
Homes for Scotland Response to the Local Government 

and Communities Committee on Zero Valued Homes 

 

Q1. The extent of the problem and an outline of the types of subjects it most typically 

affects; 

Lenders are seeking confirmation of the fire risk of cladding materials used on dwellings for 

mortgage purposes. They have requested that surveyors identify whether a dwelling contains an 

element of cladding. Where this has been identified the lender will use the process of a nil-

valuation as a mechanism to process the mortgage application manually and require additional 

information. An EWS1 form is being used to categorise cases on the basis of whether the 

cladding material used is combustible or not. Should the former be the case, further intrusive 

inspections will be required to determine the fire risk of the material. 

Simply put, this is affecting the flow of house sales in Scotland. It is leaving home owners in a 

position of uncertainty as to whether they can sell their property, agree with other building owners 

to carry out necessary remedials, or even afford to undertake such work to satisfy new lender 

criteria. For buyers, this restricts the ability of a buyer to obtain a mortgage on a property which 

has an element of cladding. 

We have no empirical evidence as to the scale and distribution of the problem but anecdotal 

information from our members would appear to suggest that it is having an impact across 

Scotland, but particularly in urban areas where there are more buildings of height. The housing 

system in Scotland requires that a Home Report is prepared at the very outset of the selling 

process compared to in England where this type of information is not gathered until much closer 

to the end of the house sale transaction.  As a result, the issue has come to light earlier, as 

sellers in Scotland have been affected first.  

 

Q2. Homes for Scotland’s perspective on what combination of factors has led to this 

problem; 

The tragic events at Grenfell as well as other high-profile building fires in the UK has rightly 

focused attention across the industry as a whole on the safety of homes. 

The subsequent Grenfell Inquiry has raised serious concerns regarding the use of ACM cladding 

systems, the testing procedures for certifying products, and the competency of “designers” and 

“specialist contractors” in incorporating cladding systems on high-rise buildings. 

Following from this, UK and Scottish Governments have sought to strengthen building standards 

in relation to fire safety and ban the use of combustible cladding on high rise buildings above 

18m in England and 11m in Scotland.  

With regards to the lenders, this focus on safety has had a significant effect on their risk appetite 

towards lending on any property with cladding, even those with very low or no risk and which 

were constructed in accordance with the building standards required at the time of approval.    

 

Q3. Homes for Scotland’s perspective (if it has one) on whether the zero valuation issue 

illustrates the surveying and mortgage industries working in a responsible and 

appropriate manner in the context of the post-Grenfell regulatory environment or whether 

an excessively cautious and disproportionate approach has sometimes been taken;  



All lenders make their own decisions on their appetite for risk and it is only right that all 

businesses give the utmost priority to public safety.  However, the current position appears to be 

that lending decisions are now retrospectively comparing all buildings, built to the relevant 

standards at the time they were developed, to newly emerging standards.  This seems to be an 

excessively risk-averse position which is stifling sales of properties, even those with minimal or 

no risk.     

  

Q4. Homes for Scotland’s response to evidence shared with us that newbuild homes 

coming onto the market are not immune from this problem and, if so, what is going 

wrong. The Committee would also welcome views as to whether corner-cutting or 

malpractice within the development and construction industries has contributed to the 

problem and, if so, whether the legal and regulatory environment is now sufficiently 

strong to crack down on this. What self-regulatory measures does industry have to root 

out bad apples and can Homes for Scotland give evidence of these being used?   

We are aware that new build is not immune from this issue as many properties continue to be 

built using cladding systems fully or in part on homes of all sizes. Scottish building regulations 

have stated since 2005 that cladding on high-rise domestic buildings (and cladding added to 

existing high-rise domestic building) should be made of non-combustible materials or the system 

should meet stringent fire tests. 

Cladding systems used before then should have met a Class 0 classification which was the most 

demanding anti-flame spread classification at that time. 

However, we wish to reiterate that this is about lenders quantifying their risk profile on the basis 

of new regulation and standards and the issues raised from a number of high-profile building fires 

that contained highly combustible cladding materials and applying this significant risk aversion to 

all properties with cladding, regardless of the scale of that risk.  

Homes are designed and specified to meet the standards set by government, materials tested 

and certified to meet relevant standards of fire protection and finally verified by local authorities to 

ensure compliance. While we recognise there are a minority of occasions where things go wrong, 

to obtain approval to build a new home the building standards applicable at the time of 

application must be met.  HFS and its members are committed to working with the Government 

to develop and implement new standards where strengthening is required.  

We fully appreciate that the serious nature of fire related safety means that there should be a 

zero tolerance of poor workmanship and it is the duty of the contractor to ensure that all work is 

carried out to the required standard in accordance with consented plans.  In that context, this 

committee has previously considered evidence relating to the Cole Report as well as Building 

Regulations where issues of poor workmanship within the wider construction industry has been 

well covered. Whilst we acknowledge that things can go wrong, the home building industry is 

firmly committed to quality standards. To support this view, whilst anecdotally it is implied that 

there is a widespread issue with the quality of new homes, when we look at the data, this is 

clearly not the case.  

The majority of home buyers are satisfied with their purchase, as evidenced by annual customer 

satisfaction surveys. The latest results for 2018/19 shows that 89% of new home buyers would 

“recommend their builder to a friend”.  Whilst Scottish figures for the latest year are not yet 

available, these have been consistently higher than the rest of the UK over recent years. 

As further commitment to continually improving standards, our members support moves to 

appoint a New Homes Ombudsman and we are proactively engaging with Westminster, the 



Home Builders Federation (our equivalent body in England and Wales), warranty bodies, the 

Consumer Code for Home Builders and mortgage lenders to achieve this.  It is expected that the 

industry-led ombudsman will be operational within the next 12 months. 

 

Q5. Homes for Scotland’s responses to views in evidence that a register of surveyed 

properties could be a useful public resource and could, over time, help reduce the scale 

of the problem; 

Yes, a register would be of use to all parties. Furthermore, Building Standards Division/LABSS 

could provide evidence on compliant new and renovated buildings as part of their verification 

process to reduce the impact of the issue on the entire housing market. 

 

Q6. An outline of the extent to which Homes for Scotland has been involved in 

stakeholder discussions about the zero valuations issue, and its views on what needs to 

be put in place to provide a comprehensive solution. Does there need to be more political 

leadership on this issue (at UK or Scottish Government level) or can stakeholders working 

together find a solution on their own?  

Homes for Scotland has been engaged in discussions around zero valuations however not as a 

primary stakeholder. Our call to RICS and UK Finance has been to find a solution to the risk 

profile problem that can reduce the backlog of applications being held up in the system.  

In principle, this should not be of concern for the new build sector given the stringent regulations 

and standards that are in place, and the verification process to determine compliance. 

The scale and nature of the problem in Scotland is such that it will require political intervention to 

resolve.  In the first instance it may require new or amended legislation to allow the EWS1 forms 

and associated surveys to be completed on behalf of all owners in a property. Subsequently the 

cost of any remediation required may be of such a scale that it would be prohibitive for any one 

single owner occupier to undertake, in this instance a Government remediation fund should be 

established to assist homeowners in this position. 

 

Q7. Any other matter which Homes for Scotland considers relevant and important to the 

discussion that it wishes to bring to the Committee’s attention.   

It is important for the Committee to note that the EWS1 form was primarily designed with the 

English property market in mind so that one form could be used across an entire multi-occupant 

building.  The English freehold / leasehold system generally allows this. 

However, the Scottish system means that the owner of each individual property in a building also 

has a share of responsibility for the common area.  This results in each property requiring its own 

EWS1 to be completed, but also requiring the authorisation of all other property owners in a 

block to be able to undertake the survey.  The presence of factors, in some multi-owned 

properties in Scotland, could be a way to address this but there are currently legal constraints on 

factors which would prevent them from undertaking this work on behalf of all occupants.  In any 

case, not all properties in Scotland have a property factor in place. 

Therefore the EWS1 approach is not as straightforward to deliver in Scotland as it may be in 

England and thus requires a uniquely Scottish solution to be found. 


