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Single-Family Housing:  
Why Scotland? Why Now? 
The Scottish residential rental market is at a pivotal moment. The sudden rent freeze in 2022, aimed 
at easing the cost-of-living crisis, shook investor confidence, pushing Build to Rent (“BtR”) starts to 
their lowest level since 2015. In 2024, a national housing emergency was declared, with the root cause 
being a critical lack of supply. Despite these challenges, residential market fundamentals remain strong 
and, as a new Housing (Scotland) Bill progresses through Parliament, a fresh window of opportunity is 
opening for BtR investment, with Single-Family Housing (“SFH”) at its core.

The Opportunity
Scottish housing policy is navigating a critical 
phase. As regulatory certainty improves and 
structural supply-demand imbalances remain 
unresolved, SFH is poised to become a central 
solution. Investors who can mobilise quickly 
stand to capitalise on first-mover advantages in 
a stabilising market.
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What has happened?

	F In September 2022, the Scottish Government 
introduced The Cost of Living (Tenant Protection) 
(Scotland) Act 2022. This emergency legislation 
brought in rent control measures aimed at stabilising 
the rental market during a period of economic 
uncertainty.

	F Initially, the Act imposed a rent freeze that was later 
replaced with a 3% cap (April 2024) on annual rent 
increases, with an allowance of up to 6% in certain 
exceptional circumstances.

	F The Scottish Government lifted rent controls in April 
2025. Whilst tenants retain a right to challenge rent 
increases, any referral to a rent officer or tribunal could 
result in the new rent being set at the current market 
level, which could potentially be higher than the 
landlord’s initially proposed rent.

What happens next?

	F The Housing (Scotland) Bill is expected to take effect 
from 2026 and will likely incorporate some form of 
rent control. 

	F The bill will introduce powers for local authorities 
to designate Rent Control Areas, where annual 
rent increases will be capped at CPI +1%, up to a 
maximum of 6%.

	F The legislation also provides targeted exemptions for 
Build-to-Rent (BtR) schemes, recognising the huge role 
this segment must play in addressing the long-term 
structural demand / supply imbalance.

Market Failure

A combination of linked events has 
accelerated the housing crisis in Scotland 
leading to market failure.

Insatiable demand

Mirroring a trend seen across the UK, the increasing 
cost of home ownership has fuelled rising demand 
for private rented sector (“PRS”) housing. Since the 
start of the century, in Scotland, the percentage of all 
households in the PRS has risen from 5% to 14%.2 This 
burgeoning demand is set to continue.

Collapsing supply 

The conflict between government housing supply 
targets and the effects of rental regulation has 
triggered a supply-side strike in the Scottish BtR sector, 
resulting in market failure.

Declining stock

The resultant 12-month rolling count of rental listings in 
Scotland continues to track downward, highlighting this 
demand/supply imbalance.

BtR pipeline down 50%

BtR completions in Scotland continue to outpace new 
starts following the introduction of rent regulation 
in 2022. Most current deliveries stem from pre-
2022 schemes, while new development has slowed 
significantly. Over 11,000 BtR homes now remain 
stalled in planning, constraining the future pipeline.3
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Change of use

A number of developments have pivoted away from BtR, 
primarily due to the lower regulatory burden. Since the 
rent control announcements in 2022, c.2,700 BtR units 
have exited the pipeline, switching to Purpose Built Student 
Accommodation (“PBSA”) or other uses.4

Spike in day one rents 

This supply shock has caused unprecedented rental growth 
in day one rents, with these rising faster in Scotland than 
anywhere else in the UK as landlords have sought to protect 
themselves against future rental caps and rising costs.5 Over 
the last five years, average advertised rents across Scotland 
have increased by 45%.

The rented sector is a critical 
part of Scotland’s overall 
housing system.
Paul McLennan,  
Minister for Housing of Scotland

The Opportunity

Current market dynamics present a compelling 
case for first-mover advantage in Scotland’s 
nascent Single-Family Housing (“SFH”) sector.

Generation rent

Market fundamentals for SFH in Scotland mirror those seen 
across the UK, driven by a sustained and pronounced supply-
demand imbalance resulting from escalating house prices and 
growing affordability pressures. This dynamic is increasingly 
shifting younger households from home ownership toward 
long-term renting.

Softening government policy

The Scottish Government has shown a willingness to engage 
with BtR developers as a solution to the major problems they 
are facing, with the Housing Minister stating in October 2024 
that “The rented sector is a critical part of Scotland’s overall 
housing system.”

Stable platform for future returns

As Scotland moves toward a more stable regulatory 
framework, with Build-to-Rent expected to benefit from 
targeted exemptions from rent controls, the proposed 
framework offers greater visibility on rental growth and the 
potential for attractive long-term investment returns. 

Deeply discounted market

The dearth of investors into Scottish BtR means a lack 
of competition and an ability to acquire at scale from 
housebuilders at deeper discounts than elsewhere around the 
UK. This will help drive future life-cycle investment returns. 
Combined with the targeted exemption for Build-to-Rent 
from rent controls, the evolving regulatory framework also 
provides greater visibility on rental growth, creating potential 
for long-term outperformance relative to other UK markets.

First mover advantage

Having shuddered to a halt in September 2022, it will take 
time for the Scottish BtR sector to get moving again but those 
who are able to act quickest will reap the rewards.
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How to access the market
Fiera Real Estate Single-Family Housing Strategy (“FRESH”)

Scottish exposure is delivered through FRESH, Fiera Real Estate’s UK Single-Family Housing 

strategy, which invests across structurally undersupplied regional markets supported by 

strong rental demand fundamentals.

Fiera Real Estate and Packaged Living work in partnership to scale institutional SFH delivery 
across the UK, including in Scotland, through disciplined forward funding and forward 
commitment transactions with leading volume housebuilders.

Within this broader UK mandate, Scotland represents a highly compelling deployment 
opportunity. Current market dislocation, constrained supply and improving regulatory 
clarity create attractive entry pricing relative to other UK regions. Capital will be allocated 
dynamically based on relative value and risk-adjusted return potential, with Scotland 
expected to form a meaningful component of deployment where opportunities meet 
underwriting criteria.

A Summary of Key Terms

Focus on forward funding and forward commitment 
transactions with volume housebuilders for long-term rental 
ownership, to take advantage of income and capital growth derived 
from favourable market dynamics;

Open-ended vehicle with a three-year lock in to enable 
completion of development projects;

Impact focused agenda with overarching goals and objectives 
to increase the delivery of high quality, low carbon homes to 
underserved communities;

Target returns of 10-12% per annum post costs and fees.6 

Target returns are not guaranteed. Past performance is not a guarantee of future results. Inherent in any 
investment is the  potential for loss.
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Endnotes

1	 Scottish Government Policy – May 2025

2	 Scottish Government Policy – May 2025

3	 Scottish Property Federation, 2025: https://scottishpropertyfederation.org.uk/our-work/scottish-build-to-rent-construction-
contraction-zero-planning-growth-confirms-the-chilling-effects-of-proposed-rent-controls/

4	 Rettie, Build to Rent in Scotland 2024 – November 2024

5	 Scarlett – June 2024

6	 Target returns are not guaranteed. Past performance is not a guarantee of future results. Inherent in any investment is the 
potential for loss.

uk.fieracapital.com
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Important Disclosure

Fiera Capital Corporation (“Fiera Capital”) is a global, independent 
asset management firm listed on the Toronto Stock Exchange 
(ticker FSZ) offering customized multi-asset solutions across public 
and private markets. In the United States, investment advisory 
services are provided only through Fiera Capital affiliates that 
are registered with the U.S. Securities and Exchange Commission 
(“SEC”) or operate under an applicable exemption. Registration 
with the SEC does not imply a certain level of skill or training. 

This document is confidential and intended solely for the 
recipient. It may not be shared, reproduced, or distributed without 
permission. Nothing in this document should be viewed as a 
recommendation, offer or solicitation to buy or sell any security 
or investment and does not constitute investment, legal, tax or 
accounting advice. Services are offered only to qualified investors 
and only in accordance with applicable laws and regulations in each 
relevant jurisdiction. Information is believed to be accurate as of 
the publication date but may change without notice; no warranty 
is provided, and Fiera Capital and its affiliates disclaim liability for 
its use.

Past performance is not a guarantee of future results. Inherent 
in any investment is the potential for loss. Target returns are 
aspirational, forward-looking and do not represent actual 
performance. There is no guarantee that such performance will 
be achieved, and actual results may vary substantially. Metrics 
(e.g., exposures, ratios, characteristics) are for reference only and 
may not capture all relevant factors. Different metrics may lead to 
materially different conclusions; Any specific holdings mentioned 
are for illustration only, and may not represent the full portfolio, 
past holdings, or future positions. Indices are unmanaged, not 
investable, and do not reflect fees or expenses. Index comparisons 
are provided for context and portfolio holdings may differ 
significantly from those of any index; All investment strategies 
involve risks, including market, economic, financial, operational, 
liquidity, valuation, and regulatory risks. Certain strategies may use 
leverage, derivatives, or concentrated exposures, which can increase 

volatility and risk of loss; No strategy, diversification approach, 
or risk management technique can eliminate risk, or guarantee 
returns in all market environments; Investors should review relevant 
governing documents and consult their own advisers before making 
investment decisions.

Environmental, social, governance (“ESG”) or impact related 
goals, commitments, or initiatives referenced in this document are 
voluntary, may not apply uniformly across strategies, and may be 
modified or discontinued at Fiera Capital’s discretion. ESG-related 
processes do not guarantee any specific investment outcome.

THIS DOCUMENT IS ISSUED BY: Abu Dhabi Global Markets: 
Fiera Capital (UK) Limited which is regulated by the Financial 
Services Regulatory Authority; Cayman Islands: Fiera Capital 
(Asia), L.P. which is regulated by the Cayman Islands Monetary 
Authority; European Economic Area (“EEA”): Fiera Capital 
(Germany) GmbH which is authorized and regulated by the 
Bundesanstalt für Finanzdienstleistungsaufsicht; Hong Kong: 
Fiera Capital (Asia) Hong Kong Limited which is regulated by 
the Securities & Futures Commission of Hong Kong; Singapore: 
Fiera Capital (Asia) Singapore Pte. Ltd. which is regulated by the 
Monetary Authority of Singapore; United Kingdom: Fiera Capital 
(UK) Limited and Fiera Real Estate UK, which are authorized and 
regulated by the Financial Conduct Authority; United States: Fiera 
Capital Inc. Fiera Capital (UK) Limited and Fiera Comox Partners 
Inc. are registered as investment advisers with the Securities and 
Exchange Commission (“SEC”).

Additional registration and licensing information available here: 
https://www.fieracapital.com/en/registrations-and-authorities. 
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