – open to anyone aged 13 – 17  
 

TGDT currently has a membership of 256 Ordinary Members, 60 Associate Members and 3 Junior 
Members.  
Communication to members is via regular member’s meetings, quarterly newsletters, AGM and 
Annual Report. 
Ordinary Members are eligible to vote on AGM and EGM motions and can stand for election to the 
board. TGDT regularly consult its members formally and informally. Our recent consultation on 
charitable status received 40 written responses. 

http://www.tgdt.org.uk/
https://www.tgdt.org.uk/tomintoul-glenlivet-development-trust/
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2.2 Management 
TGDT is governed by its Memorandum of Association available this document covers objects and 

powers, membership, directors, procedure at meetings, accounts etc. 

The Trust is managed by its Development Manager Oliver Giles who is responsible for managing the 
staff and projects.  
 
2.3 Board of Trustees  
Doug Nisbet Chair 
Doug joined the board of TGDT in November 2016 and became Chair of the Trust in November 
2017. A retired Business Management lecturer Doug brings leadership and management skills to 
the trust and has overseen the development of our Community Plan and helped expand our events 
programme. 
 
Tilly Smith 
Tilly joined the board in November 2014 and is our longest serving board member. Tilly owns and 
operates the Cairngorm Reindeer Herd with her family and also runs a local farm producing ‘Wild 
Farm Meats’. Tilly is an entrepreneur with an understanding and experience of developing 
businesses in the rural economy. 
 
David Toovey  
Treasurer and Glenlivet and Inveravon Community Association (GICA) Representative David owns 
and manages Rhindhu Farm in the Baes of Glenlivet where his family have farmed for three 
generations. David was elected by GICA to sit on TGDT board in January 201 and he is the Trust 
Treasurer 
 
Jenny Herschell  
Kirkmichael and Tomintoul Community Association (KaTCA) representative Jenny has lived in 
Tomintoul for 22 years and run several successful local businesses including the filling station and 
Argyll House Bed and Breakfast. Jenny is the elected representative of KaTCA and also sit on the 
Trading Subsidiary Board. 
 
Alastair Sharp  
Alastair joined the board in February 2019 and is a retired judge living in Glenlivet. He runs a 
mediation consultancy and is a prison inspector.  
 
Andy Wallace – Andy spent 22 years in the military and now runs a thriving bed and breakfast in 
Aucbreck Glenlivet with his wife. Andy is on the management committee of Glenlivet Hall. 
 
John Polak  
John runs Spindrift a gift and outdoor shop in Tomintoul and is on the board of the Trusts Trading 
Subsidiary Tomintoul Hostel. Previously John ran heritage centre on Ardnamurchan and a successful 
graphic design and marketing business in Manchester. 
 
 
 



 Business Plan- BSmART, Tomintoul 
7 

 

 
2.4 Other Projects 
 
As well as the BSmART project, TDGT has been actively developing projects on behalf of the 
community including: Community Asset Transfer, management and development of a 25 bed hostel 
and Visitor Information Centre, a programme of events including a country fair, music concert and 
successful series of evening talks. The Trust is also a lead partner on a £3.6 million National Lottery 
Heritage Fund Landscape Partnership Project which is due for completion in September 2020. 
 
In January 2017 TGDT published its Community Development Plan setting out the vision and 
mission for our community 2018 – 2022. The community consultation for the plan highlighted 
development of a touring campsite and affordable housing as two large capital projects to deliver in 
the plan period. 
 

3. An introduction to the Tomintoul Community  

 

 
 

Tomintoul is a settlement located in rural Moray surrounded by sparsely populated rugged 
countryside.  It lies in one of the most remote areas of mainland Scotland, on the edge of South 
Moray. It lies on the northern part of the Cairngorms National Park on the road connecting Deeside 
in the South East with Speyside in the North West.  The town of Grantown on Spey is 14 miles 
away, Elgin, the main town in the region, is 37 miles to the north.   
 
Tomintoul (Scottish Gaelic: Tom an t-Sabhail), meaning “Hillock of the barn” laid out on a grid 
pattern by the 4th Duke of Gordon in 1775. It followed the construction, twenty years previously, of 
a military road by William Caulfield – now the A939.  By 1841, the parish reached a population of 
1,722. In 1951, this had fallen to just 531. The 2001 census reveals a village population of 322. 
The village is on the famed Whisky Trail, which also includes Dufftown, Keith, Tomnavoulin, and 
Marypark. The surrounding countryside forms the Glenlivet Estate, part of the Crown Estate 
Scotland. 
 
Tomintoul’s economy is largely dependent on farming, distilling, tourism and servicing the needs of 
its surrounding rural community.  Recent consultations with local businesses have shown that the 
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limited availability of good quality housing particularly affordable housing is a challenge when trying 
to recruit and retain staff.  

 
Of critical importance to the community as identified in the Community Action Plan and Housing 
Needs Assessment, is the availability of affordable housing, both for sale and to rent, which would 
support a diverse, inclusive, and sustainable community. At present there is an ‘affordability gap’ 
between the average mortgage available to those on local wages and the price of houses that come 
on to the open market in the Tomintoul area. These individuals, emerging households, and largely 
younger families are limited to private rental properties that often do not meet their needs in terms 
of space, access to village facilities (i.e. requiring car ownership), and place them in fuel poverty due 
to high heating costs.  
 
The site of the former Tomintoul Secondary school has been identified by TGDT as appropriate for 
the development of affordable housing as it lies in at the heart of the village, is easily accessible and 
relatively easy to develop.   The community is supportive of redeveloping this site as the school 
buildings have gradually fallen in to disrepair since the school’s closure in 2002. The site is now an 
eyesore and negatively impacts the village which is otherwise thriving and attractive to visitors.  
 
The five issues of employment, housing, care for the elderly, childcare and addressing an eyesore in 
the heart of the village are critical to underpinning the long-term sustainability of the Tomintoul 
community. It is for this reason that the TGDT wish to acquire the site of the former secondary 
school in order to develop affordable housing.  

 
4. Evidence of need & support 
 
4.1 Assessment of Housing Demand 
Through feedback from the community and local businesses, TGDT identified that the limited 
availability of good quality affordable and secure tenure accommodation is limiting families’ ability 
to remain in the community, existing businesses to grow and new businesses to start up.  It is 
recognised that this shortage needs to be addressed if the community is to attract the new active 
residents and businesses necessary to sustain the community in the long term.  Without this new 
investment, Tomintoul will continue to follow the path of other, similar rural communities with an 
aging population unable to support the businesses and services including care for the elderly 
necessary in a modern Scottish rural community.    The survey of businesses shows that continuing 
difficulty in recruiting and retaining staff will necessitate businesses moving out of the area or 
reducing the services they provide.  The impact of an aging population can also be seen in the 
primary school which is reportedly running at 45% of capacity.  
 
In order to verify and quantify housing need, TGDT commissioned Highland Small Communities 
Trust (HSCHT) to carry out a Housing Needs Assessment in March 2019.  Surveys were conducted 
online and canvassed the views of residents, non-residents and local businesses to establish the 
need for new housing. 
 
The HSCHT survey results supported TGDT’s observations that the shortage of appropriate housing 
was hindering local families, businesses and service providers remaining in the area.  It also showed 
that it was a significant barrier to families and businesses relocating to Tomintoul. The survey 
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identified significant demand for both low cost home ownership and social rented housing.  They 
also identified a demand from new emerging households who will need independent housing in the 
near future and families who would like to move to the area.  Most respondents wishing to move to 
the area planned to seek employment in the area or set up in business themselves.  Consultations 
have shown overwhelming support from respondents for the development of housing at the site of 
the former secondary school.   
 
Nineteen businesses, which provide 99 full or part time jobs in the local area, responded to the 

business survey.  The majority of respondents indicated that they have difficulty recruiting or    

retaining staff due to a lack of suitable local housing or suitable/skilled workers living locally.  78% 

stated that the provision of housing locally is inadequate with 32% stating that the shortage of 

housing had affected their operations.  12 businesses anticipate that their business will grow in the 

next 5 years creating an additional 44 jobs and that housing will be required for the additional staff 

they will need. Some businesses stated that if more housing is not provided in the community they 

would anticipate having to reduce staff and/or services or relocate their business. 

 

Through these surveys both local businesses and the present residents have expressed the view 

that the provision of good quality jobs is critical to the development of the area and that the 

provision of affordable housing will be one of the key elements to developing a diverse economy, 

employment opportunities and to protect and expand services.  Six respondents to the non-

residents survey indicated that their main reason for considering moving to the area is an offer of 

employment or to set up in business.  Respondents also indicated that the lack of childcare was an 

issue for many families. Through the reduction in time spent commuting and the flexibility provided 

by the use of live/work units as proposed families can provide greater levels of informal childcare 

and support for elderly residents reducing the dependence formal support.  It also will encourage 

new childcare operations to be set up. 

 

Given the evidence of a strong need in Tomintoul, TGDT have identified this project as key to 

maintaining and developing a thriving, diverse and sustainable community. 

 

Moray Council and local RSL’s have no plans to develop housing in the Tomintoul area to meet the 

demand shown in the housing needs assessment.  Both Moray Council and The Cairngorm National 

Park are supportive of the project. 

 

4.2 Community support 
 
TGDT have engaged with residents directly and with a wider audience through social media, news 
articles and local events. This has resulted in strong support for good quality affordable housing in a 
variety of tenures to meet local needs and budgets. The community are supportive of TGDT’s 
ambitions to regenerate the community and its economy through the provision of affordable 
property as this will address existing housing needs and strengthen the local community by 
attracting young economically active families into the area.  
 
The following supplementary information to support the business case is available: 

- Tomintoul Housing Need Report April 2019 
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- Tomintoul Market Analysis Report April 2019 
- Open Day feedback 
- TGDT Development Plan 
- Letters of support 

 
 

 
5. Proposed Development Project 
 
This project aims to provide much needed community infrastructure to ensure that the village of 
Tomintoul and surrounding area can develop as a vibrant, sustainable and attractive community for 
economically and socially active families.  The development proposed will allow existing families 
and businesses to remain in the area as they grow and new families and businesses to move into 
the area and develop.   
 
The project will provide 12 new affordable houses in a variety of sizes and tenures based on the 
identified need and selected to ensure high demand, minimise risk and ensure long term viability.     
 
Tenures, to be provided include Live/work homes, homes for economically active workers, 
discounted house sales and social rent equivalent.   Houses sold as Discounted sales will be 
maintained as affordable through the use of the Rural Housing Burden and through an equity share 
retained by TGDT.   

 
5.1 Location of New Homes 
The new housing will be built on the site of the former Tomintoul Secondary School which has been 
zoned for housing in the Moray Council Local Development Plan in 2015.  Planning permission was 
granted for the development of 9 dwelling houses on the site in 2015 Ref no: 2017/03250/DET.  No 
work has been undertaken on site and the owner has offered to sell to TGDT.  
  

 
Location Plan 

As part of the feasibility study a Pre-Planning Enquiry was requested from Moray Council Planning 
Department.  The Council’s response indicated that The Cairngorm National Park Authority would 
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call in the planning application when submitted.  It did not indicate any unexpected or onerous 
restrictions on the proposal.  
 

 
View of former Secondary School Site from Main Street 

 
It is understood that the owner of the site is keen that it is used to support the community and for 

local businesses to develop and grow.  More conventional approaches to the sites development 

have been explored but have not been successful. The opportunity to work with the community, to 

provide more affordable housing than the planning permission requires and meet community 

housing need is appealing. It also means that the development has the potential to work financially 

both because of the funding available to communities and also because the proposed design and 

build contract has the potential to make the project more cost effective in the absence of the 

developers’ profit that would be included in more conventional development models.   

The site owner sees this development providing much needed new housing and attracting the 

skilled and economically and socially active residents the village needs to maintain the existing 

services, businesses, school, health centre, public transport and community groups.  In addition, it 

will make the village attractive to entrepreneurs looking for opportunities to set up in business in 

an attractive rural location.  

 
5.2 Project Partners 
 
TGDT through a limited liability community company propose to develop the site of the former 
Tomintoul Secondary School, which lies at the centre of the village of Tomintoul, as indicated 
above.   
 
A local Housing Association or commercial letting agency may be engaged to provide specialist 
housing management services for the rental housing on the community company’s behalf. 
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5.3 Project Detail 
 
The former secondary school site will be developed as mixed housing with the final design 
determined by a number of factors including housing demand, site conditions, cost and community 
and partner needs.   
 
In order meet the identified housing need, maximise demand for the properties developed and 
make the development as attractive as possible to the target residents needed to maintain and 
develop the community several tenures will be incorporated including; 
 
Homes rented at social rent equivalent:  These homes will be developed and controlled by the 
community company.  They will aim to attract economically active workers required in the 
community to maintain its services and businesses.  
 
Live/work homes:  These homes are designed to allow the resident to work from home and are 
ideal for start-up businesses.  In addition to reducing commuting they provide the flexibility to work 
around the needs of children and elderly relatives or friends.  This can reduce the need for childcare 
and allow the opportunity provide informal support to elderly relatives or friends.  Home workers 
often spend more time in the community and are more engaged with local activities.   
 
Discounted House Sales:  A proportion of the houses will be sold as discounted house sales to 
families who meet set criteria based on local factors but who cannot afford to purchase a home on 
the open market. 
 
Homes developed by the Community will be retained as affordable.  This will be achieved for rental 
properties by letting at social equivalent rates and for discounted sales by retaining an equity share 
in the property and applying a Rural Housing Burden to each property which allows the community 
to retain control over the properties resale and use.    
 
The site is generally flat and relatively close to the centre of the village and so is suited to occupants 
with mobility difficulties or health requirements. The present owner has already undertaken site 
investigations to determine ground conditions, SUD’s and utilities these will be passed on to the 
contractor to assist in developing an appropriate scheme.  
 
To enable an integrated design and incorporate a physical mix of ownerships and tenures within 
the site the development will be undertaken under a single contract using a design and build 
contract.   
 
The indicative layout design shown on page 14 has been created to encourage residents to walk 
and cycle for short journeys within the village, helping to reinforce a sense of community and 
minimise unnecessary car journeys.  
 
Indicative Scheme: 
 
It is proposed that the Community Company set up by TGDT will undertake the development of the 
site building 12 houses.  Of these, 9 will be developed as rental properties and 3 will be developed 
for discounted sale.   
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The rental properties will consist of 4 x 2 bedroom 4-person houses, 3 x 3 bedroom 5-person 
houses, 1 x 2 bedroom 4-person live/work house and 1 x 3 bedroom 5-person live/work house. 
 
The discounted sale houses will consist of 1 x 2 bedroom 4-person house, 1 x 3 bedroom 5-person 
house and 1 x 3 bedroom 5-person live/work house. 
 

Social Rent Equivalent  Discounted Sales 

Size/design Number  Size / design Number 

2 bed 4-person 4  2 bed 4-person 1 

3 bed 5-person 3  3 bed 5-person 1 

2 bed 4 person live/work 1  3 bed 5-person live/work 1 

3 bed 5-person live/work 1    

Total 9  Total 3 

 
 
This plan will create a development of mixed ownership and tenure which meets the demand 
demonstrated in the surveys undertaken and minimises risk to the developing partners and is 
attractive to potential funders.    
 
Based on the allocation policy set by the TGDT a proportion of the rental properties will be targeted 
at economically active workers. 
 
The proposed plan below is indicative only and shows a potential housing layout, relationship to the 
site and surrounding area.   
 
TGDT will apply to the Scottish Land Fund, the Rural Housing Fund, Community and Renewable 
Energy Scheme (CARES), the Housing Infrastructure Fund and Moray Council for financial support.  
Any deficit in funding will be met by applications to other funding bodies and private finance. 
 
In summary, this development will provide affordable, long-term homes for the local community, 
offered in a range of tenures, enabling community resilience and sustainability.  
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(Plan is copied and is not to scale)
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5.4 Development Strategy  
 
 
 
 
 
Standards for new housing 
TGDT will set and meet standards that produce quality, energy efficient homes that are sustainable 
in the long-term and meet current and future needs of our community.  
The development will provide quality homes in an attractive setting providing a positive living 
environment and appealing to existing residents and new residents alike.  
 
Key Stakeholders and Partnerships 
TGDT will build strong, positive relationships with key stakeholders and partners including with a 
local Housing Association/commercial letting agency. 
 
TGDT will build on and enhance their relationships with Highland Small Communities Housing Trust. 
  
TGDT and partners will engage with key local stakeholders, local government and media as 
required.  
TGDT and partners, shall carry out community engagement activities for all projects and seek 
feedback. 
 
Where we will build 
The partners will build on the site of the former Secondary School which is a plot of land near the 
centre of Tomintoul village.  The site owner is willing to sell to the TGDT for its development as 
housing for the long term benefit of the communities of Tomintoul and surrounding area. 
 
What we will build 
The development will consist of 12 affordable houses of various designs and sizes selected to best 
meet the identified demand, site conditions, cost and donor requirements.   
We will “future proof” the design of new homes where possible, to incorporate features for a range 
of users including live/work units and for homes economically active workers 
 
The development will include Social Rent Equivalent homes and Discounted House Sales tenures.  
Properties for discounted sale will be protected as affordable in perpetuity by TGDT retaining an 
equity shares in the property and by applying a Rural Housing Burden on the property title.   The 
final mix of tenures will be determined by the needs of the community, donor requirements and 
the financial viability of the project.   
 
TGDT will develop an allocation policy which will aim to meet the needs of the community and may 
include targeting key workers, trades people and young families. 
 
Procurement and Community Benefits 
The partners will adopt procurement methods that produce optimum value for money, facilitate 
the delivery of community benefits and meet funders requirements. 

Vision:  
Create an exemplar project that provides long lasting social and economic benefits to the 

community and positively impacts the communities demographic balance. 
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Financial Capacity 
TGDT will always ensure that the provision of new homes is financially viable and fundable, will 
meet the business plan, organisation objectives, funders requirements, and will not impact 
adversely on future interests. TGDT recognise that a development in a remote, rural community can 
cost significantly more than urban locations due to risk factors such as weather, availability of 
labour and site and design considerations / constraints. 
 
Governance and Delivery of the Development 
TGDT will oversee all development activities and ensure they are managed in line with policy and 
regulations.  
 
Risk Management 
TGDT will be proactive in assessing and managing the risks associated their development role 
within this project. A full risk matrix will be developed at the outset and treated as a live document, 
being referred to at regular intervals in order to identify, manage out and mitigate anticipated risks- 
refer to Section 7.  
 
 
Management Strategy 
 
 
 
 
 
 
Maintenance 
The partners to the development will develop a maintenance plan for the site on which a factoring 
agreement will be based.     
Rental properties will be maintained in accordance with the Scottish Government’s model Private 
Residential Tenancy Agreements as appropriate. 
 
Sinking Fund 
This business plan identifies an amount to be set aside for major repairs for each property on a 
monthly basis. 
 
Long-term repairs 
The partners shall agree a planned preventative maintenance policy with the agreed management 
agent. Inspections will be carried out annually to monitor the condition of the buildings. 
 
Housing Management 
The management agent will arrange for repairs and day-to-day maintenance of the rental 
properties. They will allocate properties, arrange for new tenancies to be issued, welcome tenants, 
collect rents, manage arrears and complaints and organise all repairs and maintenance necessary.  
 
 

Management Strategy:  
To create a development of safe, secure properties, maintained to the agreed standards for the 

benefit of the residents, local community and TGDT. 
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Allocations Policy 
An allocations policy will be developed by TGDT and implemented by the Management Agent, on 
their behalf. This will represent the community, economic and priority factors for Tomintoul. 
   
Voids 
Void periods will be minimised by working closely with the local community, housing partners and 
the service provider to advertise properties prior to the end of a tenancy. A proportion of monthly 
rents will be retained to address any void period should they arise.  
 
Tenancies 
Scottish Government’s model Private Residential Tenancy Agreements will be used. These provide 
greater security for residents and clearly set out the expectations of the tenants and the landlords.  
 
Review 
The management strategy will be reviewed as necessary by TGDT. The service provider will alert to 
any regulatory or legal implications. Any service agreement will be reviewed annually. 
 
Project Process 
A Minute of Agreement shall be established to identify each organisations roles and responsibilities 
in the project. A broad outline of the process from this point is below: 
Tomintoul Glenlivet Development Trust 
Highland Small Communities Housing Trust 
Housing Association (to be identified) 
Joint Responsibilities 

 
6. Proposed Project Programme 
 
See Appendix 3 

 
7. Risk Management  
 
Careful consideration to the potential risks should be given prior to embarking on a community 
housing project, as with any development project. While this list is not exhaustive, we have 
outlined the main risks which communities should be aware of. 
 
7.1 Pre-development  
Area of concern Identified risk Mitigation/Action required 

Community support Unsupportive of 
development 

Strong community engagement in 
early stages. Further consultation on 
sites and uses. Explanation on need, 
tenures & benefits to long-term 
sustainability. 

Planning/Building Warrant Site not considered suitable Check site suitability in advance of 
submitting applications. Involve 
planners if necessary.  

Feasibility studies Some projects may abort, or 
need revising, at this stage if 

Conduct site investigation and 
environmental studies at earliest 
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the ground conditions are 
unsuitable, costs prohibitive 
or environmental issues 
restrictive. 
Lack of demand for 
affordable housing 
Unobtainable or expensive 
infrastructure and 
construction development.  
 

opportunity.  
Demand for housing needs to be 
demonstrated, undertake housing 
needs survey to quantify demand and 
suitable tenures. 
Obtain detailed and fixed quotes 
from consultants and contractors 
where possible, along with careful 
logistics planning  

Archaeological studies Sites or objects of 
significance uncovered 

Liaise with appropriate specialists 
before development. 

Development funding Funding not available Prepare detailed financial plans at the 
outset and make funding applications 
and/or agree loans or grants in 
advance. 

Local Development Officer Post 
Funding 

Link to TGDT volunteers 
rather than dedicated staff 

Work closely with funders to secure 
continuation of post. 

Budget Professional services more 
expensive than anticipated or 
unanticipated and more 
detailed studies required. 
Delays project put on hold, or 
stopped completely. 

Where possible agree fixed costs 
using professionals  
Re-evaluate costs and make savings. 
 Secure additional funding if required. 
 

Partnerships Objectives of partners in the 
development don’t match 

Set out clearly the objectives of each 
party and roles and responsibilities to 
ensure a unified approach and 
common goals. 

 
 
7.2 Development  

Area of concern Identified risk Mitigation/Action required 

Unforeseen costs Budget increases from 
original estimates. 

Obtain fixed cost quote where possible in 
advance. Retain a contingency in the 
budget for unforeseen costs. Negotiate 
with contractors regarding increases and 
explore value engineering options, if 
necessary, source additional funding. 

Contractor goes out of business Works incomplete Establish staged payments. 
By paying for work on its completion this 
offers the contractor security over cash 
flow. It also means that any work done will 
have been paid for and another contractor 
could be engaged if necessary. 

Defects/maintenance issues 1 year defects liability 
period in contract 

Ensure that there is a suitable clause to 
allow for all defects to be made right by 
the contractor. This should include latent 
defects after the 1st year. 

Heating/ventilation/water/sewage Systems installed are not 
suitable for property and 
for users 

At the design stage engage professionals 
and consider most suitable systems, 
including user and maintenance. Provide 
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user instructions and training to 
occupants. Set up maintenance contracts 
where required. 

Difficulties in obtaining 
completion certificates 

Unable to occupy 
buildings 

The Management Agent is responsible for 
ensuring that the building works are 
carried out, as drawn obtains the 
completion certificate.  
Payment profile developed to recognize 
potential risk. 

Delays in grant funding/loan 
payments 

Jeopardises the project Prior to development begins establish a 
cash-flow which includes all funding 
streams and payments. Include an 
element of contingency. 

Delays Potential disruption and 
cost increases 

Agree and monitor build schedule on a 
regular basis. 
Consider milestone payments. Insert 
appropriate penalties for delays, in 
contract conditions. 

 
 
7.3 Long Term Management 

Area of concern Identified risk Mitigation/Action required 

Inability to sell properties 
or plots 

Financial security of the project 
is jeopardised 

Consider other possibilities of tenure for the 
homes/ plots. 

Inability to rent properties Financial security of the project 
is jeopardised 

Widely market the properties. 
Build in an element of finance for void 
periods for rented homes. 
Subject to agreement from funders, agree to 
use properties for other uses or to sell as the 
last resort.  
Approach housing suppliers and businesses 
and service providers to check their needs. 
 

Void properties- difficult 
to re let 

Financial security of the project 
is jeopardised  
 

Usually around 3% of annual rental should 
be set aside  
Market properties widely to all contacts on 
each re-let.  
Establish a waiting list 

Repair and maintenance  
obligations not carried out 

Tenants receive a poor service.  
Buildings fall into a state of 
disrepair. 

Appoint a Management Agent and establish 
a structured approach to on-going 
maintenance and repairs is required. E.g. 
Annual servicing of boilers/heating systems; 
routine checks.  
Have a policy for emergency repairs with 
service level agreements where necessary. 

Fire/theft/damage to 
properties 

Disruption to residents and 
potential costs 

Ensure that the insurance policy is suitable 
for renting properties including void periods.  
Ensure design considers social aspects e.g. 
secure by design 
Fire retardant materials to be widely used. 
Develop fire safety plan where appropriate. 
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Issues with property 
management provider 

Tenants receive poor service 
Building not properly 
maintained 

Ensure a contract with service level 
agreement is in place with the reputable 
management provider.  

Major repairs Unforeseen costs experienced 
in refurbished properties. 

Usually around 10 - 15 % of annual rental 
income should be set aside to cover for 
major repairs.  
Building thoroughly inspected and signed off 
prior to acceptance. 

Tenancy management Tenant’s behaviour and care of 
properties is inappropriate, 
leading to issues with other 
residents and / or damage to 
properties. 

Register with the local authority as a private 
landlord.  
Appoint third party tenancy management –
this can have the advantage of delivering the 
service at arms’ length, reducing potential 
for conflicts. 
Guidance is available to private landlords. 
Notice can be issued to tenants who do not 
follow the tenancy agreement. Seek legal 
advice where appropriate. Set aside % of 
rent for void periods or rent arrears. 
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8. Budget and Costings 
 
 
C. Mixed Tenure Housing 2x4 Person 

Discounted Sale

3x5 Person 

Discounted Sale

3x4 Person SR 

Equiv.

3x5person SR 

Equiv.

Project Costs Totals

£ £ £ £ £

2 bed Discounted 

sale

 3 bed Discounted 

Sale 

2 bed units 3 bed units  3 bed open 

market sale 

No of Units 1 2 5                               4                         -                      12                       

-                           

Site & Accquisition Costs 16,667                   33,333                      83,333                     66,667               -                      200,000             Note 1

Demolition annd site clearance 8,333                     16,667                      41,667                     33,333               -                      100,000             Note 2

Finance and other Costs 3,208                     6,404                        9,425                       7,857                  -                      26,894               Note 3

Professional fees and Clerk of Works 2,542                     5,083                        12,708                     10,167               -                      30,500               Note 4

Misc/Contingency/Developers Contributions 5,500                     11,000                      27,500                     22,000               -                      66,000               

Marketing and Legal Fees 3,000                     6,000                        -                      9,000                  

Sub Total 39,250                   78,488                      174,633                  140,023             -                      432,394             

D&B Contract 125,000                270,000                    625,000                  540,000             -                      1,560,000          

Total Project Costs 164,250                348,488                    799,633                  680,023             -                      1,992,394         

Project Funding

-                            -                           

RHF Grant 40,000                   90,000                                         436,275               349,020 915,295             Note 5

Dev Finance/Sales Income 100,000                226,000                                             -   326,000             

Loan/Investment required 253,752                  214,570             468,322             

Other Grant Funding Required 9,208                     821                            30,439                     53,100               -                      93,568               Note 6

Potential funding from SLF@95% 15,042                   31,667                      79,167                     63,333               -                      190,000             

Total Finance 164,250                348,488                    799,633                  680,023             1,993,185         

Note: Potential uplift on RHF grant to cover short fall in grant funding required

Rental Income and Expenditure  Social Rent 

Equivalent 

 Social Rent 

Equivalent 

 Totals 

No of Units                                 5                           4 

Monthly Rent per  Unit                            450                       475 

Total Rental Income per Annum                       27,000                 22,800 49,800               

Expenses

Management                         2,000                    1,600 3,600                  

Property Insurance                            600                       576 1,176                  

Maintenance                         3,240                    2,736 5,976                  

Voids                            810                       684 1,494                  

Major Repairs Sinking Fund                         3,240                    2,736 5,976                  

Total Expenses Excluding Loan Repayment                                 -                           9,890                    8,332 18,222               

Surplus to service loans or Return on 

investment -                            17,110                    14,468               31,578                
 

29,673               

31,578               

33,225               

Avg RHF Grant 

per unit

76,275               

25 year Loan Repayment @4%, 4.5% and 5%

 
 
Note 1- Apportioned per unit but could be reconfigured based on footprint etc 
Note 2- Apportioned per unit but could be reconfigured based on footprint etc 
Note 3- calculated on total development finance required @4.5% for 6 months + £12,000 legal and arrangement fees 
Note 4- HSCHT Dev agent fees £20,000, Client Agent £7,500, and CoW £3,000 
Note 5- £83,100 average RHF grant based on standard £74,000 p.u. 
Note 6-  Balancing grants required - could be CARES, RHF, derelict land funds  
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Appendix 1 
Definition of Community-led housing: 

“Community-led housing is about local people playing a leading and lasting role in solving housing 
problems, creating genuinely affordable homes and strong communities in ways that are difficult to 
achieve through mainstream housing. 

It is a broad movement encompassing a range of approaches, including Community Land Trusts 
(CLTs), cooperatives, cohousing, self-help housing and group self-build, and can involve new build, 
regeneration or the use of existing buildings. 

Community-led housing is providing hope to people in housing need. 

The Community-led housing sector bodies have agreed a definition of Community-Led Housing that 
is based on core principles: 

1.  A requirement that meaningful community engagement and consent occurs throughout the 
process. The community does not necessarily have to initiate and manage the development 
process, or build the homes themselves, though some may do. 
  

2. The local community group or organisation owns, manages or stewards the homes and in a 
manner of their choosing. 
  

3. A requirement that the benefits of the scheme to the local area and/or specified community 
group are clearly defined and legally protected in perpetuity e.g. through an asset lock. 

Community-led housing has many benefits: it provides additional supply that would not be 
available through the mainstream; mobilises popular support for new homes; helps diversify the 
house building industry; provides choice for older people needing age appropriate housing and 
helps people afford to buy their own home. 

We believe in this people-powered movement and what it can achieve. And we are working closely 
with other organisations, particularly UK Cohousing, to raise public awareness, support groups to 
deliver and create better conditions for the sector to grow.” 
http://www.communitylandtrusts.org.uk/news-and-events/community-led-housing-
conference/what-is-community-led-housing  
 

http://www.communitylandtrusts.org.uk/news-and-events/community-led-housing-conference/what-is-community-led-housing
http://www.communitylandtrusts.org.uk/news-and-events/community-led-housing-conference/what-is-community-led-housing
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Appendix 2 

2019 2020 2021
Activity Responcibility Aug Sept Oct Nov Dec Jan Feb Mar Apr May June Jul Aug Sept Oct Nov Dec Jan Feb Mar Apr May

1 Feasibility

CHS - Community 

Housing Scotland, TGDT - 

Tomintoul & Glenlivet 

Development Trust

1.1 Finalise Draft Business Plan CHS

1.2 Engage CA and prepare clients brief CHS + TGDT

1.3 Prepare clients brief and issue d&B tenders CHS

1.4 Scottish Gov. Procurement process CHS + CA

1.5 D&B tender period

1.6 Assess returned tenders and accept prefered bidder CHS +CA

1.7 Obtain quotes for pro services CHS + TGDT

1.8 Finalise Business Plan CHS

2 SLF Stage 2 

2.1 Prepare and submit application to SLF TGDT

2.2 Approval from SLF TGDT

3 Rural Housing Fund

3.1 Prepare and submit application to RHF TGDT

3.2 Approval from RHF TGDT

4 Community Company

4.1 Set up Community Company TGDT

5 Land Purchase

5.1 Prepare for land sales TGDT

6 Communty Consultation

6.1 Undertake Communty Consultation TGDT

6.2 Community communications TGDT

7 Other Funding 

7.1 Infrastructure Fund Prepare and submit TGDT +CHS

7.2 CARES - Prepare and submit TGDT +CHS

7.3 Private Finance TGDT +CHS

8 Contract

8.1 Accept D&B bid TGDT +CHS

8.2

Contract Period inc final design, planning, Building Warrant, 

utilities TGDT +CHS

8.3 Accept quote for project management TGDT +CHS  
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Appendix 3 

 

 

RURAL HOUSING BURDEN CONDITIONS   

Information Note 

The Rural Housing Burden is a Title Condition which applies to all of the self-build plots 

or homes that The Highlands Small Communities Housing Trust (HSCHT) sells.  On 

completion, the property owner will have 100% ownership of the property and legal title.  

The property owner will then have full title and responsibility for all repairs and 

maintenance of the home.  

The Rural Housing Burden comprises of two elements:  

a) an agreed discount percentage from the Open Market Value; and  

b) a right of pre-emption  

The percentage discount from Open Market Value applied offers a discount to the 

purchaser and supresses the selling price in the event of a resale.  The right of pre-

emption means that HSCHT has the option to buy back the property when the property 

owner decides to sell the property, with the aim of securing another local purchaser. 

In setting the percentage discount from the Open Market Value, HSCHT takes account 

of all relevant factors.  

These include but are not limited to: 

 Where there is already a house constructed on the property, the Open Market 
value of the completed home (as assessed by an Independent Valuer); 

 In the case of self-build, the typical build costs based on the average in that 
particular community, including fees and servicing costs and taking account of 
the eligible floor space.  (Please note that should the purchaser increase their 
build costs above this average this is ultimately their own choice, and HSCHT’s 
discount will remain fixed at the agreed discount percentage contained in the 
Rural Housing Burden; 

 Land value (Need to protect any discount obtained from original landowner); 

 The cost of buying the home at the time of the right of pre-emption being 
exercised by the HSCHT. 
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Here is a typical example* of how the discount from Open Market Value is calculated on 

a property for sale where there is a house already completed: 

• Open Market Value of property        £225,000 

• Agreed percentage discount from open market value   20% 

Discounted Selling Price        £180,000 

Here is a typical example* of how the discount from Open Market Value is calculated on 

a discounted self-build plot: 

 Open Market Value of completed home once built     £225,000 

 Typical build costs and fees (3 bed home)      £140,000 

 Discounted plot purchased from HSCHT        £30,000 

 Total cost for purchaser        £170,000 

 Difference between cost and Open Market value on completion     £45,000 

 Discount percentage (45,000/225,000)      20% 
 

The percentage discount from Open Market Value applied will be calculated in advance 
of any plot or property being advertised for sale. 
 
Please note the following important points using the calculations from the example 

above: 

The Rural Housing Burden conditions in the title to the plot – and the house built on it – 

will ensure that, whenever the property is sold, the property owner will always only be 

able to achieve a sale price of 80% of the open market value of the property (as 

assessed by the Independent Valuer). So if, for example, the house were to be sold in 

15 years after it was purchased from the HSCHT, with the Independent Valuers’  then 

open market valuation of, say, £300k, the price paid by the HSCHT to buy back the 

property from the property owner would be 80% of that value (ie: £240K).  

HSCHT will have the legal right to buy back the house at £240k and sell it again to 
another local household who, like the previous household, will have been otherwise 
unable to afford to buy or build a home for themselves locally. 
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HSCHT also has the right not to exercise its pre-emption right and to allow the property 
owner to sell the property on the open market to a third party.  Please note that the 
Rural Housing Burden conditions will remain on the Title in perpetuity.  This means that, 
even if HSCHT chooses not to exercise its pre-emption right and buy back the property, 
any purchaser would have to accept that the property will never be worth more than its 
discounted value because HSCHT will always retain the right to buy it back, at any 
subsequent sale, at the agreed percentage discount from the Open Market Value (in the 
example above, 80% of the open market value, as assessed by an Independent 
Valuer.) 

 
HSCHT have the right to adjust the percentage discount offered to the next 
purchaser if required, to meet affordability or other prevailing factors *Please note 
that the above example is for illustrative purposes only and that HSCHT 
reserves the right to set the percentage discount from Open Market Value.  
The percentage discount from Open Market Value will vary, although it is 
expected that it will normally be set in advance at between 20% and 40%, 
depending on HSCHT’s assessment of the particular values and costs 
pertaining. 
 
In addition to the Rural Housing Burden, there are other conditions attached to each 
property that is being sold 

 

 There is a requirement for the property to be the permanent residence 

 There is an obligation not to lease the property 
 

These personal undertakings given by the property owner to HSCHT, and are set out in 
a Personal Bond between HSCHT and the property owner, and secured by a Personal 
Obligation Standard Security (not a financial standard security) by the property owner in 
favour of HSCHT.  HSCHT Personal Obligation Standard Security does not secure any 
sums due, but is purely to secure the personal obligations granted by the property 
owner not to lease the property and to live in the property as their sole or principle 
residence, The HSCHT will accept that their Personal Obligation Standard Security will 
always rank behind the property owner’s first ranking Standard Security to the mortgage 
lender. 
 

 

RM/HSCHT/Mar/2019 


