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Executive Summary
Introduction and Purpose
i.
As the first stage of the next TAYplan-wide Housing Need and Demand Assessment
(HNDA) TAYplan Strategic Development Planning Authority (SDPA) and Dundee City, Perth
& Kinross, Angus and Fife Councils worked jointly to refresh the existing housing market
area boundaries within TAYplan.
ii.
This refresh served three purposes:
a. to determine whether any statistical evidence exists to warrant a change to present
housing market area boundaries (following similar work in 2008/09) by each council for
their own HNDAs; and
b. to determine the extent and nature of any cross-boundary housing market areas
including the Greater Dundee Housing Market Area and any other cross-boundary
market areas within or crossing the TAYplan boundary; and,
c. to draw a full set of coherent functional market area boundaries across the TAYplan
region including any cross-boundary market areas.
iii.
The market area boundaries served as the start point with the question – ‘are these
still correct based on more recent evidence’?
Approach
iv.
The approach began with the functional market area boundaries defined in 2008/09
and undertook origin-based containment analysis using sasines data for private house sales
for the years 2008, 2009 and 2010. This identified the origins of people buying residential
properties within each existing housing market area. A series of more detailed analyses of
sasines took place at boundaries and in locations where cross-boundary links were possible.
This exercise was reinforced by local knowledge and triangulation using a variety of socioeconomic, housing stock and demographic datasets.
Conclusions
A. Market Area boundaries
 The level of self-containment within present housing market areas has generally
increased, which provides statistically strong evidence to suggest that many housing
market areas are likely to remain unchanged.
 Local authorities on their own do not function as single housing market areas and
continue to include several market areas or, in the case of Dundee City, form part of a
larger market area.
 The housing market areas defined in 2001 and in 2008/09 remain robust with the
exception that Errol is now part of the Greater Perth HMA, reflecting the 2001 position.
B. Cross –boundary market areas
 The Greater Dundee HMA continues to extend beyond the administrative boundary of
Dundee City and includes areas in the eastern Carse of Gowrie in Perth & Kinross,
South Angus and Newport, Tayport and Wormit and their surroundings in North Fife. The
2001 Greater Dundee HMA boundary is a robust basis for the 2012 position.
 Many of the cross-boundary market relationships were solely due to the proximity of one
area to settlements in neighbouring area but the scale of movements was not significant
enough to warrant merger or a change in HMA boundaries:
 Kinross HMA shares strong relationships with Fife but when broken down to market
area level it the movements from neighbouring areas is less significant and does not
warrant any change to the market area boundaries.
 Greater Perth HMA does not share any strong relationship with Fife in the Newburgh
area that would suggest any change to the existing HMA boundary.
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North Angus HMA shares some notable relationships with Aberdeen city and shire
but the increase in self-containment in North Angus and the very large geography of
the Aberdeenshire HMA do not warrant a change to the HMA boundary.
Strathmore & Glens HMA and West Angus HMA do not share any statistically
strong market relationship along Strathmore and so no change to these boundaries is
proposed.
Coupar Angus in Strathmore & Glens HMA shares some strong functional
relationships with both the Greater Dundee and Greater Perth HMAs but more
detailed analysis shows that despite this it is part of the Strathmore & Glens HMA.
The relationships between Perth & Kinross HMAs and neighbouring Argyll and
Bute, Highland and Aberdeenshire Council Areas are weak and do not warrant any
change to the housing market area boundaries.
Braco and Greenloaning in Strathearn HMA (Perth & Kinross) share some market
relationships with nearby areas in the Stirling & Clackmannanshire HMA. However,
the scale of moves is not sufficient to provide convincing evidence that the boundary
should be changed to include these two villages in Stirling & Clackmannanshire
HMA.

Housing Market Areas Boundaries following HMA Refresh Exercise 2012
v.
The market areas defined in 2001 and reinforced in 2008/09 remain robust. The
Greater Dundee 2001 boundary is a robust representation of this cross-boundary market
area. This accommodates the change which recognises that Errol is now part of Greater
Perth HMA.
Map 1: Housing Market Areas (2012)

© Crown copyright and database right 2012. All rights reserved. Ordnance Survey Licence number 100023371

Next Steps
vi.
These conclusions will now form the geographical basis for planning and housing
policy but it will be for the normal democratic processes of preparing Development Plans and
Local Housing Strategies to determine what that policy ought to be.
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Housing Market Area (HMA) Refresh 2012
Introduction
1.
The first stage of the housing need and demand assessment is to identify functional
housing market areas. These are geographical areas which are relatively self-contained in
terms of housing demand. However, these are not rigid boundaries as there will always be
house moves between market areas, particularly where settlements are close together and
there will always be longer distance moves relating to jobs, for example. Housing market
areas can operate at different levels, particularly around large settlements where there is
often a strategic market and within this several more discrete localised markets which may
have varying degrees of self-containment. Market area boundaries can also change as a
result of new development, infrastructure and consumer choices. Functional housing market
areas therefore help us to understand the dominant trends and the general extent of market
influence based on local moves in the private purchase market where the majority of people
moving house or settling in the area originate from within that same area. This housing
market area refresh will help understand whether earlier assumptions remain appropriate.
2.
In 2001 Communities Scotland defined housing market areas for the whole of
Scotland and the four major cities including the Greater Dundee HMA. Then, during 2008/09
each of the four councils in the TAYplan area carried out their own refresh in support of their
Housing Need and Demand Assessments using sasines data for 2003 to 2007. They
concluded that little change had taken places over the years that were examined. Figure 1,
below, shows the present housing market areas defined in 2001 and refreshed in 2008/09
(green) and the Greater Dundee HMA defined by Communities Scotland in 2001 (blue).
Figure 1: Present Housing Market Areas (2001 and 2008/09) and the Greater Dundee
Housing Market Area (2001)

© Crown copyright and database right
2012. All rights reserved. Ordnance Survey
Licence number 100023371
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Approach
3.
The refresh of housing market areas is necessary to ensure that the next TAYplanwide housing need and demand assessment can be prepared with the appropriate
geographical outputs. The exercise was undertaken jointly with housing and planning staff
from TAYplan Strategic Development Planning Authority and the four constituent councils
pooling expertise and resources.
Purpose of this Housing Market Area refresh
4.
The housing market areas agreed by local authorities in 2001 and 2008/09 and the
Greater Dundee Housing Market Area defined in 2001 by Communities Scotland (figure 1
above) form the start point for this refresh. The emphasis is on clarifying whether any
evidence exists to suggest this has changed. This refresh serves three purposes:
a) to determine whether any statistical evidence exists to warrant a change to present
housing market area boundaries in Figure 1 above;
b) to determine the extent and nature of any cross-boundary housing market areas
including the Greater Dundee Housing Market Area and any other cross-boundary
market areas within or crossing the TAYplan boundary; and,
c) to draw a full set of coherent functional market area boundaries across the TAYplan
region including any cross-boundary market areas.
Method
5.
The approach used several types of analysis reflecting the original Housing Market
Areas in Scotland: definition and review Volume 3: Guidance on market area definition
(2003) by Communities Scotland and the Scottish Government’s Housing Need and
Demand Assessment Guidance (2008). These analyses are:
A. Origin-based destination analysis – analysis of sasines data for 2008, 2009 and 2010
to understand the origins of house moves to destinations within the previously defined
housing market areas. This indicates levels of self-containment and the significance of
functional relationships with neighbouring authorities and market areas;
B. Triangulation – this analyses other housing stock, socio-economic and population data
to reinforce or question observations under the sasines analysis above; and,
C. Use of local knowledge – this uses the professional expertise and local knowledge of
the project team to interpret and justify the conclusions being drawn.

Specific analyses
Where people move to and where they move from
6.
Using the sasines data in a series of pie charts or bar graphs the exercise will try to
understand the following factors:
A. Local authority self-containment: Percentage and number of house moves within
each Local Authority and its constituent market areas by origin.
B. The extent of interaction between the market areas within the same authority:
Percentage and number of house moves by existing HMA that originate within that same
authority.
C. The extent of interaction between the market areas and other locations outwith the
local authority within and outside of TAYplan, particularly neighbouring areas:
Percentage and number of house moves to existing market areas that originate outwith
the authority.
The role of new build properties
7.
The majority of moves are within the existing stock but new build properties can
sometimes influence longer distance moves or prompt a new set of trends which are
significant:
A. The extent of sales purchased as new build in the 2008, 2009 and 2010 sasines
data: Percentage and number of new build property sales vs second hand sales.
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B. The scale and proportion of new build property sales by purchaser origin: The
proportions and number of new build property sales by origin within each housing market
area.
Cross-boundary interactions
8.
No housing market area is 100% self-contained as people who can buy property will
do so in various places for different reasons. This means that there are also some house
moves between housing market areas, including across local authority boundaries including
those which cross the TAYplan boundary. There is particular interest in understanding the
extent of the housing market area which includes Dundee City (previously the Greater
Dundee HMA 2001) and also any other cross-boundary issues.
Sasines data cleansing
9.
The sasines data was ‘cleansed’ prior to the analysis to remove errors and other
anomalies so that only those categorised as ‘person to person’/’2nd hand’ sales or ‘company
new build’ were included. All property sales below £10,000 were excluded to ensure that
incorrectly categorised deed changes and family transfers were not included. Similarly any
remaining entries that were suspected of being incorrectly categorised right to buys,
inheritance, legal changes, shared equity or block sales were excluded. Any entry which did
not have an origin was also excluded as this made it impossible to determine where the
origin of the move was. In some cases it was possible to use the information provided to
clarify the origin but where there were multiple locations with the same name these were
excluded to avoid doubt.

Consultation
10.
Prior to commencement: As part of a wider approach to gain some greater
consistency across Scotland TAYplan and the four councils sought views on the
methodology from Homes for Scotland and neighbouring authorities including the three other
Strategic Development Planning Authorities and the two National Park Authorities. This
occurred during late May and early June 2012 and resulted in no major changes to the
methodology
11.
Post refresh exercise: Once completed the paper was circulated to the wider
Housing Market Partnership which is made up of various groups and organisations with an
interest in housing issues. There is one for each local authority area and these were
consulted collectively for a two week period in late August 2012.

Page 7 of 40

Local Authority level movements
12.
The Scottish Government’s Housing Need and Demand Assessment Guidance
(2008) recognises that sometimes local authorities can represent housing market areas.
Previous work suggests this is not the case with several market areas within Perth &
Kinross, Angus and North Fife, and with Dundee City forming part of a larger cross-boundary
market area. This overview examines 2008, 2009 and 2010 sasines data to understand
whether this has changed.
Angus
13.
There were 4,571 moves to Angus (2008 to 2010) with a known origin. The majority
(3,111 or 68%) originated within Angus itself. Figure 2 (below) shows generally strong selfcontainment in housing market areas (HMAs) except for South Angus. Therefore Angus
continues to be made up of at least four functional housing market areas and there is no
evidence to suggest it has changed to become one single market area. The functional
relationships of North Angus HMA and South Angus HMA with areas outside of Angus
warrant further investigation.
Figure 2: Total Moves (2008 to 2010) to Angus HMAs originating within Angus HMAs
and outside of Angus
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North Fife
14.
There were 2,779 moves to North Fife during 2008 to 2010. The majority (1,555
moves or 56%) originated within North Fife itself. Figure 3 (below) shows that the housing
market areas have varying degrees of self-containment but that each market area is distinct
within North Fife. Therefore it is logical to continue to view North Fife as being made up of at
least two functional housing market areas. There is no evidence to suggest these have
become one single market area. Linkages with areas outside of North Fife warrant further
investigation.
Figure 3: Total Moves (2008 to 2010) to North Fife HMAs originating within North Fife
HMAs and outside of North Fife
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Perth & Kinross
15.
There were 5,529 moves to Perth & Kinross (2008 to 2010) with most (3,820 or 69%)
originating within Perth & Kinross itself. Figure 4 (below) continues to show that the present
5 housing market areas do not appear to share strong functional relationships with each
other, although the role of areas outside of Perth & Kinross will need to be investigated
further. There is no evidence to suggest that Perth & Kinross has changed to become on
single market area. Therefore Perth & Kinross should continue to be seen at least five
functional housing market areas with the potential for some to be cross-boundary.
Figure 4: Total Moves (2008 to 2010) to Perth & Kinross HMAs originating within Perth
& Kinross HMAs and outside of Perth & Kinross
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Dundee City
16.
Of the 5,450 moves to Dundee City (2008 to 2010) most (3,260 or 60%) originated
within Dundee City itself. This continues to show that Dundee City is not made up of
numerous housing market areas – although there may be distinct neighbourhood movement
patterns based on house price and residential offer. Figure 5 (below) also indicates a
significant relationship as 20% of moves originated in the other three TAYplan authorities. It
will be necessary to consider the significance of moves originating in Dundee City for nearby
areas in neighbouring local authorities. During the 2001 and 2008/09 exercises Dundee City
was considered to be one part of the larger Greater Dundee housing market area and this
still seems apparent although its extent requires further investigation.
Figure 5: Total Moves (2008 to 2010) to Dundee City originating within Dundee City
and outside of Dundee City
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Conclusion
17.
Therefore it is both logical and statistically appropriate to continue to recognise North
Fife, Angus and Perth & Kinross as being made up of several functional housing market
areas and there is no case to merge these at local authority level. There may be some
instances where market area cross local authority boundaries including the extent of the
Greater Dundee HMA. This reflects conclusions from similar exercises during 2001/02 and
2008/09.
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Highland Perthshire Housing Market Area (HMA)
18.
Over the period 2008 to 2010 there were 441 moves to Highland Perthshire HMA.
The sasines analysis (figure 6 below) shows that Highland Perthshire HMA is not strongly
self-contained with no individual locality being the origin for the majority of moves. The
largest share (44% of moves) originated within Highland Perthshire HMA itself (an increase
of 4 percentage points from the 2008/09 work).
19.
The scale of moves originating in neighbouring authorities or housing market areas is
comparatively weak (not exceeding 2%) in most cases. This is unsurprising for directly
neighbouring areas which are mountainous and sparsely populated. Moves originating in
Greater Perth HMA (6%) represent the largest share from any neighbouring area but this is a
1 percentage point fall compared with the 2008-09 work and is not significant enough to
suggest any merger between Highland Perthshire HMA and Greater Perth HMA. This is
reinforced by conclusions for Greater Perth HMA (below).
20.
Over 33% of all moves to Highland Perthshire HMA originate in places which do not
share a land boundary with Perth & Kinross – either in the rest of Scotland, the rest of the
UK or overseas. This illustrates that the area is subject to significant mobile demand but it
also reinforces the conclusion that it is not strongly self-contained. There is known to be a
strong retirement market in this area. Similarly there is also evidence the Highland
Perthshire includes a strong proportion of second homes, exceeding 20% in some areas.
21.
However, despite this lack of strong self-containment the market area is more
strongly self-contained than it was in 2008-09 when the last exercise was concluded. There
is also no convincing statistical evidence to suggest altering the market area boundary.
Therefore the Highland Perthshire Housing Market Area should remain as presently defined.
Figure 6: Moves to Highland Perthshire HMA (2008 to 2010) by origin
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Strathearn Housing Market Area (HMA)
22.
Over the period 2008 to 2010 there were 770 moves to Strathearn HMA. The sasines
analysis (figure 7 below) shows that Strathearn HMA is broadly self-contained with the
majority (53% of moves) originating within Strathearn HMA itself (a 10 percentage point
increase from the 2008/09 work). Therefore Strathearn has become more self-contained
than at the last exercise, although it is not a totally self-contained market area.
23.
The scale of moves originating in neighbouring authorities or housing market areas is
comparatively weak (generally not exceeding 2%). This shows a generally weak crossboundary relationship which does not suggest the need to amend the present boundary.
However, moves originating in Greater Perth HMA and in the Stirling and Clackmannanshire
HMA account for 9% and 7% of all moves respectively.
24.
For moves originating in Greater Perth HMA (9%) this represented a 3 percentage
point increase from 2008/09 work. It is unsurprising that there are movements from Greater
Perth given the A9/rail corridor and proximity of Auchterarder in particular to labour markets
in Perth. However, this scale of moves and similar analyses for Greater Perth HMA (below)
do not provide persuasive evidence that Greater Perth and Strathearn HMAs should merge.
25.
The moves originating in Stirling and Clackmannanshire HMA fell by 3 percentage
points compared with 2008/09 work. This combined with the increased level of selfcontainment does not immediately present any evidence to merge Stirling and
Clackmannanshire HMA with Strathearn HMA. However, work for Stirling and
Clackmannanshire Councils concluded that the Stirling and Clackmannanshire HMA
included the Strathearn HMA villages of Braco and Greenloaning and so more detailed
examination of this has been carried out below in Figure 8.
26.
Just over 25% of all moves to Strathearn HMA originate elsewhere in places which
do not share a land boundary with Perth & Kinross – either in the rest of Scotland, the rest of
the UK or overseas. This represents an 8 percentage point fall compared with the work from
2008-09. This illustrates that the area continues to be subject to significant mobile demand.
Figure 7: Moves to Strathearn Housing Market Area (2008 to 2010) by origin
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Braco and Greenloaning
27.
Braco and Greenloaning are villages situated in the southwest of Perth & Kinross and
are presently located within the Strathearn HMA. Work for Stirling and Clackmannanshire
Councils suggested that these localities were part of the Stirling & Clackmannanshire HMA.
Both settlements are very close to Dunblane in Stirling Council area and are both situated
along the A9 road/rail corridor.
28.
To test this origin-based containment analysis was undertaken using sasines for the
two data zones which contain Braco (S01004991) and Greenloaining (S01004987). The
conclusions of this exercise are set out in Figure 8 below.
29.
There were 24 moves to the two Greenloaning and Braco data zones during the
period 2008 to 2010. 10 moves (about 42%) originated in the Stirling & Clackmannanshire
HMA and 8 moves (33%) originated in Strathearn HMA. The remaining 25% originated in the
rest of Scotland and the rest of the UK. Although there is nearly a 10 percentage point
difference in the moves originating in Strathearn HMA vs Stirling and Clackmannanshire
HMA this is actually equivalent to just 2 house moves over three years.
30.
It is clear that this part of Strathearn HMA has some functional relationship with the
Stirling & Clackmannanshire HMA. This is unsurprising given its proximity and the presence
of national road and rail routes in the area. However, the scale of the difference does not
provide compelling enough statistical evidence to suggest that the original conclusion by
Perth & Kinross Council in 2008/09 have changed. Therefore this locality should not be
merged with the Stirling & Clackmannanshire HMA. However, this locality is not strongly self
contained and continues to see distinct functional relationships with Stirling &
Clackmannanshire HMA. Therefore Braco and Greenloaning are considered to be part of the
Strathearn HMA but future policy will need to recognise the cross-boundary relationships.
Figure 8: Moves to Braco/Greenloaning (in Strathearn HMA) (2008-10) by general
origin
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Kinross Housing Market Area (HMA)
31.
Over the period 2008 to 2010 there were 425 moves to Kinross HMA. The sasines
analysis (figure 9 below) shows that Kinross HMA is not strongly self-contained with no
individual locality making up the origin for the majority of moves. The largest share (44% of
moves) originated within Kinross HMA itself (a 1 percentage point increase from the 2008/09
work).
32.
The scale of moves from neighbouring authorities or housing market areas is
comparatively minor. Movements originating in neighbouring Clackmannanshire and the
Greater Perth HMA (4% and 6% respectively) are not sufficient to warrant the merger of
either locality with Kinross HMA. In both instances the proportion of moves has barely
changed since 2008-09.
33.
The relationship with neighbouring Fife is significant with 22% of all moves to Kinross
HMA between 2008 and 2010 originating there. Further investigations are set out below to
evaluate the significance of this at market area level.
34.
Nearly 20% of all moves to Kinross HMA originate elsewhere in places which do not
share a land boundary with Perth & Kinross – either in the rest of Scotland, the rest of the
UK or overseas. This illustrates that the area is subject to significant mobile demand.
Figure 9: Moves to Kinross Housing Market Area (2008 to 2010) by origin
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Kinross HMA and market areas in neighbouring Fife
35.
This analysis considers whether or not Kinross HMA should merge with any
neighbouring market areas in Fife. The original sasines analysis (above) has been presented
in Figure 10 (below) grouped this time by housing market areas in neighbouring authorities.
Moves from all origins which do not share a boundary with Kinross HMA are grouped into
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‘other locations’. As previously concluded the scale of moves provides no statistical evidence
to suggest that Kinross HMA should merge with Greater Perth HMA or with Stirling &
Clackmannanshire HMA.
36.
Although 22% of moves (2008 to 2010) to Kinross HMA originated in Fife (87
moves), Figure 10 (below) shows that 24 moves originated in St Andrews and North East
Fife HMA which does not shares a land boundary with Kinross HMA. The remainder is split
between the three neighbouring Fife market area: 12 moves (3%) originated in Cupar &
North West Fife HMA, 19 moves (4%) originated in Kirkcaldy, Glenrothes & Mid Fife HMA
and 32 (8%) originated in Dunfermline & West Fife HMA. The scale of these movements in
each case does not provide any compelling evidence to suggest that Kinross HMA should
merge with one of its neighbouring Fife market areas. However, it is clear that Kinross HMA
shares some market relationship with neighbouring areas which is unsurprising given their
close proximity on the A90 and A92 corridors and other roads.
37.
Therefore Kinross HMA continues to form an appropriate geography to represent the
functional market area with the recognition that it is not strongly self contained.
Figure 10: Moves to Kinross HMA (2008 to 2010) by origin (refined by HMAs of
neighbouring authorities (extracted segments have no land boundary with Kinross HMA)
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Cupar & North West Fife
38.
Over the period 2008 to 2010 there were 1,033 moves to Cupar & North West Fife
Housing Market Area (HMA). The sasines analysis (figure 11 below) shows that Cupar &
North West Fife HMA is broadly self-contained with the majority of moves (53% of moves
2008 to 2010) originated within Cupar & North West Fife HMA itself (a 5 percentage point
increase from the 2008/09 work).
39.
25% of moves originated in the other three Fife HMAs combined. However, despite
the notable scale of these movements they are not significant enough to suggest that any of
the present market areas in Fife should be merged with Cupar & North West Fife HMA.
40.
The scale of moves originating in the three TAYplan local authorities does not
exceed 4% in any individual case. Only Perth & Kinross shares a direct land boundary.
Closer analysis looking at origins in Greater Perth HMA and in Kinross HMA (above) does
not reveal any statistical evidence that these market areas should merge with Cupar & North
West Fife HMA. Similarly more in-depth analysis to understand the relationships between
Newburgh and Perth found no statistical evidence to suggest that this should become part of
the Greater Perth HMA.
41.
16% of all moves to Cupar & North West Fife HMA originate elsewhere in either the
rest of Scotland, the rest of the UK or overseas. This illustrates that the area is subject to
some mobile demand.
42.
However, there is no evidence to suggest that the Cupar & North West Fife HMA
boundary should change.
Figure 11: Moves to Cupar and North West Fife HMA (2008-10) by origin
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North Angus Housing Market Area (HMA)
43.
Over the period 2008 to 2010 there were 1,239 moves from know origins where
North Angus HMA was the destination. The sasines analysis (figure 12 below) shows that
North Angus HMA is broadly self-contained with the majority of moves (63%) originating in
North Angus itself (a 1.7 percentage point increase from the 2008/09 work). Therefore North
Angus has become more self-contained as a market area.
44.
The moves originating within Angus and in neighbouring TAYplan authorities are
comparatively weak (not exceeding 3% of all moves. This does not suggest that North
Angus should merge with any of these areas.
45.
11% of moves to North Angus HMA originate elsewhere in places which do not share
a land boundary with Angus – either in the rest of Scotland, the rest of the UK or overseas.
This illustrates that the area is subject to some mobile demand.
46.
13% of all moves to North Angus originated in Aberdeenshire and 5% from Aberdeen
City (a 4% percentage point combined increase from 2008/09 work). It is unsurprising to see
moves between these areas as Montrose and Brechin in North Angus are well connected
with the A90/A92/East Coast Mainline within easy reach of nearby settlements in southern
Aberdeenshire and Aberdeen City. Previous work in 2008/09 also recognised this but
considered that it was not significant enough to warrant a merger of the market areas. The
limited change here reinforces that conclusion. It would also be impractical merge North
Angus with the Aberdeenshire HMA. The later is a very large rural market area stretching
from Laurencekirk as far north as Fraserburgh and Banff. It was drawn this widely because
there was considered to be insufficient statistical evidence to break it into smaller
components. It is clear that North Angus does not share functional market relationships with
many of the other parts of the Aberdeenshire HMA. Therefore from a statistical and a
practical perspective the North Angus HMA should remain as presently defined. However, it
is clear that significant cross-boundary relationships will continue to exist and policy will need
to consider these.
Figure 12: Moves to North Angus HMA (2008-10) by origin
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East Angus Housing Market Area (HMA)
47.
Over the period 2008 to 2010 there were 996 moves to East Angus HMA. The
sasines analysis (figure 13 below) shows that East Angus HMA is strongly self-contained
with 75% of moves having originated within East Angus HMA itself (a 5.5 percentage point
increase from the 2008/09 work).
48.
Moves originating in other Angus housing market areas and in local authorities which
share a boundary with Angus each represent less than 4% of moves. In any case East
Angus HMA only shares borders with the other market areas in Angus. If considering
Dundee City and South Angus together this still only constitutes 8% of all moves to East
Angus during this period.
49.
8% of all moves to East Angus HMA originate elsewhere in places which do not
share a land boundary with Angus – either in the rest of Scotland, the rest of the UK or
overseas. This illustrates that the area is subject to comparatively limited mobile demand,
some of which could be affected by second home ownership in the area or military
deployments based at RM Condor in Arbroath where there are approximately 1,000 military
personnel plus dependents.
50.
There is no evidence to suggest that East Angus should merge with other housing
market areas. Therefore the East Angus HMA should remain as it presently is.
Figure 13: Moves to East Angus HMA (2008-10) by origin
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West Angus Housing Market Area (HMA)
51.
Over the period 2008 to 2010 there were 1,046 moves to West Angus HMA. The
sasines analysis (figure 14 below) shows that West Angus HMA is strongly self-contained
with 66% of moves originating within West Angus HMA itself (a 6.3 percentage point
increase from the 2008/09 work).
52.
Moves originating in neighbouring authorities and housing market areas are not
sufficiently significant, generally not exceeding 4%, to suggest any merger between market
areas. More detailed analysis or moves originating in Perth & Kinross is not sufficient to
suggest that there is any strong functional market relationship between there and West
Angus HMA along Strathmore. This is reinforced by analysis for Strathmore & Glens HMA
(below).
53.
Both Dundee City and South Angus represent the largest single origin for moves
which neighbours West Angus HMA (11% in total). However, this is not sufficient to suggest
a merger of the two. More detailed boundary analysis between South Angus and West
Angus HMAs is set out in work for South Angus HMA and the Greater Dundee HMA below
54.
8% of all moves to West Angus HMA originate elsewhere in places which do not
share a land boundary with Angus – either in the rest of Scotland, the rest of the UK or
overseas. This illustrates that the area is subject to comparatively small levels of mobile
demand. Some of this may be accounted for by the comparatively high levels of second
homes in the Angus Glens for example.
55.
Overall these are no evidence to conclude that the present market area boundary is
incorrect. Therefore the West Angus HMA should remain.
Figure 14: Moves to West Angus HMA (2008-10) by origin
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Strathmore & Glens Housing Market Area (HMA)
56.
The Strathmore & Glens HMA was previously known as Eastern HMA. Over the
period 2008 to 2010 there were 607 moves to Strathmore & Glens HMA. The sasines
analysis (figure 15 below) shows that Strathmore & Glens HMA is not strongly self-contained
with no individual locality making up the origin for the majority of moves. The largest share
(45%) originated within Strathmore & Glens HMA itself (a 4 percentage point increase from
the 2008/09 work).
57.
The number of moves from authorities neighbouring Perth & Kinross such as
Aberdeenshire and Highland; or housing market areas within Perth & Kinross such as
Highland Perthshire are comparatively minor. This small scale indicates that they do not
share a strong statistical relationship with Strathmore & Glens HMA. This may be explained
by the relatively sparse population in those areas. Movements originating in neighbouring
Greater Perth HMA (13% - 2 percentage points higher than from the 2008/09 work) are not
sufficient to warrant the merger of both market areas.
58.
There are also some moves to Strathmore & Glens HMA which originated in
neighbouring Angus (9%) and Dundee City (5%). Although this scale is not significant
enough to warrant merger of the housing market areas it will be important to examine the
geographical concentration of this to understand the extent of any cross-authority functional
relationships with areas in these local authorities.
59.
Nearly 16% of all moves to Strathmore & Glens HMA originate elsewhere in places
which do not share a land boundary with Perth & Kinross – either in the rest of Scotland, the
rest of the UK or overseas. This illustrates that the area is subject to some mobile demand.
However the principal functional relationships appear to be with localities which share a land
boundary.
Figure 15: Moves to Strathmore & Glens HMA (2008-10) by origin
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Strathmore & Glens and Adjacent Housing Market Areas
60.
Overall there is no significant evidence to conclude that the present market area
boundary is incorrect; but, it will be important to examine the geographical significance of
moves originating in Greater Perth HMA, West Angus HMA and Dundee City and South
Angus parts of the Greater Dundee HMA.
61.
Figure 16 (below) presents the same sasines analysis grouped this time by
neighbouring market areas. As previously concluded there is no evidence to suggest that
Strathmore & Glens HMA should be merged with localities in Aberdeenshire, Highland or
any of the other Perth & Kinross HMAs including Greater Perth.
62.
Moves originating in Angus have been broken down into the Angus HMAs to which
they apply. Strathmore & Glens HMA shares land boundaries with West Angus, South
Angus and Dundee City (The later two have been presented as the Dundee and South
Angus HMA). These represent 4% and 7% respectively of all moves. The relationship with
Greater Perth is stronger and this is considered not to present any substantial justification for
a boundary amendment. However, further analysis below investigates the extent to which
the moves originating in Dundee City and South Angus and in the West Angus HMA are
concentrated in settlements close to the boundaries with those areas. This is because these
moves could represent a significant proportion of moves at settlement level which may have
an influence on the Strathmore & Glens housing market are boundary.
Figure 16 Moves to Strathmore & Glens HMA (2008 to 2010) by origin (refined by
HMAs of neighbouring authorities
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Strathmore & the Glens Settlements Analysis
63.
This analysis is to understand the extent of any cross-boundary relationships
between settlements in Strathmore & Glens HMA with the Greater Perth HMA and with
those settlements in West Angus HMA and the Dundee and South Angus parts of the
Greater Dundee HMA. Figure 17 (below) shows the moves to each named Strathmore &
Glens settlement and the origin of those moves between 2008 and 2010. It excludes moves
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originating other market areas and council areas. The origin locations have been colour
coded to represent the housing market area where those origin settlements are considered
to be.
64.
Figure 17 shows that the vast majority of all moves to Strathmore & Glens HMA are
to Blairgowrie/Rattray. Most of these originate within Blairgowrie/Rattray itself or other
settlements within Strathmore & Glens HMA. It is clear therefore that Blairgowrie/Rattray is
part of the Strathmore & Glens HMA.
65.
There were fewer than five moves each to Ardler, Bridge of Cally, Caputh, Kettins,
Meigle and Meiklour for the period 2008 to 2010. This provides no evidence to suggest that
these settlements are no longer be part of the Strathmore & Glens HMA.
66.
The small number of moves to Alyth (14 between 2008 and 2010) make it difficult to
judge any numerical significance. However, the majority of moves originate in
Blairgowrie/Rattray or other settlements considered part of Strathmore & Glens HMA. The
influence of other housing market areas appears more limited and so this does not provide
any evidence to suggest that Alyth is part of another housing market area. Therefore Alyth is
considered to be part of the Strathmore & Glens HMA.
Figure 17: Moves to settlements in Strathmore & Glens HMA by origin
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This analysis reinforces the original conclusion that Strathmore & Glens HMA does
67.
not have a strong or significant functional relationship with localities in the West Angus HMA.
It also clarifies that the majority of localities previously considered to be part of the
Strathmore & Glens HMA should continue to be considered as such.
68.
However, it is not clear from this analysis which market area Coupar Angus is part of
because moves to this settlement originate in similar proportions from Greater Perth HMA
and from the Dundee City and South Angus parts of the Greater Dundee HMA. More
detailed analysis on Coupar Angus is set out below.
Coupar Angus Analysis
69.
The objective of this analysis is to understand which housing market area Coupar
Angus is best located within. Previously it was part of Strathmore & Glens HMA. This
analysis focuses on the origins of all moves to Coupar Angus during 2008 to 2010.
70.
During this period there were 63 moves to Coupar Angus (50 took place in 2008).
Figure 18 (below) shows that 18 of the 63 moves originated ‘elsewhere’ - in market areas
which do not share a land boundary with Strathmore & Glens HMA where Coupar Angus is
presently situated. The investigation therefore focuses on the remaining 45 moves during
2008 to 2010.
71.
These 45 moves are shown by origin settlement grouped by housing market area
(represented by different colours) in Figure 18 below. Of these 45 moves:
 10 (just under 23%) originated within Coupar Angus itself;
 1 originated in West Angus HMA;
 9 originated in the Dundee City and South Angus part of the Greater Dundee HMA;
 10 originated elsewhere in Strathmore & Glens HMA (including 6 in neighbouring
Blairgowrie/Rattray); and
 15 originated in the Greater Perth HMA.
Figure 18 Moves to Coupar Angus (2008 to 2010) by origin town in Strathmore &
Glens (Red), Greater Perth HMA (Green), Dundee and South Angus HMA (Blue), West
Angus HMA (Yellow) and Elsewhere (Orange)
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72.
West Angus: This evidence suggests that there is no distinct functional relationship
between Coupar Angus and West Angus HMA along Strathmore and therefore Coupar
Angus would not be considered part of the West Angus HMA.
73.
Other market areas: The largest number of moves to Coupar Angus originated in
Greater Perth HMA (green) and in Coupar Angus itself (purple). However, Coupar Angus
also shares similarly strong functional relationships with the Dundee City and settlements in
South Angus HMA (dark blue) and also with the rest of the Strathmore & Glens HMA (red).
The numerical difference between these latter two is one house move over three years. The
difference between these and the Greater Perth HMA is 6 and 7 moves respectively over
three years. In each case the number of moves exceeds 10% of the total number of moves
to Coupar Angus. Therefore Coupar Angus is not totally self-contained and it cannot easily
be said that Coupar Angus should conclusively sit in a different HMA.
74.
Role of new build: More detailed analysis focused on new build properties, as
suggested in the original Housing Market Areas in Scotland: definition and review Volume 3:
Guidance on market area definition (2003). The 10 moves to new build properties in Coupar
Angus during 2008, 2009 and 2010 originated as follows:
 4 from Blairgowrie/Rattray (Strathmore & Glens HMA);
 3 from Coupar Angus;
 1 from the Dundee City and South Angus part of the Greater Dundee HMA;
 1 from elsewhere;
 1 from Greater Perth HMA;
75.
This small number of moves to new build suggests that Blairgowrie/Rattray in
Strathmore & Glens HMA has the strongest relationship but again, with such a small number
of moves it would be beneficial to have further evidence. This provides no evidence that the
previous conclusions have now changed.
76.
Reciprocal movements: This uses destination-based analysis to understand the
extent to which moves to places in Strathmore & Glens HMA, Greater Perth HMA and
Dundee City and South Angus HMA; originated in Coupar Angus. This used sasines 2008,
2009 and 2010 to give some additional sense of the functional relationships between Coupar
Angus and these HMAs. During 2008 to 2010 there were:
 11 moves to Greater Perth HMA that originated in Coupar Angus;
 8 moves to the Dundee City and South Angus part of the Greater Dundee HMA that
originated in Coupar Angus; and,
 29 moves to Strathmore & Glens HMA that originated in Coupar Angus.
77.
This would seem to show a very similar number of moves originating in Coupar
Angus destined for Greater Perth HMA and Greater Dundee HMA but a much larger number
(more than both combined) were destined for other locations in Strathmore & Glens HMA.
This provides no evidence that the previous conclusions have now changed.
78.
Overall: Collectively the analysis of origin-based containment, new build origin-based
containment and reciprocal relationships (destination-based analysis) present a clearer
picture. There is no persuasive statistical evidence to support the conclusion that Coupar
Angus should be considered either part of the Greater Dundee HMA or part of the Greater
Perth HMA. The evidence continues to suggest that Coupar Angus is part of the Strathmore
& Glens HMA. However, Coupar is not strongly self-contained and therefore future policy
decisions will need to consider the potential market consequences on both Greater Perth
and Greater Dundee HMAs; including market trends and consumer choice may alter which
market area Coupar Angus is part of in the future.
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Greater Perth Housing Market Area (HMA)
79.
Over the period 2008 to 2010 there were 3,296 moves to Greater Perth HMA. The
sasines analysis (figure 19 below) shows that Greater Perth is strongly self-contained with
Greater Perth HMA itself being the origin for 68% of moves (a 5 percentage point increase
from the 2008/09 work).
80.
Greater Perth HMA shares some market relationships with most authorities
neighbouring Perth & Kinross and housing market areas within Perth & Kinross. This is
unsurprising as Perth is the largest settlement in the area and the largest concentration of
people, jobs and services. However, despite this these market relationships are relatively
insignificant each representing the origins of 3% or fewer moves to Greater Perth HMA. The
exception is Dundee City - the origin for around 5% of all moves to Greater Perth HMA.
Although this is not significant enough to suggest a merger of these two market areas it will
be important to establish any geographical significance for this. This is because the Greater
Perth HMA also contains the Gowrie HMA (the Greater Dundee HMA within Perth & Kinross)
which was merged with Greater Perth HMA for Development Plan (See the Greater Dundee
HMA section below).
81.
11% of all moves to Greater Perth HMA originate in authorities which do not share a
land boundary with Perth & Kinross – either in the rest of Scotland, the rest of the UK or
overseas. This represents a 6 percentage point fall compared with 2008/09 work and
illustrates that the area has been subject to a falling level of mobile demand; perhaps
influenced by the fall in new build output and/or the reduction in job security which often
provides the motive for longer distance movers.
82.
There is no evidence to suggest that the Greater Perth HMA boundary should
change.
Figure 19: Moves to Greater Perth HMA (2008-10) by origin
Strathmore & Glens
HMA, 71, 2%
Rest of UK, 93, 3%

Overseas, 18, 1%
Stirling, 27, 1%
Highland, 33, 1%

Rest of Scotland
246, 7%

Clackmannanshire, 10,
0%

Greater Perth HMA,
2260, 68%

Argyll & Bute, 9, 0%
Aberdeenshire, 23, 1%

Fife, 90, 3%

Angus, 76, 2%
Dundee City
151, 5%
Strathearn HMA, 97, 3%
Kinross HMA, 32, 1%
Highland Perthshire
HMA, 59, 2%

Page 24 of 40

St Andrews and North East Fife Housing Market Area (HMA)
83.
Over the period 2008 to 2010 there were 1,746 moves to St Andrews and North East
Fife HMA. The sasines analysis (figure 20 below) shows that St Andrews and North East
Fife is not strongly self-contained with no locality representing the origin for the majority of all
moves. The largest share (45% of moves) originated within St Andrews and North East Fife
HMA itself (a 4 percentage point decrease from the 2008/09 work).
84.
The number of moves from other TAYplan authorities and other Fife housing market
areas is comparatively minor and in no single case presents a substantial suggestion that
this HMA should merge with one of its neighbours. However, the 5% of moves originating in
Dundee City will need to be investigated to understand the influence of Dundee in relation to
the Newport, Tayport and Wormit area. This area of Fife was defined as part of the Greater
Dundee HMA in 2001 by Communities Scotland and recognised as such in 2008/09.
85.
38% of all moves to St Andrews and North East Fife HMA originate elsewhere in the
rest of Scotland, the rest of the UK or overseas. Although this suggests a strong degree of
mobile demand it is worth emphasising the role St Andrews University and RAF Leuchars.
Similarly these is a comparatively high level of second home ownership, particularly in the
East Neuk of Fife. These have the potential to attract buyers who would not necessarily
originate in more local markets. The comparatively high average house prices in this area
may also influence the extent of local movements. Nevertheless this indicates a relatively
strong influence of mobile demand.
86.
With the exception of more detailed analysis of moves originating in Dundee City
there is no evidence to suggest that the St Andrews and North East Fife HMA boundary
should change.
Figure 20: Moves to St Andrews & East Fife HMA (2008-10) by origin
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South Angus Housing Market Area (HMA)
87.
In 2001 and subsequently in 2008/09 South Angus was concluded to be part of a
larger housing market area along with Dundee City. The Dundee and Angus Structure Plan
(2002) focussed on the Dundee and South Angus HMA part of this area. This contained the
southern part of Angus and the whole of Dundee City.
88.
Over the period 2008 to 2010 there were 1,042 moves to South Angus HMA. The
sasines analysis (figure 21 below) shows that South Angus on its own is not strongly selfcontained with no individual locality making up the origin for the majority of moves.
89.
The largest individual share of moves (46%) originated in South Angus itself with
29% originating in Dundee City. Together these are the largest individual movements which
combine to represent 75% of all moves over the 2008-2010 period. This represents a 5.1
percentage point increase for moves originating in South Angus and a 7.1 percentage point
decrease in moves originating in Dundee City compared with 2008/09 work. It is unsurprising
to see these types of changes because the 2008/09 exercise was examining house moves
at the peak of the market and this more recent exercise considers the post economic
downturn. In particular there has been a fall in new build which had previously been a
significant driver for moves originating in Dundee City. However, despite these changes
these two neighbouring areas continue to represent the overwhelming majority of moves
within South Angus and the proportions have not changed to an extent that would justify the
exclusion of Dundee as part of the same functional market area. Therefore South Angus
should continue to be considered part of the same housing market area as Dundee City.
90.
The level of moves originating in neighbouring market areas and local authorities or
in the rest of Scotland, rest of the UK or overseas are not significant enough to suggest that
these areas ought to be merged with South Angus. However, the Greater Dundee HMA
section will examine the extent of the Greater Dundee HMA into Perth & Kinross and Fife.
Figure 21: Moves to South Angus HMA (2008-10) by origin
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Greater Dundee Housing Market Area (HMA)
91.
In 2001 Communities Scotland defined the Greater Dundee Housing Market Area,
along with those for the other three major Scottish cities. They did so using Census output
areas; a sub-local authority geography. The Greater Dundee HMA covered the entirety of
Dundee City and stretched west along the Carse of Gowrie into Perth & Kinross, east and
north into Angus and south across the River Tay into the north part of Fife. This geography
recognised the functional extent of the Greater Dundee housing market area and that the
urban area itself extends beyond the administrative boundaries of the city (see figure 22
below).
Figure 22: Greater Dundee HMA 2001 as defined by Communities Scotland

© Crown copyright and database right 2012. All rights reserved. Ordnance Survey Licence number 100023371

92.
The three separate Structure Planning areas that preceded TAYplan recognised the
consequences of this. The Dundee and Angus Structure Plan (2002) covered most of this
geography which became known as the Dundee and South Angus Housing Market Area for
the 2002 Structure Plan. Perth & Kinross continued to recognise the eastern end of the
Carse of Gowrie as ‘Gowrie HMA’ which was absorbed into the Greater Perth HMA for
practical reasons. Fife continued to recognise the Greater Dundee HMA within North Fife but
this was absorbed into the St Andrews and East Fife HMA for Development Plan purposes.
93.
In 2009 when TAYplan SDPA commenced operations many local authorities had
already begun their HNDA exercises and defined market areas. Differences in the sub-local
authority geographies used made compatibility difficult and raised some contentions issues.
This HMA refresh work in 2012 presents the opportunity to examine new statistical evidence
using a common methodology.
Defining the Greater Dundee HMA
94.
The Housing Market Areas in Scotland: definition and review Volume 3: Guidance on
market area definition (2003) by Communities Scotland suggests that it is reasonable to
assume that localities where 10% of moves originate in a neighbouring major urban area are
part of the same market area. This serves as a useful start point for beginning to define the
extent of the Greater Dundee HMA.
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Figure 23 shows that settlements with 10% or more moves originating in Dundee City
95.
include Dundee City itself and some of the settlements along the Carse of Gowrie (from
Invergowrie and Longforgan through to Glencarse and St Madoes). Some of these
settlements had previously been identified as a market area called ‘Gowrie HMA’ defined by
Arneil & Johnston Consultants from Perth & Kinross Council in 2008/09. Other localities are
in South Angus including Carnoustie, Monifieth, Newtyle, Muirhead/Birkhill and Wellbank.
These locations are within the South Angus HMA and had previously been considered to be
part of the same market area as Dundee City. Coupar Angus is presently within the
Strathmore & Glens HMA although 10% of moves there originated in Dundee City. At least
10% of moves to Newport, Tayport and Wormit in North Fife originated in Dundee City and
this continues to reflect the position recognised in 2001 and in 2008/09.
Figure 23: Locations where 10% or more of buyers originated in Dundee City

Notes: NRS localities are those defined by the National Records Scotland (formerly General Register Office Scotland)

96.
Although 10% is considered significant by the guidance it is also important to
investigate whether moves originating elsewhere, including the locality itself, are more
dominant or not. Therefore further analysis has been carried out to understand whether or
not these settlements and localities are part of the Greater Dundee HMA or whether they are
part of other market areas. Listed below are five more detailed analyses that provide the
evidence:
1. Moves to Dundee City and where they originate;
2. Carse of Gowrie Settlements and Greater Perth HMA;
3. Coupar Angus and Strathmore & Glens HMA;
4. South Angus and the extent of this area; and
5. Newport, Tayport and Wormit and the St Andrews & North East Fife HMA.
1: Moves to Dundee City and where they originate
97.
Figure 24 (below) shows that 60% of the 5,450 moves to Dundee City during 2008 to
2010 originated within Dundee City itself. 20% of moves collectively originated from other
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TAYplan authorities, all of which share a land boundary - or in the case of Fife, a bridge link,
with Dundee City. This is collectively significant. When examined in more detail the majority
(619 or 11%) originated in Angus. This is unsurprising as Angus shares by far the largest
land boundary with Dundee City. 217 moves or 4% originated in Perth & Kinross and 256 or
5% originated in Fife. The moves from neighbouring TAYplan authorities and the rest of
Scotland or outside of Scotland are of a similar scale. Although Dundee City has a large
student population these are generally unlikely to be picked up in the sasines data as they
tend to rent rather than purchase property. However, this shows that Dundee shares its most
distinct relationships with its immediate neighbours with some mobile demand.
98.
More detailed analysis below will examine the extent of moves out of Dundee City
into its surroundings. This is particularly important as many large urban areas are attractors
of mobile demand but see movements of resident population out to their surroundings.
Figure 24: Moves to Dundee City (2008-10) by origin
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2: Carse of Gowrie Settlements and Greater Perth HMA
99.
This analysis examines the origin of moves to Carse of Gowrie settlements using
sasines data from 2008 to 2010. The key issue to understand for each settlement and
locality is whether the statistical evidence suggests that it is part of the Greater Perth HMA or
the Greater Dundee HMA.
100. The Greater Dundee HMA 2001 defined by communities Scotland covered the
eastern Carse of Gowrie including the settlements of Invergowrie/Kingoodie, Longforgan and
Inchture. Rait, Errol (including Grange), Glencarse, Kinfauns and St Madoes were not part of
the Greater Dundee HMA. Subsequent work in 2008/09 included the same settlements in
the Greater Dundee HMA; however, this was named ‘Gowrie HMA’ for the part within Perth
& Kinross. The same exercise found that in 2008/09 Errol had become part of the Gowrie
HMA.
101. Figure 25 below shows the origin of moves to each of the main settlements along the
Carse of Gowrie. It includes all moves which originated in other settlements along the Carse
of Gowrie within other parts of the Greater Perth HMA and Dundee City and Monifieth
(Dundee and South Angus HMA). There are no moves to the Carse of Gowrie which have
been excluded from this analysis. Moves originating in other locations not mentioned here
were grouped as ‘Elsewhere’ and excluded from this graph.
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Figure 25: Moves to settlements in the Carse of Gowrie (2008 to 2010) by origin
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102. Invergowrie/Kingoodie: Invergowrie and Kingoodie are displayed jointly because
they are considered to be part of the same settlement. The vast majority of moves to
Invergowrie/ Kingoodie originated in the Dundee City and Monifieth (dark blue) or within
Invergowrie/ Kingoodie themselves (yellow). A small number of moves originated in
Longforgan (orange) and Inchture (red). This suggests that Invergowrie/Kingoodie are
strongly influenced by neighbouring Dundee and this is consistent with the 2001
Communities Scotland work and 2008/09 work for Perth & Kinross Council. This is also
unsurprising as these settlements form part of the Dundee urban area.
103. Longforgan: The largest share of moves to Longforgan originated in Dundee City
and Monifieth (dark blue) with a smaller number originating in Longforgan itself (orange). A
small number also originated in Invergowrie/Kingoodie (yellow). A similar number to those
originating in Longforgan also originated in Inchture (red). This again suggests a strong
relationship functional relationship with nearby Dundee City and Monifieth. When
considering the conclusions already drawn for Invergowrie/Kingoodie this shows that the
majority of moves to Longforgan originated in areas already considered to be part of the
same housing market area as Dundee City and also Longforgan itself. The smallest number
of moves originated in Perth (light blue) and this suggested that Longforgan has a weaker
functional relationship with Greater Perth HMA. Therefore Longforgan is considered to be
part of the same housing market area as Dundee City. This is consistent with the 2001
Communities Scotland work and 2008/09 work for Perth & Kinross Council.
104. Inchture: The majority of moves to Inchture (over half) originated in the Dundee City
and Monifieth (dark blue). When these are considered alongside moves originating in
Invergowrie/Kingoodie (yellow) and Longforgan (orange) it shows that nearly 70% of moves
to Inchture originated in areas that are now considered to be in the same housing market
area as Dundee City. The next largest share of moves originated in Inchture itself (red).
Moves originating in Perth (light blue) and Errol (green) and Glencarse (purple) account for
less than 10% of all moves to Inchture. This strongly indicates that Inchture forms part of the
same housing market area as Dundee City. This is consistent with the 2001 Communities
Scotland boundary.
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105. Rait: There were two house moves to Rait during 2008 to 2010. One originated in
Errol (green) and the other in Dundee City and Monifieth (dark blue). In 2001 Rait was
considered not to form part of the Greater Dundee HMA and this continued in 2008/09. On
this basis with only two moves over three years it is not possible to conclude that this
situation has changed and therefore Rait continues to be considered as part of the Greater
Perth HMA and not as part of the same market area as Dundee City.
106. Kinfauns: There was a comparatively small number of moves to Kinfauns over the
2008 to 2010 period although the majority did originate in Perth (light blue). Previously
Kinfauns was considered to be part of the Greater Perth HMA and this continued to be the
case in 2008/09. This small number of moves, the fact that most originated in Perth and its
close proximity to Perth do not present any evidence to suggest that Kinfauns is part of the
same market area as Dundee City. Therefore Kinfauns continues to be considered as part of
the Greater Perth HMA.
107. Errol: Errol is mid way between Perth and Dundee. In 2001 it was not part of the
Greater Dundee HMA but in 2008/09 it was considered to be part of the Gowrie HMA (the
area of Perth & Kinross which forms part of the same market areas as Dundee City.
108. Errol experienced 101 moves (2008-10), the largest number of moves to any of the
named settlements in the Carse of Gowrie. 28 moves originated in Dundee City and
Monifieth (dark blue) or Carse of Gowrie settlements now considered part of the same
market area as Dundee City (Inchture - red, Invergowrie/Kingoodie - yellow and Longforgan
– orange). However, 40 moves originated within Perth or other settlements in the Carse of
Gowrie above which are no considered part of the Greater Perth HMA. 33 moves originated
in Errol itself. Although there is some market relationship between Errol and the areas
considered to be part of same market area as Dundee City there seems to be a stronger
market relationship with the Greater Perth HMA. Errol is therefore part of the Greater Perth
HMA. This is consistent with the 2001 Communities Scotland boundary for the Greater
Dundee HMA which at that time excluded Errol. However, it represents a change to the
2008/09 Arneil Johnston work for Perth & Kinross Council and a contraction of the then
‘Gowrie HMA’. This shows how settlements in close proximity to two larger urban areas can
experience degrees of influence from each which vary dependent on market circumstances
and consumer choice. Based on present information Errol is now part of the Greater Perth
HMA.
109. Glencarse: Glencarse was not part of the Greater Dundee HMA 2001 and this
continued to be the case in 2008/09. There were 14 moves to Glencarse between 2008 and
2010 which is equivalent to less than 5 per year. The vast majority originated in settlements
considered to be part of the Greater Perth HMA with only one move originating in areas
considered to part of the same market area as Dundee City. This limited number of moves
and the evidence itself suggests that there is no basis to suggest that Glencarse has
changed to become part of the same market area as Dundee City. Glencarse continues to
be seen as part of the Greater Perth HMA.
110. St Madoes: St Madoes was not part of the Greater Dundee HMA 2001 and this
continued to be the case in 2008/09. There were 16 moves to St Madoes between 2008 and
2010 which is equivalent to just over 5 per year. Over half of the 16 moves originated in
places considered to be part of the Greater Perth HMA including St Madoes itself. 6 of the
16 moves originated in Dundee City and Monifieth. This limited number of moves and the
evidence itself suggests that there is no basis to suggest that St Madoes has changed to
become part of the same market area as Dundee City. St Madoes continues to be seen as
part of the Greater Perth HMA.
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111. Overall: It is therefore clear that both the Greater Dundee HMA and the Greater
Perth HMA stretch along the Carse of Gowrie and they meet approximately halfway between
Dundee and Perth. On the basis of sasines data for 2008 to 2010 the Greater Perth HMA
extends to include Errol and that the Greater Dundee HMA extends to include Inchture.
Although this represents a slight contraction of the Gowrie HMA boundary from 2008/09 it
shows that the Greater Dundee HMA boundary drawn by Communities Scotland in 2001
remains robust in Perth & Kinross.
Figure 26: Map showing extent of the Greater Dundee HMA into the Carse of Gowrie

© Crown copyright and database right 2012. All rights reserved. Ordnance Survey Licence number 100023371

3: Coupar Angus and Strathmore & Glens HMA
112. Detailed analysis for Coupar Angus has been carried out in the Strathmore & Glens
HMA section above. This work concludes that there is some functional relationship between
Coupar Angus and Dundee City and other areas considered to be within the same market
area as Dundee City. However, the significance of the functional relationships between
Coupar Angus and the remainder of the Strathmore & Glens HMA are stronger. Therefore
Coupar Angus remains part of the Strathmore & Glens HMA.
4: South Angus HMA
113. The South Angus area has been shown to still be part of the same housing market
area as Dundee City reinforcing previous conclusions from 2001 and 2008/09. In both cases
the boundary of the South Angus HMA within Angus follows that of the Greater Dundee
HMA defined in 2001.
114. Analysis has shown that both East Angus HMA and West Angus HMA are strongly
self contained. Therefore there is no case for merger of either with South Angus. Similarly
there is no case for merger of South Angus HMA with Strathmore & Glens HMA.
115. Further analysis was carried out to examine moves to two large rural data zones
which are split by the current South Angus boundary. These data zones are shared between
South Angus HMA and West Angus HMA. These are:
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S01000636 includes Newbigging in west and Nether Hardwick and Milton in the East. It
also covers the edges of Newtyle, which is itself covered largely by data zone
S01000614 which is located entirely within data zone S01000636.
S01000632 includes Gateside, Inverarity and Kirkbuddo.

116. Figure 27, below, shows that there was a very small number of house moves to
these two areas between 2008 and 2010 – 3 to S01000636 and 5 to S01000632. The scale
of moves and evidence these present provides no basis to conclude that the boundary has
changed. In accordance with the methodology of this review and the results for the South
Angus HMA (see above), the most robust and defensible boundary for the Greater Dundee
HMA within Angus remains the boundary defined in 2001.
Figure 27: House moves to Angus Data zones S01000614, S01000632 and S01000636
(2008 to 2010) by origin housing market area
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5: Tay Coast in North East Fife (including Newport, Tayport and Wormit)
117. In 2001 the Greater Dundee HMA included Newport, Tayport and Wormit in North
Fife as well as some of the areas which surrounded them. Subsequent work in 2008/09
reinforced this conclusion. Figure 28, below examines the origins of moves to the data zones
which make up Tayport and Newport and Wormit and also the two data zones which
collectively form their surroundings; S01003012 (Balmerino & Gauldry) and S01003013
(Balmullo).
118. Figure 28 (below) shows that the majority of moves to Newport and Wormit
originated Newport and Wormit (32%) themselves or in other areas which are part of the
same housing market areas as Dundee City or other areas considered to be in the same
market areas as Dundee City (22%). This shows that Newport and Wormit on their own are
not strongly self-contained and that there is a significant functional relationship between the
market areas which includes Dundee City. A further 9% of moves originated in neighbouring
Tayport. 7% of moves originated in St Andrews and North East Fife HMA. This suggests that
Newport and Wormit continue to share a strong market relationship with other parts of the
market area which include Dundee City and a weaker relationship with the rest of St
Andrews and North East Fife HMA. This continues to show that there has been no change
and that Newport and Wormit form part of the same housing market area as Dundee City.
119. Figure 28 shows that the majority of moves to Tayport originated in Tayport itself
(38%) and Dundee City or other areas considered to be part of the same housing market
area as Dundee City (25%). This shows that Tayport on its own is not strongly self-contained
and that it continues to share strong market relationships with Dundee City and other areas
within the same market areas as Dundee City. 7% of moves originated in neighbouring
Newport and Wormit. 12% of moves originated in St Andrews and North East Fife HMA. This
suggests that Tayport continues to share a strong market relationship with other parts of the
market area which include Dundee City and a weaker relationship with the rest of St
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Andrews and North East Fife HMA. This continues to show that there has been no change
and that Newport and Wormit form part of the same housing market area as Dundee City.
120. Therefore Newport, Tayport and Wormit each have a strong market relationship with
the market area which includes Dundee City. This is significantly larger than the equivalent
functional relationships with St Andrews and North East Fife HMA. When combined this
shows that of all the moves to Tayport, Newport and Wormit 2008 to 2010; 43% originated
within Newport, Tayport or Wormit themselves and 23% within the market area which
contains Dundee City. A combined self-containment of 66%. Only 9% of moves originated in
St Andrews and North East Fife HMA. This continues to suggest that Newport, Tayport and
Wormit are also part of the market area which includes Dundee City.
121. Figure 28 also examines the origin of moves to the two data zones which surround
Newport, Tayport and Wormit; S01003012 (Balmerino & Gauldry) and S01003013
(Balmullo). Although there are some settlements here these data zones are both largely
rural. Of the 30 moves to the Balmerino and Gauldry data zone 18% of moves originated in
Balmerino and Gauldry themselves. 36% originated in Newport, Tayport and Wormit and
other areas forming the same market area as Dundee City. These two proportions far
exceed all others for locations sharing a land boundary. 12% of moves originated in St
Andrews and North East Fife HMA. Both the scale of movement and the evidence presented
do not provide any evidence to suggest that this area is no longer part of the market area
which includes Dundee City.
122. There were 8 moves to data zone S01003013 (Balmullo) (2008 to 2010); a sparsely
populated agricultural area south of Newport, Tayport and Wormit which includes a large
part of Tentsmuir Forest. Two moves originated in the Greater Dundee HMA (Newport part),
2 originated in St Andrews & North East Fife HMA and 4 elsewhere. This limited number of
moves and the evidence they present does not offer any reason to suggest that this area
has stopped being part of the market area which contains Dundee City. However, the similar
level of market relationship between parts of the Greater Dundee HMA and the St Andrews
& North East Fife HMA suggest that the boundary between the two is within this area.
Figure 28: Moves to data zones containing Tayport, Newport and Wormit; Balmerino
and Gauldry and Balmullo (2008 to 2010)
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123. This analysis of moves in North Fife confirms that there is no evidence to suggest
that these areas have ceased to share strong market relationships with the market area that
contains Dundee City. There is no evidence to suggest that the Greater Dundee HMA 2001
boundary has changed and therefore this is considered robust within North Fife.

Conclusions for the Greater Dundee HMA (2012)
124. These more detailed analyses have shown that localities in Angus, Perth & Kinross
and North Fife which are close to Dundee City share a strong and statistically apparent
market relationship with Dundee City and in many cases each other. This reinforces
previous conclusions in 2001 and in 2008/09. Based on this evidence it is clear that the
Greater Dundee HMA defined by Communities Scotland in 2001 represents a robust
boundary for this market area.
125. Therefore the Greater Dundee HMA (2012) continues to be made up of Dundee City,
South Angus, Newport, Tayport, Wormit, Balmerino and Gauldry and Balmullo in North Fife,
and, Invergowrie/Kingoodie, Longforgan and Inchture in Perth & Kinross. as set out in Figure
29 below. This has not changed since the 2001 boundary but reflects a slight contraction in
Perth & Kinross compared with 2008/09.
Figure 29: Greater Dundee HMA as defined in 2012

© Crown copyright and database right 2012. All rights reserved. Ordnance Survey Licence number 100023371
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The Role of New Build Housing
126. The role of new build properties can be important in influencing mobile demand
(longer distance moves that are not local in origin) and on a larger scale consolidating
localised movements into one area which either reinforces or extends present market areas.
For example, in 2008/09 new build was a significant driver of moves to South Angus that
originated in Dundee City.
127. Since 2007 new build rates have fallen as the economic downturn took hold. Similarly
the subsequent recession and a reduction in job security affected the risk of longer distance
moves as these are often job related.
128. Figure 30 below illustrates the proportion of sales in each market area that were
classified as new build in the years 2008, 2009 and 2010. It shows that new build properties
have played differing levels of significance in each market area. New build in Dundee City,
South Angus HMA and Greater Perth HMA represents approximately 15%, 17% and 17%
respectively of all sales 2008 to 2010. It is between 10% and 14% for North Angus HMA,
West Angus HMA, Strathmore & Glens HMA, Strathearn HMA and Kinross HMA. However,
in East Angus, Highland Perthshire and the two North Fife HMAs it represents less than 8%.
129. The overall scale of new build sales also varies; with the largest number being in the
two major urban areas Dundee City and Perth HMA for 2008 to 2010. South Angus HMA
saw 223 and both North Angus HMA and West Angus HMA saw between 120 and 150 for
the same period. Strathearn HMA saw just fewer than 100 new build sales for the same
period and East Angus HMA just fewer than 80. The remaining Perth & Kinross HMAs; and
both North Fife HMAs saw fewer than 60.
Figure 30: New build property sales compared with sales in the existing stock (2008 to
2010)
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130. Figure 31 below further examines new build by general origin. This reveals that some
of the most self-contained areas such as West Angus, North Angus, East Angus, Dundee
City and Greater Perth HMA saw the most significant proportions of new build purchase
locally from within those same areas. Those areas with lower levels of self-containment,
particularly South Angus, the remaining Perth & Kinross HMAs and both North Fife HMAs
saw comparatively small proportions of their new build sales to people originating within the
same area. Although this would seem consistent with their levels of self-containment the
scale of new build sales should be recognised in each case.
130. South Angus, Strathmore & Glens HMA and Kinross HMA saw the most significant
proportion of their moves originating in other TAYplan authorities (which includes other
market areas within the same authority). This too is reflected in broader sales analysis. In
South Angus for example the majority of this category originated in Dundee City which
reinforces the conclusions that South Angus and Dundee City are part of the same market
area.
131. As with earlier analysis, adjacent authorities represent the smallest share of
movements in most cases. This could be due to the relatively sparse population particularly
in neighbouring areas of Argyll & Bute, Aberdeenshire and Highland Council. Cupar & North
West Fife saw a high proportion from adjacent authorities but it should be recognised that
this includes neighbouring market areas in Fife which are not part of TAYplan. North Angus
also saw a substantial proportion of moves to new build from neighbouring Aberdeenshire, a
phenomenon recognised in the North Angus containment analysis above.
132. Therefore new build sales at least seem to reflect some of the trends identified in the
analysis of self containment using sales from both new build and second hand properties.
Figure 31: New build property sales (2008 to 2010) for each market area (Dundee City
presented as a Council area) comparing general origin of movers
Same HMA

Other TAYplan Authorities

Adjacent Authorities

Elsewhere

St Andrews & North East Fife
Cupar & North West Fife
Dundee City
West Angus
South Angus
East Angus
North Angus
Strathearn
Kinross
Highland Perthshire
Greater Perth
Strathmore & Glens

Page 37 of 40

100%

90%

80%

70%

60%

50%

40%

30%

20%

10%

0%

Note:
-Other TAYplan authorities includes all market areas within the same local authority.
-Adjacent authorities are all authorities which share a land boundary with TAYplan including the SESplan part of Fife
-Elsewhere includes all other locations

Triangulation
Purposed
133. The triangulation exercise took place after the sasines analysis and involved the
examination of other data sets. The purpose was to identify any additional information which
could challenge or reinforce the conclusions of the sasines analysis.
Additional Data sets analysed
 Population changes 2008 to 2010 at data zone level using National Registers of
Scotland (NRS) population figures for those years
 Population (2010) aged 0 to 19 at data zone level using National Registers of Scotland
(NRS) population figures for those years
 Migration by origin and destination 2008 to 2010
 Distribution of housing stock by house type as at (2010) (examining detached, semidetached, terraced and flatted accommodation)
 Distribution of housing stock by average house size (2010) (number of rooms per house)
 Scottish Indices of Multiple Deprivation (2009) data zone
 Mean and Median Average, Lower Quartile and Upper Quartile House Prices at (2010)
data zone level
 Second Home ownership (2011) by data zone
134. The time periods used were those which most closely corresponded with the time
period being examined.
Overall conclusions
135. There were no individual or collective sets of information which seemed to suggest
any reason to doubt the conclusions being drawn by the sasines analysis.
136. The population and migration information reflected well known trends which show
some of the cross-boundary movements out of Dundee City. It was also clear that some of
the international migration flows of are represented by migrant workers from European Union
accession countries who often work in the agricultural sector. Although these movements
are known they are not picked up by sasines analysis because they are usually renting
rather than buying homes. This situation is also the case with the student population in St
Andrews and Dundee particularly which is presented in statistics by the Higher Education
Statistics Authority.
137. Areas with mobile demand were partly explained by known trends such as retirement
in Highland Perthshire and second home ownership in the highland, upland and coastal
parts of the region. Similarly the largest concentrations of military personnel (clarified by the
Defence Analytical Service and Advice) bring some potential for mobile demand associated
with redeployments of forces personnel and their families. The comparatively high levels of
mobile demand in Perth & Kinross were also reflected in the migration statistics as Perth &
Kinross has consistently been a net recipient of migrants from almost every local authority in
Scotland.
138. The Scottish Indices of Multiple Deprivation, the Housing Stock Data and House
Price information confirmed that the most deprived data zones were concentrated in the
region’s largest settlements and were also where the highest concentrations of flats and the
lowest average house prices were located. These areas also corresponded with known
concentrations of social rented accommodation clarifying that significant parts of the region
continue to be outside the purchase market. Similarly the least deprived areas also
corresponded with the highest house prices and the largest concentrations of detached and
semi-detached housing and the larger properties. These localities were focused around
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specific neighbourhoods or suburbs and localities on the periphery of large centre known for
their commuting trends or alternatively in wider rural areas.
139. Initially an analysis of travel to work areas had been planned but the most recent
information at the time of the work (July 2012) was the 2001 Census. It was recognised that
this is unreliable given the anticipated release of the 2011 Census conclusions in late 2012.
Therefore local knowledge was applied in recognition of the key commuting and retail
movements. Again the housing market areas boundaries reflected known commuting areas
to the major centres. Similarly there was a recognition of the proximity of various localities in
different neighbouring market areas and the level of transport infrastructure. In a number of
cases this helped to explain some of the more significant cross boundary relationships,
especially around Kinross, North Angus, Dundee and Perth
140. Overall there was no specific evidence which provided a challenge to the conclusions
that were drawn using the sasines data.
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Conclusion
141. Following the analysis of sasines data and the triangulation work it has been
concluded that the original housing market areas defined in 2001 and reinforced in 2008/09
remain robust.
142. The analysis of cross-boundary market areas has shown that there are some clear
relationships between market areas within and outwith the TAYplan region. However, none
of these are significant enough to justify the merger of market areas. The only functional
housing market area to cross local authority boundaries is the Greater Dundee HMA. This
area continues to reflect the conclusions drawn by Communities Scotland in 2001 and the
work by each of the four councils in 2008/09.
143. In considering the extent of the Greater Dundee HMA it is clear that for the most part
the conclusions of previous work have been reinforced by this exercise. The only change is
to reflect the conclusion that Errol, which was defined as part of the Gowrie HMA (Greater
Dundee HMA in Perth & Kinross) during 2008/09 now appears to be part of Greater Perth
HMA. As a result the original Greater Dundee HMA 2001 defined by Communities Scotland
constitutes a robust and practical market area boundary for Greater Dundee.
144. Figure 32 below shows each of the market areas in the TAYplan region including the
Greater Dundee HMA 2012 which is highlighted in blue to distinguish it. These market areas
will now be used as the outputs for the next housing need and demand assessment. Outputs
will need to be broken down for each local authority component of the Greater Dundee HMA.
Figure 32: Start Point and Conclusions following Housing Market Refresh 2012
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