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Thank you, David, for that kind introduction and in response I would like to say how much we in Savills, and the other land agency firms, have enjoyed working with you during your period as President.  

It is, of course, a great pleasure for us at Savills to take on the main sponsorship of this CLA Centenary Conference.  The Centenary is a magnificent occasion.  We congratulate you and note with gratitude the CLA’s achievements.  In the meantime we continue to work closely with the CLA and others on the CLEO project on climate change, the development of CLAM (the CLA Carbon Calculator) and the development of our well established benchmarking survey, now covering approximately 1 million acres and 200 estates, into an important knowledge base for landowners and those who influence government across the UK.

You have asked me to address a few of the changes and opportunities that we in Savills see today, give some pointers for the future and because I simply cannot resist it, a few thoughts for Government.  

Let me start with Farming.  After 12 years of price pressure, regulation, interference and about 20 years of reforms there is a foundation on which business decisions can be made.  The separation of landownership from farming through decoupling of production is a crucial and recognisable platform from which to make decisions.  The target now is to farm profitably without subsidy.  There are good reasons to be bullish; dietary change, climate change, bio fuels, food miles, food traceability and the demands of a larger and richer population of consumers.  For producers of standard products, business size will be important in order to spread overheads and cope with tightening margins.  For other producers with niche products the ability to access and manage the vertical integration of the food chain will be crucial.  This means identifying value trends in local foods, varieties, branding, access to markets and of course accountability.  First of all you must decide if you are a farmer and then which market you occupy and how, within that market, you create competitive advantage.  
However, with greater profitability there are threats.  The first, in my view, is complacency.  It is vital that the lessons learned on efficiency and cost reduction are pursued in new, more affluent, markets.  The second threat of course is that the speed of change within agriculture may slow with greater profitability enabling inefficient producers to continue and thereby stifle the opportunity for others to grow.  There is also the fact that with greater profitability there will be a greater temptation for Government to increase its take.
What lessons then can be learned from agriculture and applied to farm and estate management?  Well, it still astounds me that farm and estate owners do not take greater opportunity to share their overheads with other estates. I have in mind the clerk of works, the maintenance department, forestry and even the sharing of the agent. Perhaps it is worth considering the setting up of joint venture businesses, sharing and developing these skills for the benefit of all.
Let me now move on to the environment.  My message here is quite simple. It is that this should be viewed as a commercial opportunity, not a cost, not a threat.  The job is to identify ‘green value’.

There are huge opportunities for example in energy efficiency and renewable energy generation. You will be aware of many of these. Again, is there not an opportunity for estates to share knowledge, resource and possibly even investment to create value? Today in the estate agency world we have Home Information Packs (HIPS) to which are attached Energy Performance Certificates. In time, I believe, these will apply to the rented sector and efficient homes will attract added rental value. 
Water too is an issue. There is a real case for every estate to review its water management and put in place a water strategy. Sharing water with other owners by the creation of private water companies is on some estate agendas.
I have not mentioned carbon.  Do I need to?  It speaks for itself.  It is crucial for Estates to measure their carbon status, to manage it and hopefully gain the opportunity to trade carbon credits (The Chicago Climate Exchange).
Now I would like to turn briefly to development. The lack of supply in the housing market today is buoyed by ease of funding and parental support.  It is unsustainable.  Kate Barker identified the need to increase house construction. This will happen and the green belt boundaries are vulnerable and will change.  Estates must review their planning strategy, be involved with their Planning Officers and continually push at the boundaries if they want to deliver what is a high value product.  
Then there is the question of sustainability and here I beg Government to bring balance to its definition.  Too often we are seeing villages destroyed, shops closed, churches threatened and pubs converted.  That is not a countryside that will give pleasure to urban England in 20 years time.
On general matters concerning land ownership I raise three points:  

First, there is the issue of accountability for public good and public inclusion. Here landowners must be positive and not defensive.  I mentioned earlier the CLA support for our benchmarking survey.  In Scotland we have together with the Scottish Estate Business Group taken this further in order to identify and measure areas of corporate social responsibility provided by owners – for instance public access through means of footpaths, hedgerows, disabled employees, and heritage property.  
Secondly, perhaps deriving from CSR is the social housing provided by landowners.  Here I refer to housing provided for pensioners, essential workers and village families whom owners so often support in preference to holiday homes.  There is a case for landowners being rewarded and encouraged to provide such accommodation as a form of private RSL (Registered Social Landlord) with associated covenants but perhaps benefiting from Business Property Relief for Capital Tax purposes.

My final point on general land ownership is that you should be aware of creeping nationalisation by subsidy.  We have seen it with Countryside Stewardship and, dare I say it, in SSSI’s and Nature Reserves.  Perhaps we will see it in time within the HLS Scheme.

To turn briefly to tax, I fear that reliefs will gradually be eroded.  Business Property Relief will become of increasing importance and I remain firmly of the view that Capital Gains Tax is a bigger problem than Inheritance Tax on transfers between generations and sadly it is appallingly complicated.
Business Property Relief should be used where at all possible, particularly in the case of chattels where the mansion is open to the public.  The Estate today is a total business and employment entity.  The call by the CLA through the Bunbury Report some ten years ago to treat the Estate as a single business unit for tax purposes is more relevant today than it ever was.
So what is it all about?  What is your responsibility, and why?  I believe that like all businesses the challenge of landownership is not to preserve wealth but to create new wealth.  We live today with global young, global markets, global companies and global property portfolios.  Money is flexible and there are opportunities to invest both on and off Estates.  Decisions have to be made on appropriate level of gearing and liquidity if opportunities are to be taken and most importantly property investors have to be nimble and decisive.  If families are to maintain their position in society they have to embrace the change that the Estate plays within that role and review their portfolios as a whole.
In summary I want to leave you with the following thoughts:

As landowners
· use the environment commercially
· decide your strategy, the market streams you occupy, drive down overheads and share your problems

· understand and value your contribution both in the world of carbon emissions and the world of corporate social responsibility

· be liquid, be nimble,  but be brave

· beware Capital Gains Tax and beware Governments bearing false gifts

My messages and request to Government are as follows:

· please balance planning and sustainability

· please give clear direction and financial encouragement for the environment

· please give proper support to the heritage property 

· please help landowners further develop their long history of providing social housing 

· please make regulation in the countryside have a clear purpose with a clear benefit and with balanced penalties

most important of all, please help us develop trust between Government, land owners and managers so we can work in partnership for the long term benefit of the countryside and those that wish to enjoy it.  

My final message to you all is to thank you for listening; I wish you a good day here at the Centenary Conference and most importantly of all, do enjoy your home, your farm and your Estate!
