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Chapter 1: Review of the Current Housing Market 
 

Introduction and using this chapter 
1.1 The TAYplan-wide Joint Housing Need & Demand Assessment (HNDA) Methodology 
Statement (2013) explains the process and the data that will be used to examine the current 
housing market. This chapter is structured around the four stages in the Scottish 
Government’s HNDA Guidance published in March 2008, which are shown below. Stages 1 
to 3 are each covered in a series of profiles for TAYplan, each of the four Council areas 
within the TAYplan region and each of the 11 Housing Market Areas. The conclusions are 
then drawn together in a single section covering stage 4. 
 

Stage 1: 
Demographic 
and 
Economic 
Context 
 

Step 1.1 Demography and 
Household Types 

-Population and Household Profiles 
-Demographics (age, gender and ethnicity) 
-Household Composition 
-Migration trends 

Step 1.2 National and Local 
Economic Policy 

-Economic profile (sectors) 
 

Step 1.3 Employment 
Levels and Structures 

-Employment profile (occupations types) 
 

Step 1.4 Incomes and 
Earnings 

-Household Incomes Profile 

 

Stage 2: 
Housing 
Stock 

Step 2.1 Dwelling Profile -Housing type, size, tenure 
-Housing location 
-Vacancy rates and second homes 
 

Step 2.2 Stock Condition  -Condition of homes 
 

Step 2.3 Shared housing 
and communal 
establishments 

-Shared properties 
-Condition of shared homes 

 

Stage 3: 
Market 
Activity 

Step 3.1 Cost of buying or 
renting a property 

-Cost of housing across all sectors 
 

Step 3.2 Affordability of 
Housing 

-Comparison of lowest quartile prices to 
lowest quartile incomes 

Step 3.3 Over-crowding 
and under occupation by 
tenure 

-Current levels of over-crowding and 
under-occupation 

Step 3.4 Vacancies, 
turnover rates and 
available supply by tenure 

-Annual stock turnover 
 

 

Stage 4: 
Bringing the 
evidence 
together 

Step 4.1 Mapping market 
characteristics 

-Mapping and profiling (done throughout 
each of the Steps) 

Step 4.2 Trends and drivers -Identifying the key drivers and trends 

Step 4.3 Issues for future 
policy and strategy 

-Concluding future issues 
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Variations in Geographical Coverage of 2011 Census Data  
 

Introduction 
1.2 The limited release of 2011 Census data at the time of preparing this HNDA means 
that there are variations in the geographical coverage of released data for councils and data 
zones. These variations are set out below: 
 

Total Population Census 2011 Council and Data zone (allows for TAYplan and Housing 
Market Areas to be constructed) Total Households Census 2011 

Age and Gender Profile 
Census 2011 

Council level only – cannot construct TAYplan, North 
Fife or Housing Market Area Information – 2011 Mid-
Year Population Estimates (pre census revision) used 
instead. 

Settlement Population 2011 Not available – 2001 Census and 2010 Mid-Year 
Population Estimates for settlements from National 
Records of Scotland used instead as proxy for 2011 
position. 

Ethnicity 2011 Council level only – cannot construct TAYplan, North 
Fife or Housing Market Area information for 2011. 

 

1.3 This means that the mid-year population estimates 2011 have been used at Housing 
Market Area level to make consistent comparisons between population figures for 
settlements, age, gender and ethnicity. Figure 1.1 below compares the population change 
since the 2001 Census using both the mid-year population estimates 2011 and 2011 
Census. The key points from this comparison have been raised under each housing market 
area profile as appropriate. 
 

Figure 1.1 Comparison of 2001 Census Population with both 2011 Census 
Population and the 2011 Mid-year Population Estimates  

 
National Records of Scotland 2001 Census, 2011 Census and 2011 Mid-Year Population Estimates Pre-Census Revision  
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TAYplan STRATEGIC DEVELOPMENT PLAN AUTHORITY PROFILE 
 

 

Stage 1: Demographic and Economic Context 
 

Step 1.1 Demography and Household Types  
 

1.4 The small area data for age and gender profiles from 
the 2011 Census is still awaited for Figure 1.2 (below) and 
therefore this has been completed using the 2011 mid-year 
population estimates prior to revision for the 2011 Census.  
 

1.5 The TAYplan area was home to an estimated 484,244 
people in 2011 an increase of 21,351 or 4.6% since 2001 
(according to the 2011 Census this had further increased to 
485,960; an increase of 23,067 or 5%). Just over 75% of the 
population continue to live in the main centres of population 
(known as principal settlements). Although the total number 
living in principal settlements increased this represents a very 
slight fall proportionally. There continues to be a 48% Male 
and 52% Female Gender split, reflecting the fact that women 
tend to live longer than men. 
 

 

 

 

1.6 Since 2001 the age structure altered with a fall of 4,145 (4.9%) in those aged under 
16 and growth of 20,286 (6.9%) in those aged 16 to 64 and of 9,258 (11%) in those aged 65 
and above.  
 

1.7 The TAYplan population was made up of just under 95.6% categorised as White 
British in 2001. Updated information on ethnicity is currently awaited from the 2011 Census. 
However, national insurance information and released census 2011 information suggest that 
the population has become more ethnically diverse in since 2001, with the arrival of 
international workers from the European Union’s “A8” member states in particular.   
 

Figure 1.2: Change in the TAYplan Demographic Profile 2001 to 2011 

 
Source: National Records of Scotland Mid-year Population Estimates 2001 and 2011(not revised for the 2011 Census  
Note: 2011 Census revisions to 2011 mid-year population estimates unavailable for age, gender and ethnicity at this geography 
at time of writing 
Map © Crown copyright and database rights Ordnance Survey license number 100053960 (2014)  



Page | 26  

 

Drivers of population growth in TAYplan 
1.8 The key drivers of population change have been migration and natural change. The 
details for these are not available at TAYplan level but are published at council level (see the 
profiles for each of the four councils further below). However, it is clear from this that the 
scale of population growth in Perth & Kinross, in particular, has been a significant driver in 
the growth of the TAYplan area population. This has largely been as a result of net inward 
migration. A similar but less significant situation was apparent in Angus. In Dundee City and 
North Fife both positive natural change and comparatively lower levels of net inward 
migration have driven population change. 
 

Changes in Household Structure and Occupation Rates 
1.9 There was an increase in the number of household spaces/ dwellings of 16,940 
(7.8%) 2001-11. This was largely by growth in the number of occupied households, a fall in 
vacancy and a growth in 2nd/holiday homes. There has been an increase of 2,343 
2nd/Holiday homes or 63%. 
 

Figure 1.3: Changes in Household Occupation in TAYplan (2001 to 2011) 

 
Source: National Records of Scotland 
 

 
Step 1.2 National and Local Economic Policy 
Step 1.3 Employment Levels and Structures 
1.10 Information about employment and economic activity rates and also about 
employment by occupation type and industrial sector are not available at TAYplan level. 
However, these are available at Local Authority level and have been presented below in the 
respective profiles for each of the four council areas within the TAYplan region. 
 
Step 1.4 Incomes and Earnings 
1.11 The largest individual household groupings are those with household incomes of 
between £5,000 and £15,000 per year. Together these represent 26% of households in 
TAYplan. The majority of households (55.8%) have incomes of £30,000 per year or less. 
Just over 21% of households have household incomes exceeding £50,000 per year. 
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Figure 1.4: Number of Households by Household Incomes at £5,000 per year income 
brackets (2011) 

 
Source: CACI data from the Scottish Government data pack    © [1979]/ [1996] – 2015 CACI Limited. This report shall be used 
solely for academic, personal and/ or non-commercial purposes. 
 

1.12 The proportion of the population aged 16 to 64 claiming Job Seekers Allowance fell 
to a low of 2% in 2008. Thereafter it has grown sharply to similar levels as seen in 2001. The 
coincidence of time periods for this trend suggests that the national economic situation has 
been a strong driver of these changes. 
 

Figure 1.5: Proportion of the Population claiming Job Seekers Allowance (2001 to 
2011) 

 
Source: Department of Work and Pensions/NOMIS and Mid-Year Population Estimates 2001 to 2011 before the 2011 Census 
Revision 
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1.13 There has been an increase of 6,831 people (10.3%) in the TAYplan area living in 
data zones ranked amongst Scotland’s 20% most deprived. This had been falling up to 
2009. There have also been increases in the numbers of people in the TAYplan area living in 
data zones ranked amongst Scotland’s 2nd, 3rd and 4th Quintiles. But there has been a fall of 
8,693 people (8.5%) living in data zones ranked amongst Scotland’s least deprived. 
 

Figure 1.6: Changes in the TAYplan population living in data zones ranked by Scottish 
Quintile of Multiple Deprivation 2004 and 2012 

 
Source: Scottish Index of Multiple Deprivation 2004 and 2012 using Mid-year population estimates 2004 and 2011 Census 
 

Stage 2: Housing Stock: TAYplan  
Step 2.1 Dwelling Profile 
1.14 There was an increase of 12,063 dwellings from 2003 to 2011 (5.5%). There was an 
increase in all types and sizes of property between 2006 and 2011, although the largest 
individual increase has been in the number of detached houses (3,083) and in 4 to 6 roomed 
properties (5,444). There have also been increases primarily in council tax bands D to H with 
comparatively little increases in bands A to C, although these continue to constitute the 
majority of the housing stock. There has been a similar numerical increase for the three 
categories of average number of rooms although this is partly driven by a fall in those what 
the number of rooms was unknown. 
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Figure 1.7: Dwelling Profile for TAYplan (2003 to 2011) 

 
Source: Scottish Neighbourhood Statistics 
Note: Rooms exclude self-contained Kitchens and Bathrooms Note: Data only available at data zone level for 2003 onwards. 
 

Tenure Profile 
1.15 Tenure information is not regularly updated on Scottish Neighbourhood Statistics and 
is only available from the Census. Tenure information has been published for the 2011 
Census but only to council level. As such it is not possible to produce TAYplan level tenure 
information. Where available this information has been presented in Council profiles below. 
 

Vacancy and Second Homes 
1.16 Vacant and second homes have already been covered above in Figure 1.3 and 
paragraph 1.9. 
 

Step 2.2 Stock Condition 
1.17 The information about housing stock condition is only available at council level. For 
this reason it has not been possible to obtain information to present a TAYplan level 
perspective. Instead this information can be found in the Council profiles below. 
 

Step 2.3 Shared housing and communal establishments 
1.18 The best source of information for shared and communal establishments comes from 
the housing waiting lists for local authorities. These have been used as part of calculations of 
backlog housing need set out in Chapter 4. The figures for shared and communal 
households for this chapter: Current Market, have been displayed at council level only in 
each of the profiles below. 
 

Stage 3: Market Activity 
1.19 This section examines how house prices, rents and sales transactions have changed 
over the last decade. The cost of borrowing is an issue which is covered nationally and is not 
unique to any particular geography. This issue has been dealt with under Stage 4: Bringing 
the Evidence Together later in this chapter. 
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Step 3.1: The cost of buying or renting a property 
Step 3.2: Affordability of housing 
1.20 Figure 1.8 shows that over the last decade or so mean and median average house 
prices grew during the recent ‘housing boom’ from a comparatively low base. This was partly 
fuelled by liberal financial lending and low and stable interest rates. Although both upper and 
lower quartiles prices grew the difference between them became greater. After the financial 
crisis of 2007 onwards the number of sales fell as credit became more difficult to obtain. 
There was a fall in house prices at all levels between 2007 and 2009. Thereafter prices grew 
a little. In 2010 median prices remained similar to levels in 2006, other sectors were higher. 
 
Figure 1.8: Comparison of lowest quartile, median, mean and upper quartile house 
prices and sales transactions (1993 to 2011) 

 
Source: Registers of Scotland taken from Scottish Neighbourhood Statistics 

 
Local Housing Allowance 
1.21 The Local Housing Allowance across the TAYplan region covers three general areas, 
Perth & Kinross, the whole of Fife and both Dundee City and Angus. The specific details of 
these are covered below in the respective Council area profile. 
 
Cost of borrowing 
1.22 Many aspects of the cost of borrowing are about the lending policies of national 
financial institutions and HM treasury policy. These issues are not unique to any particular 
geography and have been dealt with in one place under Stage 4: Bringing the Evidence 
Together later in this chapter. However, Figure 1.9 (below) sets out the relationship between 
incomes and lowest quartile and median house prices. 
 
1.23 Figure 1.9, below, shows how multiples of 3 and 4 times average household incomes 
in 2011 compare with lowest quartile and median house prices in 2010. This also shows the 
number of households within each income bracket. This is crude because it does not factor 
in that most present lending is around 80% loan to value and the residual is made up of 
deposit and/or equity. However, it does show the scale of households who are likely to be in 
the purchase market and those who are marginal.  
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1.24 With multiples of 3 x household income it is only possible for households earning 
£30,000 per year or more to purchase a lower quartile home and households earning 
£40,000 to £45,000per year to purchase a median priced home. Those on lower incomes 
would require sufficient deposit or equity to make up the shortfall.  
 

Figure 1.9: Comparison of Lowest Quartile and Median Average House Prices (2010) 
with Household Incomes (2011) 

Source: CACI income data from Scottish Government Data pack and Registers of Scotland taken from Scottish Neighbourhood 
Statistics  © [1979]/ [1996] – 2015 CACI Limited. This report shall be used solely for academic, personal and/ or non-
commercial purposes. 
 

Step 3.3: Over-crowding and under occupation by tenure 
1.25 Over-crowding and under-occupation are terms that describe how homes are used. 
The Council housing registers can be used to identify concealed and over-crowded homes. 
Over-crowding tells us about where there are more people living in a home than it was 
designed to accommodate. Concealed households tell us where more than one household is 
living within a home. Both concealment and over-crowding are very similar and, although 
different categorisations may often describe similar phenomena.  
 

1.26 These factors have been considered at Council level in the profiles below as this is 
more meaningful than presenting TAYplan level information. These factors are also 
considered in more depth as part of Chapter 4: Current Housing Need. 
 

Step 3.4: Vacancies, turnover rates and available supply by tenure 
1.27 Vacancy rates, difficult to let properties and void levels as well as turnover rates can 
help to reveal possible imbalances in the housing system. 
 

1.28 Turnover rates were highest within some neighbourhoods of Dundee and Perth and 
also their outskirts including parts of the Carse of Gowrie and also along the A9 corridor in 
Strathearn and around Kinross. The lowest turnover rates were in the Glens, including the 
Cairngorms National Park and also some countryside areas along Strathmore in Angus and 
Perth & Kinross and parts of the Carse of Gowrie between Dundee and Perth. 
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Figure 1.10: Turnover in the purchase stock based on all sales 2001 to 2010 as a 
proportion of the 2010 housing stock 

 
Source: Scottish Neighbourhood Statistics from Registers of Scotland 
© Crown copyright and database right 2013. All rights reserved. Ordnance Survey Licence Number 100053960 
 

1.29 Turnover rates of council stock have been considered in each of council area profiles 
below. The imbalances that exist within the housing stock and wider market are considered 
as part of Stage 4: Bringing the Evidence Together and later in Chapter 5: Joining up the 
Evidence Across the Assessment.  
 

Summary of Key Points: 

 4.9% population growth 2001-11. 

 Increasedin the 16-64 and 65+ age groups but a fall in those aged under 16 

 Most people continue to live in the region’s principal settlements. 

 Ethnicity is anticipated to have broadened but the majority continue to be white British 

 Vacancy rates fell and the number of second homes grew 

 Proportion of working age people claiming job seekers allowance fell during the economic 
boom of the early 2000s but grew back to 2001 levels more recently. 

 Just over one quarter of households earn under £15,000 per year and 55.8% of households 
earn under £30,000 per year in 2011. 

 People living in areas ranked amongst Scotland‘s 20% most deprived grew (2004-12) 

 34% of homes are flats and 66% are houses in 2011. 

 5.5% increase in homes (2001-11) mostly in council tax bands D to H and with 4 to 7 plus 
rooms. 

 House prices and sales transactions increased significantly during the housing boom. Sales 
fell notably after 2007/08 with the onset of the finacial crisis but prices fell only slightly with 
median prices in 2010 being similar to 2006 levels.  

 Highest levels of sales turn over were in and around Perth and Dundee, South Angus, 
Kinross, Auchterarder and the A9 corridor and St. Andrews. 
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ANGUS COUNCIL AREA PROFILE 
 

Stage 1: Demographic and Economic Context 
 

Step 1.1 Demography and Household 
Types  
 

1.30 The Angus Council area was home to 
116,200 people in the 2011 Census, an 
increase of 8,312 or just over 7.7% since 
2001. The majortiy of people (around 69%) 
live in the principal settlements of Angus in 
2011. A fall of 6.5 percentage points since 
2001. The population outside of principal 
settlements grew by 8,640 (2001-11). Figure 
1.115 considers these factors in more detail. 
 
 

 

1.31 The gender ratio remains generally unchanged since 2001 with 48.6% being male 
and 51.4% female. 
 

1.32 Since 2001 the age structure altered with a fall of 165 (0.8%) in those aged under 16 
and growth of 4,373 (6.4%) in those aged 16 to 64 and of 3,622 (18.5%) in those aged over 
65.  
 

1.33 In 2001 97.3% of the Angus population was categorised as White British in 2001. By 
2011 it had become more ethnically diverse with a White British population of 95.9%. This is 
thought in part to be as a result of the arrival of international workers from the European 
Union’s “A8” member states in particular.    
 

Figure 1.11: Change in the Angus Council Demographic Profile 2001 to 2011  

 
Source: National Records of Scotland 2001 Census and mid-year population estimates 2011 revised for 2011 Census 
Map © Crown copyright and database rights Ordnance Survey license number 100053960 (2014)  
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Drivers of population growth in Angus 
1.34 Natural change has been consistently negative over the last decade, albeit to a 
diminishing extent (Figure 1.12). This has been driven by more deaths than births, meaning 
that migration has been the principal driver of population change. Average annual net 
migration flows (Figure 1.13) show that migration over the last decade has, on average, 
fuelled growth in all age groups except those aged 15 to 24. It is likely that this represents 
students leaving Angus for education and possibly graduates leaving home for careers 
outside of Angus. 
 

Figure 1.12: Components of Population Change in Angus 2001 to 2011 

 
Source: National Records of Scotland components of population change 
Note: These figures have not yet been adjusted for the 2011 Census 
 

Figure 1.13: Average Annual Net Migration flows by age group (2001/02 to 2009/10) for Angus 

 
Source: National Records of Scotland 
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1.35 The Main origins and destinations for migrants to and from Angus (Figure 1.14) have 
been Dundee City followed by Aberdeen City/Shire and Outside of Scotland. Angus is a net 
recipient of migrants from all three.  
 
1.36 This is unsurprising given the proximity of Aberdeen and Dundee Cities to Angus and 
ease of access along the East Coast Mainline, A90 and A92 to jobs based in these Cities.  
 
1.37 The figures from outside of Scotland are unlikely to represent university students as 
there are no universities in Angus. Those joining and leaving military units based at Royal 
Marines Condor in Arbroath are only likely to represent a small portion of growth from 
Outside of Scotland. One explanation for this is the arrival of international workers, 
particularly in the agricultural sector. 
 
1.38 Figure 1.15 shows that there has been growth in National Insurance Numbers issued 
to international workers in Angus since 2002/03. There is no way to track whether those 
making applications for National Insurance numbers whilst in Angus went on to stay in 
Angus. As such this shows where Angus is a point of access for international workers to 
apply for National Insurance numbers but does not provide reliable evidence that this is now 
where these workers remain. Chapter 4: Particular Housing Need recognises that many 
foreign workers are employed in the agricultural sector in Angus. 
 
1.39 Despite this however, Figures 1.16 shows that net migration from overseas was 
negative in each of the most recent 4 years (2006/07 to 2009/10). It is not clear whether 
these people returned to their country of origin or moved within the UK. But it shows that the 
net migration driving growth in the Angus population, in more recent years at least, has 
originated from the rest of the UK in particular.  
 
Figure 1.14: Average Annual Net Migration flows by age group (2001/02 to 2009/10) for 
Angus 

 
Source: National Records of Scotland 
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Figure 1.15: National Insurance numbers issued to foreign nationals working in Angus 
(2002/3 to 2011/12) 

 
Source: National Records of Scotland 
 

Figure 1.16: In, Out and Net Migration flows for Angus 2006-07 to 2009-10 

 
Source: National Records of Scotland 
 

Changes in Household Structure and Occupation Rates 
1.40 Figures have been used from 2000 and 2010 because the necessary information 
was only available in a directly comparable way for these two years and include calculation 
of numeric values from percentages. The number of households in Angus grew over the 
decade. There has been particular numeric growth in households with 1 or 2+ adults. 
Although there has been some growth in the number of households with children, these 
represent a smaller proportion of households in 2010 than in 2000. 
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Figure 1.17: Changes in Household Composition in Angus (2000 to 2010) 

 
Source: National Records of Scotland 2010 Household Estimates and Scottish Neighbourhood Statistics 
 

1.41 Information on household occupation was limited in availability and has been derived 
by calculating numeric values from the number of dwellings in 2011 and the proportion of 
occupied, vacant and 2nd/holiday homes in 2011. In Angus the majority of household spaces 
are occupied. Vacancy has increased numerically but the number of 2nd/holiday homes fell. 
 

Figure 1.18: Changes in Household Occupation in Angus (2001 to 2011) 

 
Source: National Records of Scotland 2010 Household Estimates and Scottish Neighbourhood Statistics 
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Step 1.2 National and Local Economic Policy 
Step 1.3 Employment Levels and Structures 
1.42 Please note that these figures were only available for 2004 to 2011. The working age 
population (16 to 65) grew in Angus by just under 4,751 people or 7% (2004-11). However 
the number of people employed fell by 700 over the same period. 
 

1.43 The information for occupational types and industrial sector are a measure of the 
population aged 16 and over and therefore include some of the workforce aged 65 and over. 
There is a relatively even mix of occupational types but the number and proportion of 
‘Professional’ and ‘Associate Professional and Technical’ and ‘Elementary Occupations’ 
have grown particularly compared with others. Although some occupation types have fallen 
the number and proportion of ‘Plant and Machine Operatives’ fell substantially. These figures 
reflect where the worker live rather than where they work so it is possible that this is the 
result of either growth in these sectors within Angus or a growth in the number of people in 
these jobs but who work elsewhere eg in Dundee City or along the A90 corridor to 
Aberdeen.  
 

1.44 Several sectors saw a reduction in workforce; ‘Transport and Communications’, 
‘Construction’ and ‘Manufacturing’. This may also be reflected in the fall in eg ‘Plant and 
Machine Operatives’ observed over the same period. These are all sectors that have been 
affected significantly by the global economic downturn. There has been growth however in 
the ‘public administration, education and health sector’ and ‘banking, finance and insurance’. 
One explanation for the growth in the ‘public administration, education and health sector’ is 
some growth from prior to 2007 and also existing public sector employees moving to Angus 
from existing jobs elsewhere over this same period. 
 
Figure 1.19: Employment levels, occupational groups and industrial sectors in Angus 
(2004 to 2011) 

 
Source: Local Labour Market Statistics for Scotland from NOMIS 
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Step 1.4 Incomes and Earnings 
1.45 The 
proportion of the 
population aged 
16 to 64 claiming 
Job Seekers 
Allowance fell to a 
1.9% low in 2008. 
Thereafter it has 
grown sharply to 
similar levels as in 
2001 by 2011. 
Although there 
was a slight fall in 
2012 and 2013. 
The coincidence 
of time periods for 
this trend shows 
that the national 
economic 
situation has been 
a strong driver of 
these changes. 
 

Figure 1.20: Changes in the proportion of working age populating 
claiming Job-Seekers Allowance (JSA) Feb 2001 to Feb 2013 

 
Source: Department for Work and Pensions/NOMIS 

Household Incomes 
1.46 The largest individual household groupings are those with household incomes of 
between £5,000 and £15,000 per year. Together these represent just over one quarter of 
households in Angus. The majority of households (55.6%) have incomes of £30,000 per year 
or less. Just over 21% of households have household incomes exceeding £50,000 per year. 
 

Figure 1.21: Number of Households by Household Incomes at £5,000 per year income 
brackets (2011) 

 
Source: CACI Intermediate Zone Household Income from Scottish Government Data Pack Published in 2012   © [1979]/ [1996] 
– 2015 CACI Limited. This report shall be used solely for academic, personal and/ or non-commercial purposes. 
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1.47 There has been a rise of 2,568 (55%) in the Angus population living in areas ranked 
amongst Scotland’s 20% most deprived data zones between 2004 and 2012. Although this 
is still the smallest group in Angus it is a change to the trend observed between 2004 and 
2009. There was also a fall in the population living in areas ranked amongst Scotland’s 20% 
least deprived data zones (3,166 or 14.6%), but growth in those living in areas ranked 
amongst Scotland’s 2nd and 4th Quintiles. 
 
Figure 1.22: Changes in the number of people in Angus living in areas ranked by 
Scottish Quintile of Multiple Deprivation 

 
Source: Scottish Index of Multiple Deprivation 2004 and 2012 using Mid-year population estimates 2004 and 2011 census  
 

Stage 2: Housing Stock: Angus Council 
Step 2.1 Dwelling Profile 
1.48 There was an increase of 3,399 dwellings from 2003 to 2011 (6.7%). There was an 
increase in all types and sizes of property, although the largest individual numeric increases 
have been in flats and in detached houses and in 4 to 6 roomed properties between 2006 
and 2011. There have also been increases primarily in council tax bands D and E with 
comparatively fewer increases in bands A to C, although these continue to constitute the 
majority of the housing stock. There has been a similar numerical increase for all three 
categories of average number of rooms.  
 

1.49 The tenure mix is for households rather than dwellings and is presented from the 
2001 and 2011 Census. These distinctions explain the differing column heights compared 
with other categories in this graph. The majority of households in Angus (65%) continue to 
be owner occupiers (outright or through mortgages) in 2011. Owner occupation increased 
over the last decade but remains identical to 2001 at 65%. This is likely to be as a result of 
liberal mortgage lending and a stronger economy. Over this same period the rental sector 
changed with a growth in the number of people in private rent or forms of social rent other 
than council housing. Households renting property from the council fell. Shared ownership 
has barely changed over the decade. Data for households living rent free was not available 
from the 2001 Census but stood at just under 1,000 in 2011. 
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Figure 1.23: Dwelling Profile (2003-11) and tenure mix (2001-11) for Angus 

Source: Scottish Neighbourhood Statistics and for tenure the 2001 Census and 2011 Census 
 

Note: Rooms exclude self-contained Kitchens and Bathrooms and Data only available at data zone level for 2003 onwards. 
Note: RSL refers to all forms of Social rent other than council rent, owner occupiers includes both mortgaged and outright 
ownership 
Note: Living Rent Free is intended to capture those who do not own or pay rent eg farm labourer tied homes, live-in hotel staff 
and caretakers 
 

1.50 Over the last decade there has been a fall in the number of council homes in Angus, 
largely as a result of ‘right to buy’ sales. The stock is largely made up of properties 
categorised as ‘Other Flats’ and also ‘Houses’. After 2001 the data suggests that there are 
no longer any tenement flats in Angus Council’s Housing Stock. However, Angus Council 
indicate that this may partly reflect alterations in how categories are defined. There has been 
a slight increase in the number of ‘Houses’ since 2011 as Angus Council built some of the 
first council housing for 20 years during this period. But the majority of the stock is flats. 
 

Figure 1.24: Council Homes in Angus (2001, 2011 and 2013) 

 
Source: Scottish Government Housing Statistics – Public Sector Housing Stock 
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Vacancy and Second Homes 

1.51 Vacant and second homes have already been covered above in Figure 1.18 and 
paragraph 1.41. In 2011 4.9% of the housing stock was vacant and 0.84% was made up of 
second homes. The highest vacancy rates in Angus are concentrated in the Angus Glens in 
the rural north; including some of the Cairngorms National Park area and in areas 
surrounding the principal settlements. There are also some individual neighbourhoods of 
principal settlements. The highest concentrations of second homes are in the coastal areas 
between Arbroath and Montrose and also in the Angus Glens in the rural north including 
some of the Cairngorms National Park area.  
 

Figure 1.25: Distribution of vacant homes (2011) 

 
Source: Scottish Neighbourhood Statistics 
 

Figure 1.26: Distribution of 2nd homes (2011) 

 
Source: Scottish Neighbourhood Statistics 
 

© Crown copyright and database right 2014. All rights reserved. Ordnance Survey Licence Number 100053960 
 



Page | 43  

 

Step 2.2 Stock Condition 
1.52 The Scottish House Condition Survey (SHCS) 2009/11 combines three years of data 
for the years 2009, 2010 and 2011. This indicates that 72% of housing in Angus has 
elements of disrepair. It also indicates that 22% of housing in Angus has elements of urgent 
disrepair and 5% with rising damp or penetrating damp. 30% of households have been 
identified as fuel poor. The Scottish House Condition Survey (2011/12) does not report on 
dwellings that are Below Tolerable Standard (BTS) at geographies below Scotland but did 
identify 3.7% of properties in Scotland as BTS. Applying 3.7% on a pro-rata basis suggests 
that of the 54,428 homes in Angus in 2011, 2,014 would be BTS. 
 
1.53 Overall this suggests that the Angus housing stock is mainly affected by issues of 
repair and to some extent by energy efficiency issues.  
 
Step 2.3 Shared housing and communal establishments 
1.54 Shared and communal establishments cover a range of living arrangements including 
hospitals with permanent residents, care homes, military establishments, prisons and other 
forms of accommodation. Houses of Multiple Occupation are properties that are shared by 
three or more tenants who aren't members of the same family. Since 2001 HMO landlords 
must have a license from the respective local council to ensure that the property is managed 
properly and meets certain safety standards. The HMO typically covers bedsits, shared flats, 
lodgings, shared houses and hostel or bed and breakfast accommodation. 
 

1.55 Although the 
number of licences 
has increased since 
2001 there remain 
relatively few HMOs 
in Angus, just 22. 
 

1.56 There are no 
universities in Angus 
and so this may offer 
some explanation for 
the relatively small 
number of HMO 
licences. 
 

1.57 There is one 
permanent garrison 
at Condor in Arbroath 
where 45 Commando 
Royal Marines and 
some associated 
British Army 
personnel are based. 
This includes some 
shared dormitory 
accommodation, 
officers’ mess and on 
base family 
accommodation but 
the number of 
personnel living 
under these 
arrangements is not 

Figure 1.27: Total House of Multiple Occupation (HMO) licences 
in Angus (2001 to 2013) 

 
Source: Scottish Government Housing Statistics taken from HMO returns by local authorities 
to the Scottish Government, Communities Analytical Services (Housing Statistics) 
 
Notes: Licenses in force will exclude withdrawn applications and include applications refused 
and subsequently appealed. They also exclude licences which are currently in the process of 
being renewed. 
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known. Some 
personnel are known 
to live off base. 
 

1.58 There was a 
fall of 500 people or 
25% of the 
population living in 
communal 
households in Angus 
over the last decade.  

Figure 1.28: Population of Angus Living in Communal Homes 
(2001 vs 2011) 

 
Source: 2001 Census and 2011 Census taken from NRS 2011 Census Reconciliation Report - 
Comparison of the 2011 Census household results and the Household Estimates and 
Projections for Scotland, Table 

 
Stage 3: Market Activity 
1.59 This section examines how house prices, rents and sales transactions have changed 
over the last decade. The cost of borrowing is an issue which is covered nationally and is not 
unique to any particular geography. This issue has been dealt with under Stage 4: Bringing 
the Evidence Together later in this chapter. 
 

Step 3.1: The cost of buying or renting a property 
Step 3.2: Affordability of housing 
1.60 Over the last decade or so mean and median average house prices grew from a 
comparatively low base during the ‘housing boom’. This was partly fuelled by liberal financial 
lending and low and stable interest rates. During this time the gap between upper and lower 
quartile house prices grew although all prices rose. The number of sales transactions fell 
substantially after 2007 with the onset of the ‘credit crunch’ and subsequent economic 
downturn. Median, Mean, Upper Quartile and Lower Quartile prices all saw some fall from 
2007 to 2009 although this appears to have been steepest in the upper quartile. However, 
these drops in price did not fall significantly below the peak. More recently there has been 
some price recovery, particularly in the upper quartile, although this plateaued in 2011. Sales 
transactions increased marginally in 2010 but then fell in 2011. Sales still remain below pre-
recession levels and also those seen at any time since 1993. 
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Figure 1.29: Comparison of lowest quartile, median, mean and upper quartile house 
prices and sales transactions (1993 to 2011)  

 
Source: Registers of Scotland taken from Scottish Neighbourhood Statistics 
 

1.61 Comparing quarterly house prices for 2012 and 2013 shows distinct variations for 
property types. The overall increase in median house prices has been driven by growth in 
the average prices of detached and semi-detached house which has offset falls in average 
prices for flats and terraced houses. 
 

Figure 1.30: Comparison of mean average house prices by property type and median 
house prices overall for the quarters April to June 2012 and April to June 2013 for 
Angus 

 
Source: Registers of Scotland Quarterly House Price Statistical Report April to June 2013 (July 2013) 
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1.62 Local Housing Allowance (LHA) is the way that housing benefit is calculated and paid 
to tenants of private landlords. The local housing allowance figure is based on the 30th 
percentile of rents and NOT, as previously, on the mid-point (50th percentile) of all rents.  
The rate depends on the area in which you are making your claim, called ‘broad rental 
market areas’ usually a set rate for the local authority area and the number of rooms 
needed. This ensures that those who live in similar circumstances in the same area receive 
the same amount of support towards their housing costs. If the rent is higher than the local 
housing allowance rate due, the tenant will have to pay the difference or find alternative 
accommodation whose rent is within the allowance rates. The current figures (April 2013 – 
March 2014) for Angus Council are shown below. 
 

Figure 1.31: Local Housing Allowance for Dundee City and Angus (2013/14 financial 
year) for different bedroom sizes based on the 30th percentile  

 
Source: Local Housing Allowance taken from Scottish Government and Department for Work and Pensions 

 
Cost of borrowing 
1.63 Many aspects of the cost of borrowing are about the lending policies of national 
financial institutions and HM treasury policy. These issues are not unique to any particular 
geography and have been considered at Stage 4: Bringing the Evidence Together later in 
this chapter and as part of broader thinking in Chapter 5: Joining Up the Evidence Across 
the Assessment.  
 

1.64 However, Figure 1.32 (below) makes some connection between local household 
incomes and lowest quartile and median house prices. Figure 1.32 shows how multiples of 3 
and 4 times average household incomes in 2011 compare with lowest quartile and median 
house prices in 2011 for Angus. This is slightly crude because it does not factor in the scale 
of deposit or equity. However, the purpose of this is indicative and helps to understand the 
general number of households on particular income brackets and how these may or may not 
be able to access the purchase market.  
 

1.65 With multiples of 3 x household income it is only possible for households earning 
£25,000 to £30,000 per year or more to purchase a lower quartile home and £40,000 per 
year to purchase a median priced home. Those with household incomes in lower income 
brackets would require sufficient deposit or equity to make up the shortfall. This shows that 
over half of households in Angus would need some form of deposit and more generous 
lending conditions to be in a position to purchase lowest quartile and median priced homes. 
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Figure 1.32: Comparison of Lowest Quartile and Median Average House Prices (2011) 
with Household Incomes (2011) for Angus 

 
Source: CACI income data from Scottish Government Data pack and Registers of Scotland taken from Scottish Neighbourhood 
Statistics    © [1979]/ [1996] – 2015 CACI Limited. This report shall be used solely for academic, personal and/ or non-
commercial purposes. 
 

Step 3.3: Over-crowding and under occupation by tenure 
1.66 Over-crowding and under occupation are terms that describe how homes are used. 
The Council Housing registers can be used to identify concealed and over-crowded homes. 
Over-crowding tells us about where there are more people living in a home than it was 
designed to accommodate. Concealed households tell us where more than one household is 
living within a home. It is can be more difficult to estimate under occupation, sometimes the 
only statistical measure of this is in council housing and registered social landlords (RSLs) 
housing.  
 

1.67 Figure 1.33 shows the number of households that are concealed or over-crowded 
and those that are under-occupied. This information is primarily sourced from the council 
housing register and corresponds with the data in Chapter 4: Current Housing Need.  
 
1.68 There were about 1,600 concealed or over crowded households as at March 2013. 
Of these just under 90% were defined as concealed households. This may include adult 
children living with parents either whilst studying or whilst waiting to buy or rent their own 
home. Under occupation in Angus is lower than both concealment and over-crowding at 849 
households. 
 
1.69 Collectively under occupied or over-crowded/concealed households in the social 
rented sector represent 2,450 households in March 2013. This is equivalent to 4.5% of all 
households in Angus. 
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Figure 1.33: Households in concealed or overcrowded and under-occupied homes (as 
at March 2013) 

 
Source: Angus Council 
 

Step 3.4: Vacancies, turnover rates and available supply by tenure 
1.70 Turnover rates for purchase housing were highest on the outskirts of Dundee and 
Monifieth where there has been substantial new house building over the last decade. There 
were also pockets in Montrose and Arbroath. Lowest turnover rates for purchase housing 
were in the Angus Glens to the north, including the Cairngorms National Park and also in the 
countryside south of Forfar and Kirriemuir and to the west of Brechin. 
 

Figure 1.34: Turnover in the purchase stock based on all sales 2001 to 2010 as a 
proportion of the 2010 housing stock 

  
Source: Scottish Neighbourhood Statistics from Registers of Scotland 
© Crown copyright and database right 2014. All rights reserved. Ordnance Survey Licence Number 100053960 
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1.71 Turnover rates in the social rented sector (council and registered social landlord – 
RSL) are set out in Figure 1.35 below. These each represent 11.1% and 8.8% of the 
respective stock. 
 

Figure 1.35: Social Rented Housing Stock Turnover 2012/13 

 
Source: Angus Council  
 

Summary of Key Points for Angus Council Area: 

 Population increased 7.7% 2001 to 2011 with increases in those aged 16-64 and 65 plus. 

 Although most people live in Monifieth, Arbroath, Forfar, Montrose, Carnoustie, Kirriemuir and 
Brechin this fell as a proportion of the Angus population. 

 White British people remain the majority ethnic grouping but other ethnic groups have increased 
slightly since 2001. 

 Population growth driven by migration but natural change remains negative. 

 Net inward migration of all age groups except for net losses of ages 15-24. 

 Net inward migration originating from Dundee City, Aberdeen City and Shire as well as overseas 
and the rest of the UK. 

 Growth in all household types and the majority of households aged over 44. 

 Vacancy 4.9% and Second Homes 0.84% in 2011. 

 Public Sector and Distribution and Hotels are the largest individual parts of the economy. 

 Claimants for Job Seekers Allowance fell until the recession then grew again and now 3.3% of the 
working age population, similar to 2001 levels.  

 One quarter of households earn under £15,000 per year and 55.6% of households earn under 
£30,000 per year in 2011. 

 Population living in areas ranked amongst Scotland’s 20% most deprived increased 2004 to 2012. 

 26% of all homes are flats and 74% are houses in 2011. 

 6.6% increase in the number of homes 2001 to 2011, mostly in council tax bands D to H and with 4 
to 7 plus rooms. 

 Although home ownership grew to 2005/06 it has fallen again but still represents the majority 
tenure. 

 The council stock shrank over the 2001 to 2011 period. 

 The highest concentrations of vacant homes are in the Angus Glens, around Arbroath and south of 
Forfar; and second homes are in the Angus Glens and Coastal areas. 

 Disrepair and energy efficiency are the main factors affecting stock condition 

 Comparatively low number of HMO liciences and a fall in households living in communal 
establishments. 

 Median Average House prices in 2011 are £130,000, a, increase of 4% but terraced house prices 
fell 4.3% and flat prices fell by 9.9%. 

 Highest sales turnover in South Angus in and around Monifieth and also in parts of Arbroath and 
Montrose. 
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DUNDEE CITY COUNCIL AREA PROFILE 
 

Stage 1: Demographic and Economic 
Context 
 

Step 1.1 Demography and Household Types  
 

1.72 The Dundee City Council area was 
home to 147,200 people in the 2011 Census, 
an increase of 1,740 or just over 1.2% since 
2001.  
 

1.73 The gender split has changed slightly 
from 47.5 male: 52.5 female in 2001 to 48 
male: 52 female in 2011. 
 

 

 
 

1.74 Since 2001 the age structure altered with a fall of 1,976 (7.7%) in those aged under 
16, growth of 4,840 (5.1%) in those aged 16 to 64 and a fall of 1,124 (4.4%) in those aged 
over 65.  
 

1.75 The Dundee City population was made up of just under 93.7% categorised as White 
British in 2001. By 2011 there was broader ethnic diversity and the majority White British 
category repsresented 89% of the population. Anecdotal evidence suggests that this could 
be as a result of international workers from the European Union’s “A8” member states and 
overseas students attending the City’s universities.    
 

Figure 1.36: Change in the Dundee City Council Demographic Profile 2001 to 2011 

 
Source: National Records of Scotland 2001 Census and mid-year population estimates 2011 revised for 2011 Census 
Map © Crown copyright and database rights Ordnance Survey license number 100053960 (2014)  
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Drivers of population growth in Dundee City 

1.76 Natural change was negative over much of the last decade, but this changed by 
2006/07 to positive (Figure 1.37). This has been the result of more births than deaths, 
meaning that migration helped to stabilise the population but later became a driver of 
population change. 
 

Figure 1.37: Components of Population Change in Dundee City 2001 to 2011 

 
Source: National Records Scotland components of population change 
 

1.77 Average annual net migration flows (Figure 1.38) show that migration over the last 
decade has, on average, been fuelled by growth in the 15 to 19 age group. It is likely that 
this represents students arriving at the 2 universities in Dundee. These collectively represent 
around 22,000 students (Figure 1.39) 

 

Figure 1.38: Average Annual Net Migration flows by age group (2001/02 to 2009/10) for Dundee 
City 

 
Source: National Records of Scotland 
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Figure 1.39: All students attending Dundee’s Universities by domicile (2003/04, 
2006/07 and 2010/11) 

 
Source: Higher Education Statistics Authority (HESA) 
 

1.78 The Main origins and destinations for migrants to and from Dundee City (Figure 1.40) 
have been Angus, Perth & Kinross and Outside of Scotland. This is unsurprising given the 
proximity of both authority areas to Dundee City and the tight administrative boundary. The 
figures from outside of Scotland includes 3,605 overseas students at various stages of their 
studies (See also Figure 1.39). 
 

Figure 1.40: Average Annual Net Migration flows by age group (2001/02 to 2009/10) for 
Dundee City 

 
Source: National Records Scotland 
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1.79 Figure 1.41 shows that there has been growth in National Insurance Numbers issued 
to foreign workers in Dundee City since 2002/03. Although this has fallen recently 
 

Figure 1.41: National Insurance numbers issued to foreign nationals working in 
Dundee City (2002/3 to 2011/12) 

 
Source: National Records Scotland 
 

1.80 Figure 1.42 shows that net migration from overseas was positive in each of the most 
recent 4 years (2006/07 to 2009/10). This is compared with negative net migration for 
Scotland and the rest of the UK. There may, again, be some connection between the 
overseas students at the Universities in Dundee. 
 

Figure 1.42: In, Out and Net Migration flows for Dundee City 2006-07 to 2009-10 

 
Source: National Records Scotland 
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Changes in Household Structure and Occupation Rates 
1.81 Figures have been used from 2000 and 2010 because the necessary information 
was only available in a directly comparable way for these two years and include calculation 
of numeric values from percentages. The number of households in Dundee City has grown 
over the decade. There has been particular growth in the number of households with 1 adult.  
 

Figure 1.43: Changes in Household Composition in Dundee City (2000 to 2010) 

 
Source: National Records of Scotland 2010 Household Estimates and Scottish Neighbourhood Statistics 
 

1.82 Information on household occupation was limited in availability and has been derived 
by calculating numeric values from the number of dwellings in 2011 and the proportion of 
occupied, vacant and 2nd/holiday homes in 2011. In Dundee City the majority of household 
spaces are occupied and vacancy has decreased due to the increase in occupied home in 
2011. 
 

Figure 1.44: Changes in Household Occupation in Dundee City (2001 to 2011) 

 
Source: National Records of Scotland 2010 Household Estimates and Scottish Neighbourhood Statistics 
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Step 1.2 National and Local Economic Policy 
Step 1.3 Employment Levels and Structures 
1.83 Please note that these figures were only available for 2004 to 2011. The working age 
population (16 to 65) grew in Dundee City by 6,581 people or 7% (2004-11). However the 
number of people employed grew by 3,500 over the same period. 
 

1.84 The information for occupational types and industrial sector are a measure of the 
population aged 16 and over and therefore include some of the workforce aged 65 and over. 
 

1.85 There is a relatively even mix of occupational types but the number and proportion of 
‘Elementary Occupations’ and ‘Sales & Customer Services’ have grown. These figures 
reflect where the worker lives rather than where they work and so it may under represent the 
mix of occupations working within the city as many travel to work in Dundee City from its 
surroundings.  
 
1.86 Several sectors saw a reduction in workforce; ‘Transport and Communications’, 
‘Construction’ and ‘Manufacturing’. These are all sectors that have been hit by the global 
economic downturn. There has also been a fall in the ‘public administration, education and 
health sector’, largely as a result of government austerity measures in response to falling tax 
returns. The ‘banking, finance and insurance, and ‘distribution, hotels and restaurants’ 
sectors have seen growth. 
 

Figure 1.45: Employment levels, occupational groups and industrial sectors in 
Dundee City (2004 to 2011) 

 
Source: Local Labour Market Statistics for Scotland from NOMIS 
 

Step 1.4 Incomes and Earnings 
1.87 The proportion of the population aged 16 to 64 claiming Job Seekers Allowance fell 
to a low in 2008. Thereafter it has grown sharply to exceed levels in 2001. The coincidence 
of time periods for this trend shows that the national economic situation is likely to have been 
a strong driver of these changes. 
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Figure 1.46: Changes in the proportion of working age populating claiming Job-
Seekers Allowance (JSA) Feb 2001 to Feb 2013 in Dundee City 

 
Source: Department for Work and Pensions/NOMIS 
 

Household Incomes 
1.88 The largest individual household groupings are those with household incomes of 
between £5,000 and £15,000 per year. Together these represent just under 30% of 
households in Dundee City. The majority of households (60%) have incomes of £30,000 per 
year or less. Just over 18% of households have household incomes exceeding £50,000 per 
year. 
 

Figure 1.47: Number of Households by Household Incomes at £5,000 per year income 
brackets (2011) 

 
Source: CACI Intermediate Zone Household Income from Scottish Government Data Pack Published in 2012  
 © [1979]/ [1996] – 2015 CACI Limited. This report shall be used solely for academic, personal and/ or non-commercial 
purposes. 
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1.89 There has been a fall in the Dundee City population living in areas ranked amongst 
Scotland’s 20% most deprived data zones between 2004 and 2012. This is consistent with 
the trend observed between 2004 and 2009. There was also a rise in the population living in 
areas ranked amongst Scotland’s 20% least deprived data zones. 
 

Figure 1.48: Changes in the number of people in Dundee City living in areas ranked by 
Scottish Quintile of Multiple Deprivation 2004 vs 2012 

 
Source: Scottish Index of Multiple Deprivation 2004 and 2012 using Mid-year population estimates 2004 and 2011 pre-census 
revisions 
 

Stage 2: Housing Stock: Dundee City Housing Market Area 
Step 2.1 Dwelling Profile 
1.90 There was an increase of 1,585 dwellings from 2003 to 2011 (2.2%). There was an 
increase in all types and sizes of property (except for flats and 1-3 roomed properties which 
saw a fall between 2006 and 2011. The largest individual increase has been in semi-
detached and in 4 to 6 roomed properties. There have also been increases primarily in 
council tax bands D to H with falls in those in bands A to C, although these continue to 
constitute the majority of the housing stock.  
 

1.91 The tenure mix is for households rather than dwellings and is presented from the 
2001 and 2011 Census. These distinctions explain the differing column heights compared 
with other categories in this graph. The majority of households in Dundee City (53%) were 
owner occupiers (outright or through mortgages) in 2001 but this has fallen to 50%. Over this 
same period households living in the rental sector have increased slightly. Households 
private renting shifted from 11.7% to 18.7%. This may have been partly influenced by the 
housing choices of the student population over the same period. There was also a fall in the 
number and share of household renting from councils but growth in those in other forms of 
social rent. Shared ownership fell slightly but continues to represent the smallest share of all 
household tenure options. Data for households living rent free was not available from the 
2001 Census but stood at just under 600 in 2011. 
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Figure 1.49: Dwelling Profile (200311) and tenure mix (2001-11) for Dundee City 

Source: Scottish Neighbourhood Statistics and for tenure the 2001 Census and 2011 Census 
Note: Rooms exclude self-contained Kitchens and Bathrooms and Data only available at data zone level for 2003 onwards. 
Note: RSL refers to all forms of Social rent other than council rent, owner occupiers includes both mortgaged and outright 
ownership 
Note: Living Rent Free is intended to capture those who do not own or pay rent eg farm labourer tied homes, live-in hotel staff 
and caretakers 
 

1.92 Over the last decade there has been a fall in the number of council homes in Dundee 
City, this has been as a result of both ‘right to buy’ sales and also as part of regeneration 
programmes that saw many high and medium rise flats demolished such as Ardler, Hilltown 
and Whitfield. Dundee City’s Council housing stock is largely made up of flats and 
particularly tenement flats. The continued fall in stock between 2011 and 2013 reflects some 
of the more recent demolitions at Hilltown and Menzieshill.  
 

Figure 1.50: Council Homes in Dundee City (2001, 2011 and 2013) 

 
Source: Scottish Government Housing Statistics – Public Sector Housing Stock  
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Vacancy and Second Homes 
1.93 Vacant and second homes have already been covered above in Figure 1.44 and 
paragraph 1.82. In 2011 3.6% of the housing stock was vacant and 1.2% was made up of 
second homes. The highest vacancy rates in Dundee City are in the inner suburbs and 
particularly the area around Hilltown. There are also concentrations around Whitfield and 
Menzieshill. These coincide with places where regeneration programmes have assembled 
council property, including multi-storey tower blocks, for demolition. All multi-storey tower 
blocks scheduled for demolition have now been demolished. In most other areas vacancy 
rates are 3% or below. There are comparatively few second homes in Dundee City with 
almost all areas containing 5% or less. 
 

Figure 1.51: Distribution of vacant homes (2011) 

  
 

Figure 1.52: Distribution of 2nd homes (2011) 

 
Source: Scottish Neighbourhood Statistics   © Crown copyright and database right 2014. All rights reserved. Ordnance Survey 
Licence Number 100053960 
 

Step 2.2 Stock Condition 
1.94 Using information from the Scottish Housing Regulator (supplied by councils and 
registered social landlords); in 2012 75.3% of homes within the Dundee City Council owned 
Housing stock and 83.9% of Registered Social Landlord stock comply with the Scottish 
Housing Quality Standard (SHQS).  
 

1.95 Dundee City Council commissioned David Adamson and Partners Ltd to complete a 
comprehensive review of housing conditions in the private housing sector for Dundee City in 
2010 using national guidance issued by the Scottish Government. A sample of 2,702 
dwellings was surveyed. Full physical condition and household information was achieved in 
2,492 dwellings, full physical information in an additional 84 dwellings and external physical 
information in the remaining 126 dwellings (due to vacancy within the housing stock at time 
of survey) was achieved. Copies of the study can be accessed from Dundee City Council. 
 
1.96 The Private Sector House Condition Survey (2010) detailed the size, type, tenure 
and household make-up of the private sector housing in Dundee City, as well as providing 
information on housing condition and energy efficiency. The survey also provides information 
on household attitude towards their homes and barriers to carrying out repairs. Additional 
information was gathered on the right-to-buy housing sector and the private rented sector.  
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1.97 The Private Sector House Condition Survey identified 6.6% (3,352 private sector 
dwellings) as Below Tolerable Standard (BTS). The most common reasons for failure were 
safe and adequate electrical systems (2,343 dwellings) and adequate thermal insulation 
(677 dwellings). A broad range of defects were however apparent. Costs to improve BTS 
housing was estimated at the time as £5.277m, an average of £1,575 per defective dwelling. 
Costs ranged from under £1,000 to over £12,000 per dwelling although the dominance of 
electrical failures moderated the average improvement cost. 
 
1.98 Private sector housing in Dundee City is estimated at 50,628 dwellings. It is 
significantly older than the national profile. Nationally 44.0% of private housing was 
constructed post 1964 compared to 38.8% in Dundee City. Conversely 18.6% of private 
housing nationally is of pre -1919 constructions compared to 27% in Dundee City. The oldest 
housing age profiles are associated with the West End, Maryfield and Coldside Local 
Community Planning Partnership (LCPP) areas. 
 

1.99 Housing tenure patterns in the private sector are dominated by owner occupation: 
36,337 dwellings (71.8%). Dwellings rented from a private landlord account for 14,291 
dwellings (28.2%). Within the private housing sector 12,625 dwellings are ex-Right to Buy 
(24.9% of total private sector housing stock). High rates of private rental are, in part, 
associated with a large student population. 
 
1.100 The occupied housing stock accounted for 48,851 dwellings and contained 51,971 
households and a household population of 107,146 persons. 47,076 dwellings were 
occupied by a single household, the remaining 1,775 occupied dwellings contain more than 
one household and are in multiple occupation. 
 

1.101 Households are predominately small in size - 18,518 households (35.6%) contain a 
single person, an additional 20,165 households (38.8%) contain two persons. Elderly 
households account for 30.5% of all households with single person non pensioner 
households accounting for an additional 21.3% 
 

1.102 The Scottish House Condition Survey (2011/12) does not report on dwellings that are 
Below Tolerable Standard (BTS) at geographies below Scotland but did identify 3.7% of 
properties in Scotland as BTS. Applying 3.7% on a pro-rata basis suggests that of the 
73,636 homes in Dundee City in 2011, 2,725 would be BTS. According to the Dundee City 
Private Sector House Condition Survey (2010) housing conditions in Dundee City generally 
reflect the national average across all key condition indicators. Nationally 65% of private 
dwellings fail the requirements of the SHQS compared to 70% in Dundee City. The research 
shows that the defects identified within the SHQS are: 
• 3,352 dwellings (6.6%) defective on the tolerable standard 
• 1,515 dwellings (3.0%) defective on repair 
• 9,671 dwellings (19.1%) defective on amenities 
• 16,230 dwellings (32.1) defective on health / safety / security 
• 27,069 dwellings (53.5%) defective on energy efficiency 
 

Step 2.3 Shared housing and communal establishments 
1.103 Shared and communal establishments cover a range of living arrangements including 
hospitals with permanent residents, care homes, military establishments, prisons and other 
forms of accommodation. Houses of Multiple Occupation are properties that are shared by 
three or more tenants who aren't members of the same family. Since 2001 HMO landlords 
must have a license from the respective local council to ensure that the property is managed 
properly and meets certain safety standards. The HMO typically covers bedsits, shared flats, 
lodgings, shared houses and hostel or bed and breakfast accommodation. 
 

1.104 The number of licences has increased substantially since 2001 peaking at 1,495 in 
2011. Explanations for this include that an increase in the amount of new build student 
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accommodation in the City over the last decade and the broader growth in the buy-to-let 
sector (including that aimed at students), both of which may have required HMO licences.  
 

Figure 1.53: Total House of Multiple Occupation (HMO) licences in Dundee City (2001 
to 2013) 

 
Source: Scottish Government Housing Statistics taken from HMO returns by local authorities to the Scottish Government, 
Communities Analytical Services (Housing Statistics) 
 

Notes: Licenses in force will exclude withdrawn applications and include applications refused and subsequently appealed. 
They also exclude licences which are currently in the process of being renewed. 
 

1.105 There has also been an increase in the number of people living in communal homes 
over the last decade, an increase of nearly 2,000 people. Again the large student population 
offers one explanation for this with more purpose built student accommodation having been 
provided over this period. As there are no permanent garrisons and no prisons, the only 
additional explanation may be as a result of the increasingly ageing population taking up 
residence in care homes, although there is no specific evidence to prove or deny this.  
 

Figure 1.54: Population of Dundee City Living in Communal Homes (2001 vs 2011) 

 
Source: 2001 Census and 2011 Census taken from NRS 2011 Census Reconciliation Report - Comparison of the 2011 Census 
household results and the Household Estimates and Projections for Scotland, Table XXX 
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Stage 3: Market Activity 
1.106 This section examines how house prices, rents and sales transactions have changed 
over the last decade. The cost of borrowing is an issue which is covered nationally and is not 
unique to any particular geography. This issue has been dealt with under Stage 4: Bringing 
the Evidence Together later in this chapter. 
 

Step 3.1: The cost of buying or renting a property 
Step 3.2: Affordability of housing 
1.107 Over the last decade or so mean and median average house prices grew from a 
comparatively low base during the ‘housing boom’. This was partly fuelled by liberal financial 
lending and low and stable interest rates. During this time the gap between upper and lower 
quartile grew although all prices rose. The number of sales transactions fell substantially 
after 2007 and up to 2009 with the onset of the ‘credit crunch’ and subsequent economic 
downturn. Median, Mean, Upper Quartile and Lower Quartile average prices remained static 
with the exception of the lower quartile which fell. After 2009 the mean, median and upper 
quartiles all saw some fall. However, these drops did not drop significantly below 2006 
levels. By 2011 these falls slowed or ceased and, in the case of upper quartile reversed 
slightly. Sales transactions increased marginally in 2010 but fell again in 2011. Sales still 
remain below pre-recession levels and also those seen during the 1990s. 
 

Figure 1.55: Comparison of lowest quartile, median, mean and upper quartile house 
prices and sales transactions (1993 to 2011)   

 
Source: Registers of Scotland taken from Scottish Neighbourhood Statistics 
 

1.108 Comparing quarterly house prices for 2012 and 2013 shows distinct variations for 
property types. The overall increase in median average house prices has been driven by 
growth in the average prices of detached and semi-detached house which has offset the 
limited fall in terraced house prices and the larger fall in average prices for flats. 
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Figure 1.56: Comparison of mean average house prices by property type and median 
average house prices overall for the quarters April to June 2012 and April to June 
2013 for Dundee City 

 
Source: Registers of Scotland Quarterly House Price Statistical Report April to June 2013 (July 2013) 
 

1.109 Local Housing Allowance (LHA) is the way that housing benefit is calculated and paid 
to tenants of private landlords. The local housing allowance figure is based on the 30th 
percentile of rents and NOT, as previously, on the mid-point (50th percentile) of all rents.  
The rate depends on the area in which you are making your claim, called ‘broad rental 
market areas’ usually a set rate for the local authority area and the number of rooms 
needed. This ensures that those who live in similar circumstances in the same area receive 
the same amount of support towards their housing costs. If the rent is higher than the local 
housing allowance rate due, the tenant will have to pay the difference or find alternative 
accommodation whose rent is within the allowance rates. The current figures (April 2013 – 
March 2014) for Dundee City Council are shown below. 
 
1.110 The full financial impact of Welfare Reform for the City cannot yet be quantified. 
However a recent report published by the Scottish Government on 11 April, 2013 titled “The 
Impact of Welfare Reform in Scotland” and carried out by Sheffield Hallam University noted 
that the impact of Welfare Reform on Dundee’s economy would result in an estimated 
annual loss of £58m. 
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Figure 1.57: Local Housing Allowance for Dundee City and Angus (2013/14 financial 
year) for different bedroom sizes based on the 30th percentile 

 
Source: Local Housing Allowance taken from Scottish Government and Department for Work and Pensions 
 

Cost of borrowing 
1.111 Many aspects of the cost of borrowing are about the lending policies of national 
financial institutions and HM treasury policy. These issues are not unique to any particular 
geography and have been considered at Stage 4: Bringing the Evidence Together later in 
this chapter and as part of broader thinking in Chapter 5: Joining Up the Evidence Across 
the Assessment.  
 

1.112 However, Figure 1.58 (below) makes some connection between local household 
incomes and lowest quartile and median house prices. Figure 1.58 shows how multiples of 3 
and 4 times average household incomes in 2011 compare with lowest quartile and median 
house prices in 2011 for Dundee City. This is slightly crude because it does not factor in the 
scale of deposit or equity. However, the purpose of this is indicative and helps to understand 
the general number of households on particular income brackets and how these may or may 
not be able to access the purchase market.  
 

1.113 With multiples of 3 x household income it is only possible for households earning 
£20,000 to £25,000 per year or more to purchase a lower quartile home and £30,000 to 
£35,000 per year to purchase a median priced home. Those with household incomes in 
lower income brackets would require sufficient deposit or equity to make up the shortfall. 
This shows that over half of households in Angus would need some form of deposit and 
more generous lending conditions to be in a position to purchase lowest quartile and median 
priced homes. 
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Figure 1.58: Comparison of Lowest Quartile and Median Average House Prices (2011) 
with Household Incomes (2011) 

 
Source: CACI income data from Scottish Government Datapack and Registers of Scotland taken from Scottish Neighbourhood 
Statistics    © [1979]/ [1996] – 2015 CACI Limited. This report shall be used solely for academic, personal and/ or non-
commercial purposes. 
 

Step 3.3: Over-crowding and under occupation by tenure 
1.114 Over-crowding and under occupation are terms that describe how homes are used. 
The Council Housing registers can be used to identify concealed and over-crowded homes. 
Over-crowding tells us about where there are more people living in a home than it was 
designed to accommodate. Concealed households tell us where more than one household is 
living within a home. It is more difficult to estimate under occupation, sometimes the only 
statistical measure of this is in the council housing and that of registered social landlords 
(RSLs).  
 
1.115 Figure 1.59 shows the number of households that are concealed or over-crowded 
and those that are under-occupied. These figures are built up from information from each of 
the council areas in the TAYplan region. Specific details for each council area are contained 
in the individual council area profiles below. 
 
1.116 Concealment of households is more significant than overcrowding at TAYplan level 
representing (78%) just over three quarters of all concealed or overcrowded households in 
March 2013. It is thought that this may include adult children living with parents either whilst 
studying or whilst waiting to buy or rent their own home. 
 
1.117 Dundee City’s Housing Department, together with Finance Department (Revenues 
Division), has identified Council tenants who are affected by Housing Benefit changes 
regarding under-occupancy. All of these tenants have been sent a letter explaining the 
impact of the changes to them and asking them to confirm their household composition. 
Table 2 provides details on the number of Council and Registered Social Landlords tenants 
who are impacted by the under-occupancy changes.  
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1.118 All property size information has now been added to the live Housing Benefit system 
and benefit entitlement to reflect the 14% or 25% reductions will be calculated as part of the 
annual benefit uprating procedure (see table of under occupancy charges below): 
 

Under – Occupancy Charges 
 Units Percentage of 

Reduction 
Average Loss 

Council 1,851 14% £10.90pw 

 321 25% £21.75 

Total 2,172   

Annual Loss £1.3m   

RSL’s 903 14% £11.20pw 

 258 25% £21.00pw 

Total 1,161   

Annual Loss £0.795m   

Total Loss £2.095m   

 
1.119 The change in the single room rate being extended to single persons aged under 35 
has not yet had a major impact on homelessness because at that point no records of 
evictions or termination due to welfare reform had been recorded, although in the last 
quarter, the number of homelessness cases resulting from affordability issues in the private 
sector has increased slightly. The Housing Department saw an 8% reduction in the number 
of homeless applications over 2012/13 compared with 2011/12. The Homeless Prevention 
Team are contacting landlords of potentially homeless people to encourage them to sustain 
tenancies and explore all options to prevent homelessness. A meeting was held in 
December, 2012 with the Private Landlords Forum to discuss how they may deal with the 
impact of under-occupancy and the removal of the Local Housing Allowance excess to 
minimise the impact on homelessness. 
 
1.120 The Housing Department has identified council tenants who may be affected by 
housing Benefit changes regarding under-occupancy. A small team has been set up within 
the Housing Department to make contact with tenants who are on full housing benefit 
(Finance Revenues staff are concentrating on tenants on part benefit) so that these tenants 
can be advised of a possible loss of benefits and what measures they can take to minimise 
the impact. The single room rate being extended to single persons aged under 35 has not 
yet had a major impact on homelessness, though in the last quarter the number of 
homelessness cases resulting from affordability issues in the private sector has increased a 
little, so monitoring of the situation will continue. The Homeless Prevention Team is 
contacting landlords of potentially homeless people to encourage landlords and explore all 
options to prevent homelessness. Changes to the amount of rent eligible for HB purposes for 
supported accommodation will have an impact on the affordability of Council Temporary 
Homeless Accommodation. An action plan including a review of this accommodation is in 
progress. The Council has agreed an Under-occupancy Housing Incentive Scheme in 
February 2013 and the Council has also agreed to amend the letting policy to give tenants 
who under-occupy council housing increased priority. Dundee City Council are maximising 
the availability of existing housing supply through Nominations and section 5 referrals to 
Housing Associations. Nominations and homeless referrals are being monitored and so far 
this year targets are being met.  
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Figure 1.59: Households in concealed or overcrowded and under-occupied homes (as 
at March 2013) 

 
Source: Dundee City Council 
 

Step 3.4: Vacancies, turnover rates and available supply by tenure 
1.121 Turnover rates were highest on the outskirts of Dundee in particular where there has 
been substantial new house building over the last decade. Lowest turnover rates were in the 
suburban areas such as Douglas, Whitfield, Fintry, Ardler and Menzieshill. These are also 
areas with high proportions of Council stock and therefore it would not be expected to see 
high sales turnover in these locations. There were also low turnover rates in parts of 
Broughty Ferry and Dundee West End. 
 

Figure 1.60: Turnover in the purchase stock based on all sales 2001 to 2010 as a 
proportion of the 2010 housing stock 

 
Source: Scottish Neighbourhood Statistics from Registers of Scotland 
© Crown copyright and database right 2014. All rights reserved. Ordnance Survey Licence Number 100053960 
 
1.122 Turnover rates in the social rented sector (council and registered social landlord – 
RSL) are set out in Figure 1.61 below. These each represent between 10.4% and 9.5% of 
the respective stock. 
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Figure 1.61: Turnover in the social rented (Council and Registered Social Landlord – 
RSL) housing stock for Dundee City (2012-32) 

 
Source: Dundee City Council 
 

Dundee City Summary of Key Points: 

 Population increased 1.2% 2001 to 2011 with growth in 16-64 age group and falls in under 16s 
and 65 plus 

 93.7% are white British 

 Population growth driven by migration and positive natural change  

 Net outward migration of all age groups except for those aged 15-19 

 Net inward migration originating mainly from outside of Scotland 

 Growth in all household types and the majority of households aged over 44 

 Vacancy 3.6% and Second Homes 1.2% in 2011 

 Public Sector and Hospitality are the largest individual parts of the economy 

 Claimants for Job Seekers Allowance fell until the recession then grew again and now 6% of the 
working age population, similar to 2001 levels  

 Nearly one third of households earn under £15,000 per year and 60% of households earn under 
£30,000 per year in 2011 

 Population living in areas ranked amongst Scotland’s 20% most deprived fell 2004 to 2012 

 53% of all homes are flats and 47% are houses in 2011 

 2.2% increase in the number of homes 2001 to 2011, mostly in council tax bands D to H and with 4 
to 7 plus rooms. Demolitions contributed to a fall in council tax bands A to C. 

 Although home ownership grew to 2005/06 it has fallen again but still represents the majority 
tenure 

 The council stock shrank over the 2001 to 2011 period 

 The highest concentrations of vacant homes are in Hilltown, Menzieshill, Fintry and Whitfield and 
may result from demolition and regeneration programmes. 

 The housing stock has a higher rate of failure than the national average with the most common 
point of failure being energy efficiency. 

 Comparatively high number of HMO liciences (1,430 in 2013) and a 62.5% increase in households 
living in communal establishments thought to relate to the student population 

 Median Average House prices in 2011 are £110,000, a fall of 10% but terrace house prices fell by 
0.9% and detached houses fell by 0.9%. 

 Highest sales turnover on the outskirts of Dundee where significant new build has occurred north 
of Broughty Ferry along the A92 coridor and a Ballumbie 
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NORTH PART OF FIFE COUNCIL AREA PROFILE 
 

Stage 1: Demographic and Economic 
Context 
 

Step 1.1 Demography and Household Types  
 

1.123 The North part of Fife Council area was 
home to an estimated 78,524 people in 2011, 
an increase of 3,929 or just over 5.3% since 
2001 (however the 2011 Census reports that 
this was slightly smaller at 76,061, which 
represents an increase of 1,466 or 1.97%). 
57.4% of the population continue to live in the 
main centres of population; St Andrews, Cupar, 
Leuchars/Guardbridge, Anstruther, Newburgh, 
Newport, Tayport and Wormit. 
 
 

 

 

1.124 The gender profile of the population of Nofth Fife continues to be roughly evenly split, 
with 52% female and 48% male. 
 

1.125 Since 2001 the age structure altered with a fall of 1,555 (11.9%) in those aged under 
16 and growth of 3,470 (7.2%) in those aged 16 to 64 and of 2,014 (14.8%) in those aged 65 
and over.  
 

1.126 The North Fife population was made up of 94.6% categorised as White British in 
2001. Updated information on ethnicity at data zone level, to cover North Fife, is currently 
awaited from the 2011 Census. However, 2011 Census evidence suggests that the 
population has become more ethnically diverse in since 2001, with the arrival of international 
workers from the European Union’s “A8” member states in particular.    
 

Figure 1.62: Change in the North Fife Demographic Profile 2001 to 2011 

 
Source: National Records of Scotland Mid-year Population Estimates 2001 and 2011(not revised for the 2011 Census  
Note: 2011 Census revisions to 2011 mid-year population estimates unavailable for age, gender and ethnicity at this geography 
at time of writing 
Map © Crown copyright and database rights Ordnance Survey license number 100053960 (2014)  
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Drivers of population growth in the Whole of Fife (No figures for North Fife alone) 
1.127 Natural change has been consistently negative over the last decade, albeit to a 
diminishing extent (Figure 1.63). This has been driven by more deaths than births, meaning 
that migration has been the principal driver of population change. 
 

Figure 1.63: Components of Population Change in Whole of Fife 2001 to 2011 

 
Source: National Records Scotland components of population change 
Note: These figures have not yet been adjusted for the 2011 Census 
 

1.128 Average annual net migration flows (Figure 1.64) show that migration over the last 
decade has, on average, fuelled growth in all age groups except those aged 15 to 19. It is 
likely that this represents students leaving Fife for education and possibly graduates leaving 
home for careers outside of Fife. These figures are for the whole of Fife and therefore the 
effect of the University of St Andrews is not apparent from these figures. However, the 
University of St Andrews has around 9,500 students (figure 1.65) and this is known to be 
significant for the North part of Fife. 
 

Figure 1.64: Average Annual Net Migration flows by age group (2001/02 to 2009/10) for 
Whole of Fife 

 
Source: National Records Scotland Migration In and Out Migration Flows 
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Figure 1.65: All students attending St Andrews University by domicile (2003/04, 
2006/07 and 2010/11) 

 
Source: Higher Education Statistics Authority (HESA) 
 

1.129 The Main origins and destinations for migrants to and from the whole of Fife (Figure 
1.66) have been neighbouring SESplan (less Fife), to a lesser extent Glasgow and Clyde 
Valley and outside of Scotland. Fife has been a net recipient of migrants from these areas. 
This is unsurprising given the proximity of Edinburgh to the major population centres in Fife 
along the East Coast Mainline, A90 and A92 to jobs based in Edinburgh. However, this is 
likely to impact less on the north part of Fife. Those joining and leaving military units based 
at RAF Leuchars are only likely to represent a small portion of growth from Outside of 
Scotland. An additional explanation is the arrival of students for the University of St. Andrews 
and migrant workers, particularly in the agricultural sector. 
 

Figure 1.66: Average Annual Net Migration flows by age group (2001/02 to 2009/10) for 
Whole of Fife 

 
Source: National Records of Scotland Population and Migration Data 



Page | 72  

 

1.130 Figure 1.67 shows that there has been growth in National Insurance Numbers issued 
to international workers in the whole of Fife since 2002/03.  
 
Figure 1.67: National Insurance numbers issued to foreign nationals working in Whole 
of Fife (2002/3 to 2011/12) 

 
Source: National Records of Scotland International Migration Data 
 
1.131 Figures 1.68 shows that net migration from overseas was positive and a key driver of 
net inward migration in each of the most recent 4 years (2006/07 to 2009/10). 
 

Figure 1.68: In, Out and Net Migration flows for Whole of Fife 2006-07 to 2009-10 

 
Source: National Records of Scotland – Origin and Destination Migration Data 
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Changes in Household Structure and Occupation Rates 
 

1.132 Figures have been used from 2000 and 2010 because the necessary information 
was only available in a directly comparable way for these two years and include calculation 
of numeric values from percentages. Also Figure 1.69 is for the Whole of Fife as no 
equivalent figures were available for North Fife alone. 
 

1.133 The number of households in the whole of Fife has grown over the decade. There 
has been particular growth in the number of households with 1 Adult. Although there has 
been some growth in the number of households with children these represent a smaller 
proportion of households in 2010 than in 2000.  
 

Figure 1.69: Changes in Household Composition in the Whole of Fife (2000 to 2010) 

 
Source: National Records of Scotland 2010 Household Estimates and Scottish Neighbourhood Statistics  
 

1.134 Information on household occupation was limited in availability and has been derived 
by calculating numeric values from the number of dwellings in 2011 and the proportion of 
occupied, vacant and 2nd/holiday homes in 2011. In North Fife the majority of household 
spaces are occupied, holiday/second homes have significantly increased and vacancy has 
shrunk. 
 

Figure 1.70: Changes in Household Occupation in North Fife (2001 to 2011) 

 
Source: National Records for Scotland 2010 Household Estimates and Scottish Neighbourhood Statistics 
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Step 1.2 National and Local Economic Policy 
Step 1.3 Employment Levels and Structures 
1.135 Please note that these figures were only available for 2004 to 2011. Figures were 
only available for the Whole of Fife and not for the North part of Fife. 
 

1.136 The working age population (16 to 65) grew in the whole of Fife by 6,811 people or 
3% (2004-11). However the number of people employed fell by 700 over the same period. 
 

1.137 The information for occupational types and industrial sector are a measure of the 
population aged 16 and over and therefore include some of the workforce aged 65 and over. 
 

1.138 There is a relatively even mix of occupational types but the number and proportion of 
‘Professional’, ‘Associate Professional and Technical’ and ‘Personal Services’ occupations 
have grown. These figures reflect where the worker lives rather than where they work so it is 
possible that this is the result of either growth in these sectors within the whole of Fife or a 
growth in the number of people in these jobs but who work elsewhere. The number and 
proportion of ‘Plant and Machine Operatives’ fell substantially. 
 

1.139 Several sectors saw a reduction in workforce; ‘Transport and Communications’, 
‘Construction’ and ‘Manufacturing’. These are all sectors that have been hit badly by the 
global economic downturn. There has been growth however in the ‘public administration, 
education and health sector’. It is unlikely that this reflects a growth in the public sector, 
particularly since 2007. One explanation is that this represents existing public sector 
employees living in or moving to the Whole of Fife from existing jobs elsewhere. 
 

Figure 1.71: Employment levels, occupational groups and industrial sectors in the 
Whole of Fife (2004 to 2011) 

 
Source: Local Labour Market Statistics for Scotland from NOMIS 
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Step 1.4 Incomes and Earnings 
1.140 The 
proportion of the 
population aged 16 
to 64 claiming Job 
Seekers Allowance 
fell to a low in 2008. 
Thereafter it has 
grown sharply to 
exceed levels in 
2002. Although there 
was a slight fall by 
2013. The 
coincidence of time 
periods for this trend 
shows that the 
national economic 
situation has been a 
strong driver of 
these changes. 

Figure 1.72: Changes in the proportion of working age 
populating claiming Job-Seekers Allowance (JSA) Feb 2001 to 
Feb 2013 for the Whole of Fife 

 
Source: Department for Work and Pensions/NOMIS 
 

Household Incomes 
1.141 The largest individual household groupings are those with household incomes of 
between £5,000 and £15,000 per year. Together these represent just less than one quarter 
of households in North Fife. The majority of households (52.7%) have incomes of £30,000 
per year or less. Just over 23% of households have household incomes exceeding £50,000 
per year. 
 

Figure 1.73: Number of Households by Household Incomes at £5,000 per year income 
brackets (2011) 

 
Source: CACI Intermediate Zone Household Income from Scottish Government Data Pack Published in 2012    © [1979]/ [1996] 
– 2015 CACI Limited. This report shall be used solely for academic, personal and/ or non-commercial purposes. 
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1.142 There has been a rise of 592 in the North Fife population living in areas ranked 
amongst Scotland’s 20% most deprived data zones between 2004 and 2012. This is a 
change to the trend observed between 2004 and 2009 and is impacted by changes in 
rankings within other parts of Scotland. There was also a fall in the population living in areas 
ranked amongst Scotland’s 20% least deprived data zones and the 3rd Quintile. There has 
been a rise in those living in areas ranked amongst Scotland’s 2nd and 4th Quintiles. 
 

Figure 1.74: Changes in the number of people in North Fife living in areas ranked by 
Scottish Quintile of Multiple Deprivation 

 
Source: Scottish Index of Multiple Deprivation 2004 and 2012 using Mid-year population estimates 2004 and 2011 pre-census 
revisions 
 
 
 
 

Stage 2: Housing Stock:  
Step 2.1 Dwelling Profile 
1.143 There was an increase of 1,588 dwellings from 2003 to 2011 (4.7%). There was an 
increase in all types and sizes of property, although the largest numerical individual increase 
has been in detached and in 4 to 6 roomed properties between 2006 and 2011. There have 
also been increases primarily in council tax bands D to H with comparatively little increases 
in bands A to C, although these continue to constitute the majority of the housing stock. 
There has been a similar numerical increase for all three categories of average number of 
rooms.  
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Figure 1.75: Dwelling Profile for North Fife (2003 to 2011) 

 
Source: Scottish Neighbourhood Statistics 
Note: Rooms exclude self-contained Kitchens and Bathrooms and Data only available at data zone level for 2003 onwards. 
 

Tenure Profile 

1.144 Tenure information was only available for the Whole of Fife because sub-local 
authority tenure information for the 2011 Census had not been released at the time of 
writing. This is shown in Figure 1.76 below. This shows that there was a growth in owner 
occupation and a fall in social renting up to 2005/06. This is consistent with the ‘economic 
and housing boom’ of the early part of the last decade. Since then social renting has grown, 
as has private renting. These may be symptomatic of the economic slow down and some of 
the credit difficulties that existed after 2007. It may also reflect some of the buy-to-let activity 
from the housing boom. 
 

Figure 1.76: Change in Tenure 2001 to 2011 for Whole of Fife 

 
Source: 2001 Census and 2011 Census 
Note: Living Rent Free is intended to capture those who do not own or pay rent eg farm labourer tied homes, live-in hotel staff 
and caretakers 
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1.145 Over the last decade there has been a fall in the number of council homes in the 
whole of Fife, largely as a result of ‘right to buy’ sales. The stock is made up a relatively even 
mix of flats and houses. But the number of Four in a block flats has nearly halved and the 
number of tenement flats has nearly doubled. This is likely to reflect changes in local 
classifications of flatted dwellings because there have been no huge increases in the 
number of tenement flats. 
 

Figure 1.77: Council Homes in the whole of Fife (2001, 2011 and 2013) 

 
Source: Scottish Government Housing Statistics – Public Sector Housing Stock  
 

Vacancy and Second Homes 

1.146 Vacant and second homes have already been covered above in Figure 1.70 and 
paragraph 131. In 2011 2.7% of the housing stock was vacant and 7.5% was made up of 
second homes. The highest vacancy rates in North Fife are concentrated around Cupar and 
on the East Neuk of Fife. For the most part vacancy rates are at or below 3%. The highest 
concentrations of second homes are in the coastal areas around the East Neuk of Fife from 
Elie and Anstruther to and within St Andrews, where in some places levels reach 21 to 55%.  
 

Figure 1.78: Distribution of vacant homes (2011) 

 
 

Source: Scottish Neighbourhood Statistics 
© Crown copyright and database right 2014. All rights reserved. Ordnance Survey Licence Number 100053960 
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Figure 1.79: Distribution of 2nd homes (2011) 

  

Source: Scottish Neighbourhood Statistics 
© Crown copyright and database right 2014. All rights reserved. Ordnance Survey Licence Number 100053960 
 

Step 2.2 Stock Condition  
1.147 The Scottish House Condition Survey (2011/12) does not report on dwellings that are 
Below Tolerable Standard (BTS) at geographies below Scotland but did identify 3.7% of 
properties in Scotland as BTS. Applying 3.7% on a pro-rata basis suggests that of the 
35,391 homes in North Fife in 2011, 1,309 would be BTS.  
 
1.148 Fife Council commissioned David Adamson and Partners Ltd to complete a 
comprehensive review of housing conditions in the private housing sector within the Fife 
area during 2009 using national guidance issued by the Scottish Government. This involved 
the selection of a random sample of dwellings and the completion of an internal and external 
physical survey at each address and a short socio-economic interview with occupying 
households. The physical house condition survey embraced the statutory housing standards, 
dwelling repair, amenities and facilities and home energy efficiency. Physical housing 
measures also include assessment within the framework of the Scottish Housing Quality 
Standard (SHQS). 
 
1.149 This has involved a survey of 3,600 dwellings conducted across all private tenure 
sectors, four local housing market areas, ten local housing strategy sub-areas and has 
included a focus for the first time on 3 older town centres; one of which was Cupar in North 
Fife. These areas are all characterised by above average concentrations of pre-1919 
tenement flats and by above average rates of private rental. Survey data while based on 
sampling approaches has been statistically weighted or grossed up to represent all private 
sector dwellings in Fife. This is a standard methodology, recommended and accepted by 
Scottish Government. 
 
1.150 The report presents the findings to emerge from a sample survey within the private 
sector including linkages between dwelling condition and household circumstances. Copies 
of the report can be viewed on the Fife Council website using the following link: 
http://www.fifedirect.org.uk/orgs/index.cfm?fuseaction=display.PUB&orgid=2BED00A1-
96F8-4A1C-B2415F4A438A5BEF&contentid=8593 
 
1.151 Information is available from the Private Sector House Conditions Survey (2009) for 
North Fife. This suggests that the area has slightly poorer stock condition compared to the 
average for Fife as a whole, principally due to the age of properties within the area. Around 
33% of properties in North Fife were built before 1919 compared to 14.3% across Fife.   
 

http://www.fifedirect.org.uk/orgs/index.cfm?fuseaction=display.PUB&orgid=2BED00A1-96F8-4A1C-B2415F4A438A5BEF&contentid=8593
http://www.fifedirect.org.uk/orgs/index.cfm?fuseaction=display.PUB&orgid=2BED00A1-96F8-4A1C-B2415F4A438A5BEF&contentid=8593
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1.152 Through surveyor assessment, 21.6% of dwellings were considered to be of ‘basic 
quality’, 59.5% requiring some form of repair and 12.4% requiring extensive repairs. An 
estimated 9.1% of dwellings were considered to be Below Tolerable Standard compared to 
5.5% across Fife and 208 properties (0.7%) were considered to be ‘long-term problematic’ 
vacant homes. Around 70.1% of private dwellings in North Fife were failing the SHQS 
compared to 63.3% across the whole of Fife. Similarly, the average National Home Energy 
Rating (NHER) within private properties within North Fife was lower than Fife as a whole 
(Cupar and North West 6.14; St Andrews and North East 6.10; Fife 6.81). These indicators 
support a profile of housing stock within North Fife that is generally older, in more disrepair 
and less energy efficient compared to properties in Fife as a whole.  
 

Step 2.3 Shared housing and communal establishments 
1.153 Shared and communal establishments cover a range of living arrangements including 
hospitals with permanent residents, care homes, military establishments, prisons and other 
forms of accommodation. Houses of Multiple Occupation are properties that are shared by 
three or more tenants who aren't members of the same family. Since 2001 HMO landlords 
must have a license from the respective local council to ensure that the property is managed 
properly and meets certain safety standards. The HMO typically covers bedsits, shared flats, 
lodgings, shared houses and hostel or bed and breakfast accommodation. 
 

1.154 The number of licences has increased since 2001 reaching a peak of 980 in 2011. 
 

1.155 Although data for HMOs and Communal Population are not broken down to North 
Fife level the University of St Andrews includes numerous college accommodation and 
private rented properties serving the student population. The student population also grew 
during this time. 
 

1.156 There is also a large military population in Fife based at RAF Leuchars in North Fife. 
The 1,200 or so personnel do not all live on base but it is understood there are around 700 
properties. Of these some will include officers’ mess and dormitory/communal living for non-
commissioned officers. 
 

Figure 1.80: Total House of Multiple Occupation (HMO) licences in the Whole of Fife 
(2001 to 2013) 

 
Source: Scottish Government Housing Statistics taken from HMO returns by local authorities to the Scottish Government, 
Communities Analytical Services (Housing Statistics) 
 
Notes: Licenses in force will exclude withdrawn applications and include applications refused and subsequently appealed. 
They also exclude licences which are currently in the process of being renewed. 
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1.157 The increase in Students at the University of St Andrews since 2004 is one 
explanation for the increase in the communal population. Other factors may include slight 
variations in the number of military personnel based in Fife.  
 

Figure 1.81: Population of the Whole of Fife Living in Communal Homes (2001 vs 
2011) 

 
Source: 2001 Census and 2011 Census taken from NRS 2011 Census Reconciliation Report - Comparison of the 2011 Census 
household results and the Household Estimates and Projections for Scotland, Table 
 

Stage 3: Market Activity 
1.158 This section examines how house prices, rents and sales transactions have changed 
over the last decade. The cost of borrowing is an issue which is covered nationally and is not 
unique to any particular geography. This issue has been dealt with under Stage 4: Bringing 
the Evidence Together later in this chapter. 
 
 
Step 3.1: The cost of buying or renting a property 
Step 3.2: Affordability of housing 
1.159 Over the last decade or so mean and median average house prices grew from a 
comparatively low base during the ‘housing boom’. This was partly fuelled by liberal financial 
lending and low and stable interest rates. During this time the gap between upper and lower 
quartile grew although all prices rose. The number of sales transactions fell substantially 
after 2007 with the onset of the ‘credit crunch’ and subsequent economic downturn. Median, 
Mean, Upper Quartile and Lower Quartile average prices all fell after 2008, most significantly 
in the upper quartile. However, these did not fall significantly below 2007 levels. Since then 
lowest quartile prices have continued to fall and mean, median and upper quartile prices 
have remained relatively static. Sales transactions have increased marginally in 2010 but fell 
again in 2011. Sales still remain below pre-recession levels and also those seen during the 
1990s (with the exception of 1996 and 1997).  
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Figure 1.82: Comparison of lowest quartile, median, mean and upper quartile house 
prices and sales transactions (1993 to 2011) (Whole of Fife)  

 
Source: Registers of Scotland taken from Scottish Neighbourhood Statistics 
 

1.160 Comparing quarterly house prices for 2012 and 2013 shows distinct variations for 
property types. The overall decrease in median average house prices has been driven by a 
fall in the average prices of detached houses, terraced houses and flats. Average prices of 
semi-detached properties continued to rise. 
 

Figure 1.83: Comparison of mean average house prices by property type and median 
average house prices overall for the quarters April to June 2012 and April to June 
2013 for Whole of Fife 

 
Source: Registers of Scotland Quarterly House Price Statistical Report April to June 2013 (July 2013) 



Page | 83  

 

1.161 Local Housing Allowance (LHA) is the way that housing benefit is calculated and paid 
to tenants of private landlords. The local housing allowance figure is based on the 30th 
percentile of rents and NOT, as previously, on the mid-point (50th percentile) of all rents.  
The rate depends on the area in which you are making your claim, called ‘broad rental 
market areas’ usually a set rate for the local authority area and the number of rooms 
needed.  This ensures that those who live in similar circumstances in the same area receive 
the same amount of support towards their housing costs.  If the rent is higher than the local 
housing allowance rate due, the tenant will have to pay the difference or find alternative 
accommodation whose rent is within the allowance rates.  The current figures (April 2013 – 
March 2014) for Fife Council are shown below. 
 

Figure 1.84: Local Housing Allowance for Whole of Fife (2013/14 financial year) for 
different bedroom sizes based on the 30th percentile 

 
Source: Local Housing Allowance taken from Scottish Government and Department for Work and Pensions 
 

Cost of borrowing 
1.162 Many aspects of the cost of borrowing are about the lending policies of national 
financial institutions and HM treasury policy. These issues are not unique to any particular 
geography and have been considered at Stage 4: Bringing the Evidence Together later in 
this chapter and as part of broader thinking in Chapter 5: Joining Up the Evidence Across 
the Assessment.  
 

1.163 However, Figure 1.85 (below) makes some connection between local household 
incomes and lowest quartile and median house prices. Figure 1.85 shows how multiples of 3 
and 4 times average household incomes in 2011 compare with lowest quartile and median 
house prices in 2010 for North Fife. This is slightly crude because it does not factor in the 
scale of deposit or equity. However, the purpose of this is indicative and helps to understand 
the general number of households on particular income brackets and how these may or may 
not be able to access the purchase market.  
 

1.164 With multiples of 3 x household income it is only possible for households earning 
£40,000 per year or more to purchase a lower quartile home and £55,000 per year to 
purchase a median priced home. Those with household incomes in lower income brackets 
would require sufficient deposit or equity to make up the shortfall. This shows that over half 
of households in Angus would need some form of deposit and more generous lending 
conditions to be in a position to purchase lowest quartile and median priced homes. 
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Figure 1.85: Comparison of Lowest Quartile and Median Average House Prices (2010) 
with Household Incomes (2011) for North Fife 

 
Source: CACI income data from Scottish Government Datapack and Registers of Scotland taken from Scottish Neighbourhood 
Statistics   © [1979]/ [1996] – 2015 CACI Limited. This report shall be used solely for academic, personal and/ or non-
commercial purposes. 

 
Step 3.3: Over-crowding and under occupation by tenure 
1.165 Over-crowding and under occupation are terms that describe how homes are used. 
The Council Housing registers can be used to identify concealed and over-crowded homes. 
Over-crowding tells us about where there are more people living in a home than it was 
designed to accommodate. Concealed households tell us where more than one household is 
living within a home. It is more difficult to estimate under occupation, sometimes the only 
statistical measure of this is in the council housing and that of registered social landlords 
(RSLs).  
 
1.166 Figure 1.86 shows the number of households that are concealed or over-crowded 
and those that are under-occupied. These figures are built up from information from each of 
the council areas in the TAYplan region. Specific details for each council area are contained 
in the individual council area profiles below. 
 
1.167 There are some difficulties in separating concealed and over-crowded households. 
Concealment of households is considered to represent a smaller share than overcrowding at 
level representing (35%) just over one third of all concealed or overcrowded households in 
March 2013. It is thought that this may include adult children living with parents either whilst 
studying or whilst waiting to buy or rent their own home. Under occupation in North Fife is 
higher than both concealment and over-crowding at 707 households. 
 
1.168 Collectively under occupied or over-crowded/concealed households represent 1,353 
households in March 2013.  
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Figure 1.86: Households in concealed or overcrowded and under-occupied homes (as 
at March 2013) in North Fife 

 
Source: Fife Council  
 

Step 3.4: Vacancies, turnover rates and available supply by tenure 
1.169 Turnover rates were highest in and around Cupar, Leuchars/Guardbridge and south 
of St Andrew (50 to 75%). Almost all other areas in North Fife saw lower turnover rates of 
between 25% and 50%. 
 

Figure 1.87: Turnover in the purchase stock based on all sales 2001 to 2010 as a 
proportion of the 2010 housing stock 

  
Source: Scottish Neighbourhood Statistics from Registers of Scotland 
© Crown copyright and database right 2014. All rights reserved. Ordnance Survey Licence Number 100053960 
 

1.170 Turnover rates in the social rented sector (council and registered social landlord – 
RSL) are set out in Figure 1.88 below. These each represent between 8.2% and 12.7% of 
the respective stock. 
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Figure 1.88: Turnover rates in the Social Rented Sector (Council and Registered 
Social Landlord –RSL) stock for North Fife (2012/13) 

 
Source: Fife Council 
 

Summary of Key Points: 
 Population increased 5.3% 2001 to 2011 with growth in the 16-64 and 65 plus age groups 

 Most people live in Cupar, Anstruther, Leuchars/Guardbridge, St.Andrews and Newburgh 

 94% are white British 

 Population growth driven by migration but natural change remains negative (whole Fife) 

 Net inward migration of all age groups except for net losses of ages 15-19 (whole Fife) 

 Net inward migration originating from council areas within the SESplan area as well as 
overseas and the rest of the UK (whole Fife) 

 Growth in all household types and the majority of households aged over 44 (whole Fife) 

 Vacancy 2.7% and Second Homes 7.5% in 2011 (whole Fife) 

 Public Sector, banking and Hospitality are the largest individual parts of the economy (whole 
Fife) 

 Claimants for Job Seekers Allowance fell until the recession then grew again and now 4.6% of 
the working age population, above 2001 levels (whole Fife) 

 One quarter of households earn under £15,000 per year and 52.7% of households earn under 
£30,000 per year in 2011 

 Population living in areas ranked amongst Scotland’s 20% most deprived increased 2004 to 
2012 

 23% of all homes are flats and 77% are houses in 2011 

 4.7% increase in the number of homes 2001 to 2011, mostly in council tax bands D to H and 
with 4 to 7 plus rooms. 

 Although home ownership grew to 2005/06 it has fallen again but still represents the majority 
tenure (whole Fife) 

 The council stock shrank over the 2001 to 2011 period  (whole Fife) 

 The highest concentrations of vacant are around Cupar and in the East Neuk of Fife and 
second homes are in coastal areas, particularly the East Neuk of Fife. 

 The North Fife housing stock has a higher proportion of the stock failing the Scottish Housing 
Quality Standard than the whole of Fife due to the older age profile of the housing stock. The 
main grounds for failure were from energy efficiency and repair. 

 Comparatively high number of HMO liciences (969 in 2013) and a 21.9% increase in 
households living in communal establishments (whole Fife) 

 Median Average House prices in 2011 are £110,000, a fall of 3.1% but semi detached 
properties rose in price by 6.3% (whole Fife). 

 Highest sales turnover in and around Cupar, near to St Andrews and Leuchars/Guardbridge. 
  



Page | 87  

 

 
 

PERTH & KINROSS COUNCIL AREA PROFILE 
 

Stage 1: Demographic and Economic Context 
 
 

Step 1.1 Demography and Household Types  
 

1.171 The Perth & Kinross Council area was 
home to 146,850 people in 2011, an increase 
of 11,900 or just over 8.8% since 2001. Around 
66% of the population continue to live in the 
main centres of population; Perth Core Area, 
Alyth, Blairgowrie, Coupar Angus, Pitlochry, 
Aberfeldy, Birnam/Dunkeld, Crieff, 
Auchterarder and Kinross/Milnathort. 
 
 

 

 
1.172 The gender profile of the population of the Perth & Kinross continues to be roughly 
evenly split, with 51.5% female and 48.5% male. Since 2001 the age structure altered with a 
fall of 449 (1.8%) in those aged under 16 and growth of 7,603 (9%) in those aged 16 to 64 
and of 4,746 (18.9%) in those aged 65 and over.  
 

1.173 In 2001 96.4% of the Perth & Kinross population was ‘White British’. By 2011 it had 
become more ethnically diverse with a White British population of 93.1%. This is thought, in 
part, to be as a result of the arrival of international workers from the European Union’s “A8” 
member states in particular.    

 

Figure 1.89: Change in the Perth & Kinross Council Demographic Profile 2001 to 2011 

 
Source: National Records of Scotland 2001 Census and mid-year population estimates 2011 revised for 2011 Census 
Map © Crown copyright and database rights Ordnance Survey license number 100053960 (2014) 

  



Page | 88  

 

Drivers of population growth in Perth & Kinross 
1.174 Natural change has been consistently negative over the last decade, albeit to a 
diminishing extent (Figure 1.90). This has been driven by more deaths than births, meaning 
that migration has been the principal driver of population change. 
 

Figure 1.90: Components of Population Change in Perth & Kinross 2001 to 2011 

 
Source: National Records of Scotland components of population change 
Note: These figures have not yet been adjusted for the 2011 Census 
 

1.175 Average annual net migration flows (Figure 1.91) show that migration over the last 
decade has, on average, fuelled growth in all age groups except those aged 15 to 19. It is 
likely that this represents students leaving Perth & Kinross for education and possibly 
graduates leaving home for careers outside of the area. 
 

Figure 1.91: Average Annual Net Migration flows by age group (2001/02 to 2009/10) for 
Perth & Kinross 

 
Source: National Records of Scotland 
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1.176 Perth & Kinross is a net recipient of migrants from almost every part of Scotland and 
from areas outside of Scotland (Figure 1.92). Part of this has been driven by the proximity of 
parts of the Perth & Kinross areas to Edinburgh, Glasgow, Stirling and Dundee and ease of 
access along the A9, A90 and rail routes. The figures from outside of Scotland are unlikely to 
represent university students as the University of the Highlands and Islands has one of many 
campuses in Perth & Kinross and this is comparatively small. There are also no major 
military bases or personnel concentrations in Perth & Kinross. An additional explanation is 
the arrival of migrant workers, particularly in the agricultural sector. 
 

Figure 1.92: Average Annual Net Migration flows by age group (2001/02 to 2009/10) for 
Perth & Kinross 

 
Source: National Records of Scotland 
 

1.177 Figure 1.93 shows that the number of National Insurance Numbers issued to foreign 
workers in Perth & Kinross grew from 2002/03 to 2008/09 and then fell. This is likely to have 
contributed to some of the growth originating outside of Scotland. The reasons for this fall is 
unclear although currency exchange rates and job opportunities may play some role. 
 

Figure 1.93: National Insurance numbers issued to foreign nationals working in Perth 
& Kinross (2002/3 to 2011/12) 

 
Source: National Records of Scotland 
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1.178 Figures 1.94 shows that net migration from overseas, within Scotland and the rest of 
the UK was positive in each of the most recent 4 years (2006/07 to 2009/10). This helps to 
explain the scale of population growth even with negative natural change. 
 

Figure 1.94: In, Out and Net Migration flows for Perth & Kinross 2006-07 to 2009-10 

 
Source: National Records Scotland 
 

Changes in Household Structure and Occupation Rates 
1.179 Figures have been used from 2000 and 2010 because the necessary information 
was only available in a directly comparable way for these two years and include calculation 
of numeric values from percentages. The number of households in Perth & Kinross has 
grown over the decade. There has been particular growth in the households with 1 or 2+ 
adults. There has also been some growth in the number of households with children these 
represent a greater proportion of households in 2010 than in 2000. 
 

Figure 1.95: Changes in Household Composition in Perth & Kinross (2000 to 2010) 

 
Source: National Records for Scotland 2010 Household Estimates and Scottish Neighbourhood Statistics 
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1.180 Information on household occupation was limited in availability and has been derived 
by calculating numeric values from the number of dwellings in 2011 and the proportion of 
occupied, vacant and 2nd/holiday homes in 2011. In Perth & Kinross the majority of 
household spaces are occupied and, vacancy has fallen and shrunk proportionally due to 
the increase in occupied home in 2011. There has been a slight increase in second/holiday 
homes but these have fallen proportionally. 
 

Figure 1.96: Changes in Household Occupation in Perth & Kinross (2001 to 2011) 

 
Source: National Records for Scotland 2010 Household Estimates and Scottish Neighbourhood Statistics 
 

Step 1.2 National and Local Economic Policy 
Step 1.3 Employment Levels and Structures 
1.181 Please note that these figures were only available for 2004 to 2011. 
 

1.182 The working age population (16 to 65) grew in Perth & Kinross by 6,056 people or 
7% (2004-11). However the number of people employed grew by 5,300 over the same 
period. The information for occupational types and industrial sector are a measure of the 
population aged 16 and over and therefore include some of the workforce aged 65 and over. 
 

1.183 There is a relatively even mix of occupational types but the number and proportion of 
‘Managers and Senior Officials’, ‘Professional’, ‘Associate Professional and Technical’, 
‘Administrative & Secretarial’, ‘Sales and Customer Services’ and ‘Elementary’ occupations 
have grown. These figures reflect where the worker lives rather than where they work so it is 
possible that this is the result of either growth in these sectors within Perth & Kinross or a 
growth in the number of people in these jobs but who work elsewhere. The number and 
proportion of ‘Plant and Machine Operatives’ fell substantially. 
 

1.184 Several sectors saw a reduction in workforce; ‘Banking, finance and insurance’, 
‘Construction’ and ‘Manufacturing’. These are all sectors that have been hit badly by the 
global economic downturn. There has been growth however in the ‘public administration, 
education and health sector’. It is unlikely that this reflects a growth in the public sector, 
particularly since 2007, and therefore one explanation is that this is existing public sector 
employees living in Perth & Kinross or moving there from existing jobs elsewhere. 
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Figure 1.97: Employment levels, occupational groups and industrial sectors in Perth & 
Kinross (2004 to 2011) 

 
Source: Local Labour Market Statistics for Scotland from NOMIS 
 

Step 1.4 Incomes and Earnings 
 

1.185 The proportion 
of the population aged 
16 to 64 claiming Job 
Seekers Allowance 
has fell to a low in 
2008. Thereafter it has 
grown sharply to 
similar levels as in 
2001. Although there 
was a slight fall by 
2013. The coincidence 
of time periods for this 
trend shows that the 
national economic 
situation has been a 
strong driver of these 
changes. 

Figure 1.98: Changes in the proportion of working age 
populating claiming Job-Seekers Allowance (JSA) Feb 2001 to 
Feb 2013 for Perth & Kinross 

 
Source: Department for Work and Pensions/NOMIS 
 

Household Incomes 
1.186 The largest individual household groupings are those with household incomes of 
between £5,000 and £15,000 per year. Together these represent just less than one quarter 
of households in Perth & Kinross. The majority of households (53%) have incomes of 
£30,000 per year or less. Just over 23% of households have household incomes exceeding 
£50,000 per year. 
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Figure 1.99: Number of Households by Household Incomes at £5,000 per year income 
brackets (2011) 

 
Source: CACI Intermediate Zone Household Income from Scottish Government Data Pack Published in 2012    © [1979]/ [1996] 
– 2015 CACI Limited. This report shall be used solely for academic, personal and/ or non-commercial purposes. 
 

1.187 There has been a rise in the Perth & Kinross population living in areas ranked 
amongst Scotland’s 20% most deprived data zones between 2004 and 2012. This is a 
change to the trend observed between 2004 and 2009. There was also a fall in the 
population living in areas ranked amongst Scotland’s 20% least deprived data zones, but 
growth in those living in areas ranked amongst Scotland’s 4th Quintile. 
 

Figure 1.100: Changes in the number of people in Perth & Kinross living in areas 
ranked by Scottish Quintile of Multiple Deprivation 

 
Source: Scottish Index of Multiple Deprivation 2004 and 2012 using Mid-year population estimates 2004 and 2011 census 
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Stage 2: Housing Stock: Perth & Kinross Housing Market Area 
Step 2.1 Dwelling Profile 
1.188 There was an increase of 5,941 dwellings from 2003 to 2011 (8.6%). There was an 
increase in all types and sizes of property, although the largest individual increase has been 
in detached houses and in 7+ roomed properties between 2006 and 2011. There have also 
been increases primarily in council tax bands F to H with comparatively little increases in 
bands A to C, although these continue to constitute the majority of the housing stock. There 
has been a similar numerical increase for all three categories of average number of rooms.  
 
1.189 The tenure mix is for households rather than dwellings and is presented from the 
2001 and 2011 Census. These distinctions explain the differing column heights compared 
with other categories in this graph. The majority of households in Perth & Kinross (65%) 
continue to be owner occupiers (outright or through mortgages). This is identical to levels in 
2001. Over this same period households living in the rental sector remained similar but the 
rental mix has altered. Households private renting shifted from 13.8% to 14.6%. There was 
also a fall in the number and share of household renting from councils but growth in those in 
other forms of social rent. Shared ownership grew slightly but continues to represent the 
smallest share of all household tenure options. Data for households living rent free was not 
available from the 2001 Census but stood at just under 1,500 in 2011. 
 
Figure 1.101 Dwelling Profile (2003-11) and Tenure Mix (2001-11) for Perth & Kinross 

 
Source: Scottish Neighbourhood Statistics and for tenure the 2001 Census and 2011 Census 
Note: Rooms exclude self-contained Kitchens and Bathrooms and Data only available at data zone level for 2003 onwards. 
Note: RSL refers to all forms of Social rent other than council rent, owner occupiers includes both mortgaged and outright 
ownership 
Note: Living Rent Free is intended to capture those who do not own or pay rent eg farm labourer tied homes, live-in hotel staff 
and caretakers 
 

1.190 Over the last decade there has been a fall in the number of council homes in Perth & 
Kinross, largely as a result of ‘right to buy’ sales but also as a result of regeneration 
schemes that have involved some demolitions. The stock is made up of relatively even splits 
of flats and houses.  
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Figure 1.102: Council Homes in Perth & Kinross (2001, 2011 and 2013) 

 
Source: Scottish Government Housing Statistics – Public Sector Housing Stock  
Vacancy and Second Homes 

1.191 Vacant and second homes have already been covered above in Figure 1.96 and 
paragraph 1.174. In 2011 2.9% of the housing stock was vacant and 3% was made up of 
second homes. 
 

1.192 The highest vacancy rates in Perth & Kinross Highland Perthshire and Strathearn 
where they are between 11 and 69%. More broadly vacancy rates of between 4% and 7% 
are apparent to the west and north including within the Cairngorms National Park area.  
 

1.193 The highest concentrations of second homes are, coincidentally in similar areas in 
the mountains and hills of the west and north including the Cairngorms National Park and 
Loch Lomond and the Trossachs National Park areas. This is an extremely picturesque area 
of hills, mountains and lochs. The west of Highland Perthshire sees between 21% and 55% 
of homes being 2nd homes. 
 

Figure 1.103: Distribution of vacant homes (2011) 

 

 
Source: Scottish Neighbourhood Statistics 
 
© Crown copyright and database right 2014. 
All rights reserved. Ordnance Survey Licence 
Number 100053960 
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Figure 1.104: Distribution of 2nd homes (2011) 

 

Source: Scottish Neighbourhood Statistics 
© Crown copyright and database right 2014. All rights reserved. Ordnance Survey Licence Number 100053960 

 

Step 2.2 Stock Condition  
1.194 The Scottish House Condition Survey (2011/12) does not report on dwellings that are 
Below Tolerable Standard (BTS) at geographies below Scotland but did identify 3.7% of 
properties in Scotland as BTS. Applying 3.7% on a pro-rata basis suggests that of the 
69,236 homes in Perth & Kinross in 2011, 2,562 would be BTS.  
 
1.195 Perth & Kinross commissioned David Adamson and Partners Ltd in March 2010 to 
conduct a house condition survey programme using national guidance issued by the Scottish 
Government. A sample of 736 Council dwellings was inspected representing just under 10% 
of all Council dwellings. To ensure representative coverage of the housing stock the sample 
was stratified by local Housing Market Area and within each area by property archetypes. 
Each sample dwelling was inspected both internally and externally. Information collected has 
included construction characteristics, standards of dwelling amenities and services, energy 
efficiency, current repair conditions, projected future major repairs and performance against 
the Scottish Housing Quality Standard. A short interview was also conducted with tenants to 
determine their economic and social circumstances and attitudes to their housing 
circumstances and local area.  
 

1.196 This report was supported by a computerised database of house condition 
information permitting further investigation of the survey data by the Council and the 
monitoring and updating of housing conditions over time. Copies of the report can be 
accessed by contacting Perth & Kinross Council. 
 

1.197 There is very little stock condition information available for privately owned and 
rented property. The information about stock condition of council of registered social landlord 
housing is often only available at council level, or is only of real use if examined in the 
context of the respective settlement or housing market area. Therefore stock condition 
information is dealt with under the profiles for Councils and Housing Market Areas below. 
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1.198 Perth & Kinross Council carried out a Local House Condition Survey during 2009. 
Although the highest number of dwellings which were non-compliant was recorded within the 
Owner Occupied sector, the rates of non-compliance with the Standard are highest in the 
Private Rented sector (88.9%). This is the only tenure which is above average for Perth & 
Kinross, although all tenures have more than half of the stock which is non-compliant with 
SHQS requirements. The main indicators which account for the majority of failures within the 
standard include cavity insulation (17,130 dwellings or 24.5%), NHER rating performance 
(15,900 dwellings or 22.7%). kitchen power provision (7,720 dwellings or 11.0%), door entry 
system (5,887 dwellings or 8.4%), common area lighting (4,783 dwellings or 6.8%), loft 
insulation (4,293 dwellings or 6.1%), tank/pipe insulation (4,175 dwellings or 6.0%) and 
central heating (3,830 dwellings or 5.5%). In summary the housing stock of all tenures in 
Perth & Kinross for each measure is as follows: 
• 3,282 dwellings (4.7%) defective on the tolerable standard 
• 35,460 dwellings (50.7%) defective on repair 
• 8,369 dwellings (12%) defective on amenities 
• 17,994 dwellings (25.7) defective on health / safety / security 
• 31,939 dwellings (45.6%) defective on energy efficiency 
 

1.199 The largest volume of below tolerable standards (BTS) properties are Owner 
Occupied, but a greater proportion of the Private Rented Sector are BTS. The most common 
reasons for BTS failure relates to safe and adequate electrical systems (93.3% of non-
compliance) and dampness (5.9% of non-compliance).  
 

1.200 Council stock has the highest proportion of disrepair (73.0% of council stock has 
repairs required to at least one building or service element). Extensive disrepair applies 
when '20% or more of an element is affected'. Of the 35,459 dwellings in Perth & Kinross 
requiring repairs, 8,590 dwellings (12.3% of all dwellings) require extensive repairs. Whilst 
most properties requiring extensive repairs are within the Owner Occupied sector (5,847 
dwellings or 68%), as a percentage of the total stock in each tenure, it is the Private Rented 
sector which has 23.8% of the stock requiring extensive repairs. 
 

1.201 The highest rates of non-compliance for amenities are in the Private Rented stock 
(24.6%). The highest level of failure in this category is associated with kitchen power 
provision where 7,720 dwellings are non-compliant (this equates to 92.2% of total non-
compliance figures or 11% of total dwellings in Perth & Kinross).   
 
 

1.202 25.7% (17,995) of dwellings within Perth & Kinross are non-compliant with the health, 
safety and security requirements of the SHQS. The most common influences on non-
compliance include inadequate common area/external lighting and inadequate door entry 
systems. 
 
1.203 Overall, 45.6% of dwellings in Perth & Kinross (31,939) are non-compliant with the 
SHQS energy requirements. Key energy failings relate to cavity insulation and NHER rating 
performance. Rates of non-compliance are highest for the Private Rented sector. 
 
1.204 A total of 43,796 dwellings (62.6%) were non-compliant with the requirements of the 
SHQS at the time the Local House Condition Survey was carried out.  
 
Step 2.3 Shared housing and communal establishments 
1.205 Shared and communal establishments cover a range of living arrangements including 
hospitals with permanent residents, care homes, military establishments, prisons and other 
forms of accommodation. Houses of Multiple Occupation are properties that are shared by 
three or more tenants who aren't members of the same family. Since 2001 HMO landlords 
must have a license from the respective local council to ensure that the property is managed 
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properly and meets certain safety standards. The HMO typically covers bedsits, shared flats, 
lodgings, shared houses and hostel or bed and breakfast accommodation. 
 
1.206 Although the 
number of licences has 
increased since 2001 
there remain relatively 
few HMOs in Perth & 
Kinross, just 91. 
 
1.207 Some of the main 
elements of the 
communal population 
include those in prisons 
located in Perth & 
Kinross. The University 
of Highland and Islands 
has one of several 
campuses in Perth and 
may, since its 
inauguration, account for 
some of the 400 
additional communal 
population but they are 
in one associated hall of 
residence.   
 
1.208 The remaining 
elements of HMOs and 
the Communal 
population are thought to 
be care homes and 
private landlords. 

Figure 1.105: Total House of Multiple Occupation (HMO) 
licences in Perth & Kinross (2001 to 2013) 

 
Source: Scottish Government Housing Statistics taken from HMO returns by local 
authorities to the Scottish Government, Communities Analytical Services (Housing 
Statistics) 
 
Notes: Licenses in force will exclude withdrawn applications and include applications 
refused and subsequently appealed. They also exclude licences which are currently in the 
process of being renewed. 

 
Figure 1.106: Population of Perth & Kinross Living in 
Communal Homes (2001 vs 2011) 

 
Source: 2001 Census and 2011 Census taken from NRS 2011 Census Reconciliation 
Report - Comparison of the 2011 Census household results and the Household Estimates 
and Projections for Scotland, Table 
 

Stage 3: Market Activity 
1.209 This section examines how house prices, rents and sales transactions have changed 
over the last decade. The cost of borrowing is an issue which is covered nationally and is not 
unique to any particular geography. This issue has been dealt with under Stage 4: Bringing 
the Evidence Together later in this chapter. 
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Step 3.1: The cost of buying or renting a property 
Step 3.2: Affordability of housing 
1.210 Over the last decade or so mean and median average house prices grew from a 
comparatively low base during the ‘housing boom’. This was partly fuelled by liberal financial 
lending and low and stable interest rates. During this time the gap between upper and lower 
quartile grew although all prices rose for all sectors. The number of sales transactions fell 
substantially after 2007 with the onset of the ‘credit crunch’ and subsequent economic 
downturn. Upper Quartile average prices remained static after 2007 but grew slightly in 
2011. But the mean, median and lower quartile all fell up to 2010, the lowest quartile most 
significantly. However, these did not fall significantly below 2007 levels and have seen some 
growth during 2011. Sales transactions have increased marginally during 2010 and but fell 
again in 2011. Sales still remain below pre-recession levels and also those seen during the 
1990s (the era before the housing boom). 
 

Figure 1.107: Comparison of lowest quartile, median, mean and upper quartile house 
prices and sales transactions (1993 to 2011) 

 
Source: Registers of Scotland taken from Scottish Neighbourhood Statistics 
 

1.211 Comparing quarterly house prices for 2012 and 2013 shows distinct variations for 
property types. The overall fall in median average house prices has been driven by falls in 
the average prices of detached and terraced houses and also flats. The fall in average prices 
for terraced houses was particularly significant (20%). However, despite this the 10.9% rise 
in average semi-detached house prices and slight falls in other types resulted in a 1% fall 
overall in median prices. 
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Figure 1.108: Comparison of mean average house prices by property type and median 
average house prices overall for the quarters April to June 2012 and April to June 
2013 for Perth & Kinross 

 
Source: Registers of Scotland Quarterly House Price Statistical Report April to June 2013 (July 2013) 
 

1.212 Local Housing Allowance (LHA) is the way that housing benefit is calculated and paid 
to tenants of private landlords. The local housing allowance figure is based on the 30th 
percentile of rents and NOT, as previously, on the mid-point (50th percentile) of all rents. 
The rate depends on the area in which you are making your claim, called ‘broad rental 
market areas’ usually a set rate for the local authority area and the number of rooms 
needed. This ensures that those who live in similar circumstances in the same area receive 
the same amount of support towards their housing costs. If the rent is higher than the local 
housing allowance rate due, the tenant will have to pay the difference or find alternative 
accommodation whose rent is within the allowance rates. The current figures (April 2013 – 
March 2014) for Perth & Kinross are shown below. 
 

Figure 1.109: Local Housing Allowance for Perth & Kinross (2013/14 financial year) for 
different bedroom sizes based on the 30th percentile 

 
Source: Local Housing Allowance taken from Scottish Government and Department for Work and Pensions 
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Cost of borrowing 
1.213 Many aspects of the cost of borrowing are about the lending policies of national 
financial institutions and HM treasury policy. These issues are not unique to any particular 
geography and have been considered at Stage 4: Bringing the Evidence Together later in 
this chapter and as part of broader thinking in Chapter 5: Joining Up the Evidence Across 
the Assessment.  
 

1.214 However, Figure 1.110 (below) makes some connection between local household 
incomes and lowest quartile and median house prices. Figure 1.110 shows how multiples of 
3 and 4 times average household incomes in 2011 compare with lowest quartile and median 
house prices in 2011 for Perth & Kinross. This is slightly crude because it does not factor in 
the scale of deposit or equity. However, the purpose of this is indicative and helps to 
understand the general number of households on particular income brackets and how these 
may or may not be able to access the purchase market.  
 

1.215 With multiples of 3 x household income it is only possible for households earning 
£35,000 per year or more to purchase a lower quartile home and £50,000 per year to 
purchase a median priced home. Those with household incomes in lower income brackets 
would require sufficient deposit or equity to make up the shortfall. This shows that over half 
of households in Perth & Kinross would need some form of deposit and more generous 
lending conditions to be in a position to purchase lowest quartile and median priced homes. 
 
Figure 1.110: Comparison of Lowest Quartile and Median Average House Prices 
(2011) with Household Incomes (2011) for Perth & Kinross 

 
Source: CACI income data from Scottish Government Data pack and Registers of Scotland taken from Scottish Neighbourhood 
Statistics © [1979]/ [1996] – 2015 CACI Limited. This report shall be used solely for academic, personal and/ or non-
commercial purposes. 

 
Step 3.3: Over-crowding and under occupation by tenure 
1.216 Over-crowding and under occupation are terms that describe how homes are used. 
The Council Housing registers can be used to identify concealed and over-crowded homes. 
Over-crowding tells us about where there are more people living in a home than it was 
designed to accommodate. Concealed households tell us where more than one household is 
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living within a home. It is more difficult to estimate under occupation, sometimes the only 
statistical measure of this is in the council housing and that of registered social landlords 
(RSLs).  
 
1.217 Figure 1.111 shows the number of households that are concealed or over-crowded 
and those that are under-occupied. These figures are built up from information from each of 
the council areas in the TAYplan region. Specific details for each council area are contained 
in the individual council area profiles below. 
 
1.218 Concealment of households is more significant than overcrowding at TAYplan level 
representing (40.4%) just over one third of all concealed or overcrowded households in 
March 2013. It is thought that this may include adult children living with parents either whilst 
studying or whilst waiting to buy or rent their own home. Under occupation in Perth & Kinross 
is lower than both concealment and over-crowding at 174 households. 
 
1.219 Collectively under occupied or over-crowded/concealed households represent 1,403 
households in March 2013. This is equivalent to 2% of all households in Perth & Kinross. 
 
Figure 1.111: Households in concealed or overcrowded and under-occupied homes 
(as at March 2013) in Perth & Kinross 

 
Source: Perth & Kinross Council  
 

Step 3.4: Vacancies, turnover rates and available supply by tenure 
1.220 Turnover rates for the purchase sector were highest in and around Perth, the Carse 
of Gowrie, Blairgowrie, Kinross and Auchterarder and the A9 corridor. The lowest turnover 
rates were concentrated in the northern part of Strathmore & Glens and some areas 
surrounding Perth. 
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Figure 1.112: Turnover in the purchase stock based on all sales 2001 to 2010 as a 
proportion of the 2010 housing stock 

 

Source: Registers of Scotland from Scottish Neighbourhood Statistics 
© Crown copyright and database right 2014. All rights reserved. Ordnance Survey Licence Number 100053960 

 
1.221 Turnover rates in the social rented sector (council and registered social landlord – 
RSL) are set out in Figure 1.113 below. These each represent between 8.3% and 9% of the 
respective stock. 
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Figure 1.113: Turnover rates in the Social Rented Sector (Council and Registered 
Social Landlord –RSL) stock for Perth & Kinross (2012/13) 

 
Source: Perth & Kinross Council 
 

Summary of Key Points: 

 Population increased 8.8% 2001 to 2011 (increases in those aged 16-64 and 65 plus) 

 Although most people live in principal settlements the proportion fell 

 96.4% are white British 

 Population growth driven by migration but natural change remains negative 

 Net inward migration of all age groups except for net losses of ages 15-19 

 Net inward migration originating from all other Scottish councils as well as elsewhere. 

 Growth in all household types and the majority of households aged under 59 

 Vacancy 3% and Second Homes 3% in 2011 

 Public Sector and Hospitality are the largest individual parts of the economy 

 Claimants for Job Seekers Allowance fell until the recession then grew again and now 2.3% of the 
working age population, similar to 2001 levels  

 One quarter of households earn under £15,000 per year and 53% of households earn under 
£30,000 per year in 2011 

 Population living in areas ranked amongst Scotland’s 20% most deprived increased 2004 to 2012 

 26% of all homes are flats and 74% are houses in 2011 

 8.6% increase in the number of homes 2001 to 2011, mostly in council tax bands F to H and with 
7+ plus rooms. 

 Homeownership remains the dominant tenure but private and RSL renting have increased as a 
share of the rental market 

 The council stock shrank over the 2001 to 2011 period 

 The highest concentrations of vacant and second homes are in Highland Perthshire 

 The private rented sector has the highest rates of non-compliance with Scottish Quality Standards. 

 Comparatively low number of HMO liciences (91 in 2012) and a 10% increase in households living 
in communal establishments 

 Median House prices in 2011 are £145,000, a fall of 1% but semi detached property prices rose 
10.9%. 

 Highest sales turnover in and around Perth, Blairgowrie, Kinross, Auchterarder and the A9 corridor 
and some parts of the Carse of Gowrie 
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Stage 4: Bringing the Evidence together  
 

Purpose 
1.222 The purpose of this section is to bring together all of the evidence from the three 
stages of current market analysis presented above. The Scottish Government’s HNDA 
Guidance (2008) sets out four research questions that the evidence should provide answers 
to: 

 How are the market characteristics related to each other geographically? 

 What do trends in market characteristics tell us about the key drivers in the market area? 

 What are the likely implications in terms of supply, demand and access to housing of the 
trends identified? 

 What are the key issues for future policy and strategy? 
 

Step 4.1 Mapping Characteristics 
1.223 The Scottish Government HNDA Guidance (2008) suggests a series of mapping 
exercises that will form part of bringing the evidence together. Much of this information has 
been set out in individual council profiles (above) and Housing Market Area level profiles, 
where data allows (Appendix 1). The TAYplan Area profile (pages 11 to 19) considers the 
collective significance of many of these but the limited availability of some data below council 
level has sometimes made it difficult to consider the TAYplan geography. 
 
1.224 The major characteristics that are considered to influence the present market have 
been set out below in a series of maps and graphs. These cover: 

 Distribution of population to housing market area (2011) 

 Distribution of population change (2001 to 2011) 

 Distribution of multiple deprivation (2012) 

 Distribution of median average house prices (2011) 

 Distribution of household incomes (2012) 

 Distribution of Flatted accommodation (2011) (vs houses) 

 Distribution of property turnover in the purchase market (2001 to 2011) 
 
 
Distribution of Population by Housing Market Area in 2011 
1.225 Nearly 40% of all people in the TAYplan region live in the Greater Dundee Housing 
Market Area and a further 16% live in the Greater Perth Market Area. Together this accounts 
for over half of all people living in the region. 
 
1.226 The population of the market areas in Perth & Kinross are, with the exception of 
Greater Perth, generally smaller than other housing market areas in the TAYplan region. But 
they are also some of the largest geographically.  
 
1.227 About 75% of the TAYplan population lives in the 20 largest settlements, and 
therefore despite being a largely rural region, the population is generally urban. The 75% 
does not include those who live in the countryside around the largest settlements but who 
continue to work, shop and live an urban lifestyle. 
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Figure 1.114: Distribution of Population by Housing Market Area in 2011 

 
Source: National Records of Scotland  2011 Census – data zone population   
Note: The information here is based on 2011 Census day and the population information presented earlier inthis chapter is 
based on the 2011 mid-year population estimates as revised by the 2011 census. 
 
© Crown copyright and database right 2014. All rights reserved. Ordnance Survey Licence Number 100053960 
 
1.228 The areas which saw the most significant population growth are specific 
neighbourhoods within principal settlements and the countryside immediately surrounding 
them. The largest falls in population were in specific neighbourhoods of principal 
settlements, the East Neuk of Fife and western Perth & Kinross. 
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Figure 1.115: Percentage Change in the Population between 2001 Census and 2011 
Census at data zone level 

 
Source: 2001 Census and 2011 Census 
 

1.229 The major concentrations of areas ranked amongst Scotland’s’ 20% most deprived 
data zones in 2012 are in Dundee, Perth and Arbroath. The areas ranked amongst Scotland 
least deprived 20% of data zones are concentrated in some neighbourhoods of principal 
settlements and countryside close to them or along major transport corridors. 
 

Figure 1.116: Distribution of data zones ranked amongst Scotland’s 20% most and 
20% least deprived areas according to the 2012 Scottish Index of Multiple Deprivation 

 
Source: Scottish Index of Multiple Deprivation (2012)  
© Crown copyright and database right 2014. All rights reserved. Ordnance Survey Licence Number 100053960 
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1.230 The higher median house prices tend to be located in areas of countryside and 
specific neighbourhoods within the region’s principal settlements. The lowest median 
average house prices are concentrated, for the most part, in specific neighbourhoods of 
principal settlements. 
 

Figure 1.117: Distribution of median house prices (2011) 

 
Source: Registers of Scotland via Scottish Neighbourhood Statistics 
Note: Where there had been no housesales that year the previous year information was used  
© Crown copyright and database right 2014. All rights reserved. Ordnance Survey Licence Number 100053960 

 
 
1.231 The highest concentrations of flats are in principal settlements and particularly 
Dundee and Perth. Over 50% of the Dundee City housing stock was made up of flats in 
2010. Elsewhere and in the majority of the countryside and many neighbourhoods in 
principal settlements less than 20% of properties are flats. 
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Figure 1.118: Distribution of Flatted accommodation (2011) (vs houses) 

 
Source: Scottish Neighbourhood Statistics 
 

1.232 Some of the highest proportions of sales turnover on the edges of Dundee and Perth 
are locations of significant new build over the last decade. The highest rates of turnover 
overall are in specific neighbourhoods of principal settlements and some parts of the 
countryside surrounding them. 
 

Figure 1.119: Distribution of property turnover in the purchase market (2001 to 2010)

 
Source: Registers of Scotland via Scottish Neighbourhood Statistics 
© Crown copyright and database right 2014. All rights reserved. Ordnance Survey Licence Number 100053960 



Page | 110  

 

1.233 The modal average household income for the TAYplan region is £10,000 to £15,000 
per year. Just over 13% of households incomes are at this level. This map shows the 
proportion of households in intermediate zones whose household incomes exceed £15,000 
per annum. 
 

1.234 The areas where in excess 90% of households earn more than the modal average 
are in some neighbourhoods of and the surroundings of Dundee and Perth, the areas 
around Kinross and south of St Andrews. 
 

1.235 Those areas with the lowest proportions of households earning over £15,000 per 
year (70.6% to 75%) are for the most part within principal settlements, particularly Dundee, 
Perth and Arbroath. These are also the areas where the Scottish Index of Multiple 
Deprivation (2012) suggests there are the most significant concentrations of population living 
in data zones ranked amongst Scotland’s most deprived 20%. 
 

Figure 1.120: Proportion households at intermediate zone level whose incomes 
exceed the TAYplan modal average household income (£10,000 to £15,000) for 2011 
shown with housing market area boundaries and principal settlements 

 
Source: CACI Income Data 2011 taken from the Scottish Government Datapack 
© Crown copyright and database right 2014. All rights reserved. Ordnance Survey Licence Number 100053960 
© [1979]/ [1996] – 2015 CACI Limited. This report shall be used solely for academic, personal and/ or non-commercial 
purposes. 
 

Step 4.2 Trends and Drivers 
1.236 There are two categories of trends and drivers. The first are macro-economic and the 
second local place-based factors. Both occur individually but collectively influence market 
experience and have joint impacts. 
 

The macro-economic factors relate to UK fiscal policy and the market lending.  

Interest 
rates and 
savings 
 

Although UK Interest rates set by the Bank of England were comparatively low 
during the ‘housing boom’ of the last decade, running at between 3% and 5%, 
they have remained at an all-time low of 0.5% for several years. 
 

This keeps mortgage repayments low and enables households to have more 
spending power than otherwise would be the case. But it also acts as a 
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disincentive to saving. Saving remains important for home buyers, particularly 
first time buyers, trying to secure a deposit that will enable them to buy a 
home. 
 

Saving is also important because it gives banks and lending institutions capital 
to use to lend for mortgages, building projects and to businesses to expand. 
Although this is also dependent on the level of risk, for these reasons saving 
rates can affect job security and people’s ability to borrow money. 
 

Market 
mortgage 
products 
 

There are now fewer mortgage products and 100% mortgages are more 
difficult to come by. Buyers must have sufficient savings or collateral to use 
alongside a mortgage to purchase a home and also have appropriate 
available finance for fees. 
 

The combination of fewer products and few if any 100% mortgages means 
that the housing market is more difficult to enter than before. It is unlikely that 
this will change in the short term without a major surge in financial confidence. 
Although mortgage guarantee scheme such as Help to Buy may assist. 
 

Money 
lending 
culture 
 

As a result of the financial crisis lending institutions became more risk averse 
in the later part of the last decade than in the beginning. Although it was 
arguably financial risk taking that helped trigger the financial crisis the present 
culture represents a more prudent approach to lending. 
 

But, this also means that many, particularly those in the ‘sub-prime’ market, 
who found themselves able to borrow money and possibly buy homes, are 
now more limited in being able to do so. This conflicts with social and political 
aspirations for home ownership.  
 

 

1.237 Although financial institutions are taking fewer financial risks this also remains the 
key structural driver of the present and future housing market. As a result the more liberal 
lending practices of the late 1990s and early 2000s are unlikely to be repeated in the short 
term. This remains the dominant factor in whether aspirations of property ownership can be 
achieved. This suggests that the rental sector will play an increasingly prominent role in the 
future. 
 

Place quality and choices about where to live in the open market 
 

Job 
security 
and 
salaries 
 

Job security is driven partly by the wider economy (above) but also by local 
decisions by individual businesses and employers. The majority of 
households in the TAYplan region continue to be on incomes of below 
£25,000 per year. At best this would enable a borrowing capacity of no more 
than £100,000. Income and borrowing capacity will therefore continue to be a 
limiting factor in property ownership and the spatial expression of where 
people choose to live. 
 

House 
prices 
 

House prices tend to be highest in the areas where people are willing to pay 
the most to live. Usually these are places that are perceived to be the highest 
quality for a mixture of property and neighbourhood reasons. In the TAYplan 
region these are located in specific neighbourhoods of principal settlements 
and their surroundings. There are strong variations in price across the 
region’s settlements with the same type of property sometimes costing 
significantly different sums because of its location. 
 

This strongly suggests that place quality remains a major local driver of 
choice and price in the market. It also suggests that improvements in place 
quality across the area may also offer part of the solution to making homes 
more affordable by providing competition between areas.  
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Population 
movements 
 

People have always made choices about where to live based on place 
quality, property quality and their ability to pay. However, the last decade 
represented arguably the most liberal money lending period ever and as such 
allowed more people to express choice than had been the case previously. 
The areas that grew tended to be those same neighbourhoods within principal 
settlements and areas surrounding that also see the higher house prices. 
 

This continues to suggest that perceived place quality has been an important 
factor in motivating local choice and offers a strong illustration of the localities 
that were most popular. 
 

Housing 
type and 
tenure 
 

There is a distinct variation in house type and tenure across the region. The 
majority of the region’s flats are located in Dundee and Perth urban areas. 
Here, and particularly in Dundee City, they make up a significant share of the 
housing stock. Similarly these same areas also include the majority of social 
rented housing and strongly correlate with concentrations areas ranked 
amongst the most deprived in Scotland.  
 

The other housing market areas have smaller populations, with smaller 
settlements and generally less stark socio-economic diversity. They are also 
predominantly made up of houses as opposed to flats. 
 

This means that those looking to purchase, and also looking to purchase a 
house rather than a flat, are directed to specific areas because of the 
availability of houses versus flats. Stock type is therefore a driver of local 
choice in the market. 
 

 

Step 4.3 Issues for future policy/strategy 
1.238 The key role for all planning and housing policy in future will be to deliver the Scottish 
Government’s 16 National Outcomes through the priorities and activities identified in 
respective Community Plans and Single Outcome Agreements. The Development Plans and 
Local Housing Strategies are tools through which this can be achieved. 
 

1.251 Based on the identified drivers (above) and the move towards the prevention agenda 
this suggests the following issues for future policy: 
 

Issue Mechanism 

Helping to deliver better quality places through 
new development, public works, community 
action and regeneration and repair. 

Development Plans, Local Housing 
Strategies, Funding programmes eg SHIP 
and other areas of council or state policy 
and private investment 

Helping more people into work through skills 
development, training and providing 
infrastructure, land and premises that are 
attractive to retain and attract businesses to 
create jobs. This will also contribute to 
reducing socio-economic disparities. 

Development Plans, education authorities 
and training providers, grants and other 
funding programmes for business and 
training. 

Helping to ensure that there is an appropriate 
mix of housing type, size and tenure to meet 
the needs of a range of different types of 
household throughout their lives. 

Development Plans and Local Housing 
Strategies in partnership with builders. 

Helping to ensure that place quality and 
access to services enables people to live 
healthier lives. 

Development Plans and Local Housing 
Strategies in partnership with builders. 

Helping to market the region and make it more 
attractive for people to live, work, study and 
invest. 

Government Agencies and Councils’ 
economic development teams, universities 
and colleges, Development Plans, Local 
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Housing Strategies and various grant or 
investment packages. 

Helping to meet the identified needs of people 
who are not able to meet their own needs in 
the housing market. 

Development Plans and Local Housing 
Strategies in partnership with builders. As 
well as grants and funding packages such 
as SHIP and state benefits designed to 
support vulnerable groups or provide care. 

 
 

Core 
Output 1: 

Estimates of current dwellings in terms of size, type, condition, tenure, 
occupancy and location. 

Core 
Output 2: 

Analysis of past and current housing market trends, including balance between 
supply and demand in different housing sectors and price/affordability. 
Description of key drivers underpinning the housing market. 

 The conclusions for Core Outputs 1 and 2 are presented throughout this section 
and in Appendix 1 for Housing Market Areas. These are summarised in Stage 4 
above. 

 


