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Chapter 5: Joining up the evidence across the assessment  
 

Purpose 
5.1 This section of the Housing Need and Demand Assessment draws together the 
analysis and conclusions from the four preceding chapters. This reflects the approach of the 
Scottish Government’s HNDA Guidance Note (2008). The guidance is expected to be 
refreshed during 2014. Updates to this HNDA to reflect any changes under the guidance 
refresh are discussed in Chapter 6: Monitoring. 
 
 
 
 
 
 
 
 
 
 
 
5.2 This chapter provides answers to the following key questions from the Scottish 
Government’s HNDA Guidance Note (2008): 
 

1. How does the estimate of future annual change in the total number of households 
compare with the partnership’s aspirations and views on economic and population 
growth? 

 
2. Is there any evidence of imbalance in the housing system and what policy interventions 

may be needed to correct this?  
 
3. What options are available for addressing each of the different types of need for the 

different types of household estimated to be in need?  
 
4. What is the scope for the private rented sector to assist in meeting identified need and 

demand? 
 
5. How does the net annual need figure compare to the estimate of total number of 

households? 
 
6. How does the assessment of housing need and demand at housing market area level 

translates into housing supply targets and housing land allocations at local authority 
level? 

 
7. What are the implications for housing supply targets and land allocations if both need 

and demand is addressed at housing market level? 
 
 
5.3 The Scottish Government HNDA Guidance Note (2008) considers that having 
completed the core outputs from previous sections and answering the questions above it is 
then possible to provide the core outputs 7 and 8 below: 
 

 

Core Output 7: an estimate of future households requiring market housing; and, 
Core Output 8: an estimate of future households requiring either affordable or market 
housing. 
 

  

Chapter 1 
Current Market 

Chapter 2 
Future Market 

Chapter 5 
Joining up the evidence 
across the assessment 

Chapter 3 
Particular 
Household Needs 

Chapter 4 
Assessment of Need 
and Demand 



Page | 189  

 

Question 1. How does the estimate of future annual change in the total number 
of households compare with the partnership’s aspirations and views on 
economic and population growth? 
 
 
Six scenarios of alternative futures 
5.4 This Housing Need and Demand Assessment has developed 6 scenarios of 
alternative futures. All 6 scenarios are constructed from a series of logical and linked 
considerations that have been run to ‘tell a scenario story’ about an alternative set of futures. 
All 6 have been designed to mimic improved or worsening economic situations to give a 
broad understanding of the driving factors and the consequences. These bring a collective 
understanding of numerous driving forces which bring about household change. The 
background and choices behind these are explained in chapter 2: Future Market. The 
CHMA’s HNDA Tool outputs the total number of additional households for each of the 
scenarios for the period 2012-32. This is then annualised as shown in Figure 5.1 (below). It 
should be noted that the total number of additional households is not the same as the 
number of additional homes needed because the CHMA's HNDA Tool also adds in the 
backlog of existing need where new homes are required. 
 
Partnership’s Aspirations 
5.5 The four councils in the TAYplan area have stated their aspirations in their 
Community Plans and Single Outcome Agreements. These reflect the Scottish 
Government’s National Outcomes and local priorities for delivering these. Through the 
approved TAYplan (2012) the four councils stated a single vision which also reflects their 
individual and joint aspirations from those same Community Plans and Single Outcome 
Agreements. 
 
5.6 This focuses on improving people’s quality of life, which is underpinned by outcomes 
relating to sustainable economic growth, better quality environments, living within Earth’s 
environmental limits and people being healthier. These provide clarity on a series of often 
competing and sometimes conflicting aspirations for growth. But, crucially, this is about 
growth with a purpose rather than for its own sake. Councils are orientating their policy and 
delivery systems to bring about the necessary changes to achieve these outcomes. 
 
Which Scenarios Reflect Aspirations 
5.7 Each of the scenarios was constructed to mimic specific circumstances to show 
alternative futures. Scenario 3: Anticipated Economic Future and Scenario 4: Better than 
Anticipated Economic Future are each about positive economic changes. These best tell the 
scenario story which reflects the aspirations of the four councils in the TAYplan area. They 
are also reinforced by having been constructed using local knowledge and an understanding 
of the interplay between different social, economic and demographic factors. For these 
reasons it has been considered best to further explore scenarios 3 and 4 in greater depth. 
Further consideration of the other scenarios is considered below but these were not explored 
in the further depth of scenarios 3 and 4.  
 
Other Scenarios 
5.8 Scenario 1 shows past-trends continued and runs the CHMA Tool in its default 
settings. This is scenario was run for comparative purposes. There is no guaranteed link up 
between local circumstances and the national trends contained in this scenario. Similarly it is 
based on the 2010-based principal household projection variant which assumes that the 
trends of the preceding 5 years from 2005 to 2010 will be repeated for the next 25 years. 
This variant is not considered realistic for the reasons set out in Chapter 2: Future Market 
discussion on scenarios. Therefore, even if scenario 1 represented an aspirational position it 
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does not present a realistic or coherent way of understanding how that would be achieved 
for the TAYplan area. 
 
5.9 Scenario 2 is a comparator scenario. It illustrates the scale of household change and 
the total levels of house building planned for and set out at market area in the approved 
TAYplan (2012) policy 5. Contextually this shows that presently planned rates are not 
dissimilar to the general aspirations set out in Scenarios 3 and 4.  
 
5.10 Scenario 4B was derived following the initial run of the first 5 scenarios. It is identical 
to Scenario 4 but instead uses the 2010-based Alternative Headship High Migration 
Projection Variant. This is designed to mimic circumstances with higher migration where 
even more people arrive and even fewer people leave the region. Again this is presented for 
illustrative purposes to help understand the scale of change associated with this and 
challenge the partnership to consider what circumstances would be necessary to deliver this. 
Scenario 4B is not considered realistic for the following reasons: 
 

 The anticipated growth in the economic in scenarios 3, 4 and now 4B, is based on jobs in 
the care, construction, agricultural, retail, hospitality, tourism and leisure sectors. These 
are not sectors with high incomes. Although these may provide work for some presently 
unemployed it is not anticipated that they would attract the levels of migrants to the 
region that are necessary to bring about the alternative headship high migration variant 
projection. There is therefore some disconnect between high migration and the actual 
drivers of change locally. 
 

 The scale of household change and the housing output associated with this exceeds 
those levels experienced in any given year during the last housing boom (largely 
acknowledged as between 2002/03 and 2007/08). As such the transition from presently 
low build rates to those associated with the household change in Scenario 4B would 
need to take place. The factors driving the last ‘economic boom’ included ready 
availability of credit and a strong construction sector. Although confidence is growing the 
reality of the scale of change means that such levels of household change would be 
unlikely to be capable of being delivered in the short or medium term.  
 

 At best this scenario serves as a useful indicator of the scale of household change and 
house building that could occur in a more extreme set of circumstances that would 
ultimately be driven by a factor of economic change that is presently considered unlikely, 
although not necessarily unwelcome. 

 
5.11 Scenario 5 shows the outcomes of a worse than anticipated economic future. 
Although the story and inputs to this scenario are considered to be well evidenced the 
outcomes do not reflect aspirations. The region’s local authorities do not aspire to plan for 
decline. Even if this situation became apparent any planning and housing authority would 
still want to plan for a recovery and better situation so as to enable it to happen in better 
market circumstances. Scenario 5 is therefore helpful in understanding the comparative 
differences of a worse than anticipated economic future but is not reflective of the aspirations 
of the four councils in the TAYplan area. 
 
Comparing Household Change for Each Scenario 
5.12 Question 1, above, asks about the scale of household growth as opposed to the 
number of homes proposed. This comparison is set out below in Figure 5.1 as annualised 
average household change for the period 2012-32. This time period is the timeframe that the 
CHMA’s HNDA Tool measures. The driver of the household change is the National Records 
of Scotland 2010-based variant projections used in the CHMAs HNDA Tool. 
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Figure 5.1: Average annual numerical change in the total number of Households for 
each Scenario (2010-35) 

 
Source: National Records Scotland 2010-based Household Projection Variants contained in CHMA HNDA Tool  
Note: See Chapter 2: Future Market for details on scenarios and components 
 

Caveats: 
These figures are at Council level and the North Part of Fife 
This is the average annual change in the number of households, not in the number of new homes 
 

The scale of household change for Perth & Kinross 
5.13 In each of the scenarios the level of household change is dominated by the scale of 
changes in Perth & Kinross. Figure 5.2, below, shows each of the seven 2010-based 
household projection variants for Perth & Kinross. In each case, even with the lowest, there 
is a strong projected growth trend. In recent years Perth & Kinross has seen substantial 
growth through high net-inward migration. Over the last decade Perth & Kinross has been, 
on average, a net recipient of migrants from almost every part of Scotland. It has also been 
amongst the two or three councils in Scotland projected to see the most significant 
population and household growth. 
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Figure 5.2: Perth & Kinross Trajectories of Projected Household Change (2010-36) 
under the NRS 2010-based household projection variants and the 2006 and 2008 
based projections 

 
Source: National Records Scotland 2010-based Household Projection Variants contained in CHMA HNDA Tool   
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Question 2: Is there any evidence of imbalance in the housing system and 
what policy interventions may be needed to correct this?  
 
 
5.14 The assumptions about imbalances in the housing system have been based on 
drivers observed over the last decade or so (see Chapter 1 Current Market) and likely future 
market drivers (see Chapter 2 Future Market). These imbalances are apparent from a 
mixture of statistical evidence and also from professional knowledge and discussions. The 
latter was brought about by the discussion in the construction of the scenarios and choices 
about which variables to use in constructing them (see Chapter 2 Future Market). 
 
5.15 Several imbalances in the housing system have been identified below. These are 
driven by a mixture of local area issues and macro-economic drivers. They are the 
consequence of market failures relating to difficulties moving home and assembling finance, 
differences in the spatial distribution of choice and perceived quality, dealing with need, and 
changes to household structure. 
 
A: Imbalances in access to finance and expression of choice: Locked-out  
i. The economic slowdown and changes to the market over the last 5 years or so have made 
it more challenging for would-be sellers or purchasers in the housing market. This is 
because credit has been more difficult to obtain and this can lead to lengthy buying chains or 
owners holding on to their properties in the hope of a market up-turn to achieve a better 
value. However, estate agents are more recently reporting an improving market, more 
mortgages are being approved and Registers of Scotland recently reported a rise in sales. 
 

ii. The credit market is now far less liberal than the preceding decade and many mortgage 
deals now require deposits of 20% of the value of the home. This economy-wide situation 
has led to some people being ‘locked-out’ of the market even in circumstances where they 
are presently paying equivalent or more in monthly rent than they would in monthly mortgage 
repayments. This is an example of market pressure forcing some households to make the 
types of choice between renting and buying that may not always be the most financially 
sensible (or indeed aspirational) option for them.  
 

iii. This may continue to frustrate the choices of would-be home buyers. More households 
renting is not necessarily problematic, although it is contrary to most social and political 
aspirations. However, this can be problematic when private renting costs a higher share of 
household income than purchasing a home and has a subsequent knock-on impact on 
spending power. This issue is not unique to the TAYplan area. However, the consequent 
limitation on would-be purchasers poses the risk of a knock-on effect on the fluidity of the 
purchase market. 
 

iv. The recently announced UK Government ‘Help to Buy Scheme’ is designed to guarantee 
mortgages by taking as much as 20% stake in the value of the property. This could reduce 
the size of deposit required to as little as 5% for new homes under £400,000. Some argue 
this will fuel another housing bubble. However, in the short term it could free pent up 
demand trapped in private rent by enabling some to get on to the property ladder. This could 
also enable the building industry to increase output. But, it may also fuel some house price 
inflation and the same problem may raise its head in the future. 
 

 
B: Imbalances in choices about where to live: perceived place quality and spatial 
variations 
i. The places where population growth was strongest over the last decade were mainly areas 
surrounding the region’s principal settlements and specific neighbourhoods within them. 
These are also the areas with highest median house prices, highest average incomes and 
lowest levels of deprivation. The areas where population fell are, with a few exceptions, 
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within the region’s principal settlements. These coincide with areas with high concentrations 
of flats, lowest median house prices, lower incomes and higher levels of deprivation. These 
population change phenomena coincided with the liberal lending of the last ‘housing boom’ 
and suggest that a mixture of upward financial mobility and people’s lifestyle choices have 
resulted in this pattern of change. 
 

ii. This tells us that when people chose where to live the result was the pattern of change 
described above. When people choose where to live in the housing market they often 
consider the available housing stock, perceptions of neighbourhood quality, their own needs 
and aspirations, their budget and access to finance and then they make compromises. 
These affect the price people are willing to pay to rent or buy and the spatial expression of 
those choices. The pattern observed above shows that some parts of the region’s principal 
settlements have not always been perceived by people to meet their needs and aspirations 
as well as other places.  
 

iii. The value of homes is based on what somebody is willing to pay for them and as such 
the market attributes a higher value to homes in some areas than to others. These 
variations, in part based on market perception about place quality, have contributed to strong 
imbalances in the purchase price of housing. The market response has, in some past 
instances, been to build more homes in these areas to meet demand but, ultimately, this 
does not seem to have reduced purchase prices. 
 

iv. Home buying is a comparison exercise based on decisions and compromises about 
property and place. Therefore a more effective approach to reducing price pressure on some 
areas and also achieving better outcomes could be to improve the appeal of more 
neighbourhoods to buyers and renters. This could be achieved through a total approach to 
improve physical, social, environmental and economic attributes of these areas. This would 
be a long term solution but, if successful, could contribute to reducing pressure on other 
localities, boost market confidence and provide more choice for both renters and purchasers. 
 

 

C: Issues for preventing need and meeting need 
i. The Scottish Government’s National Outcomes are based on delivering a series of 
complementary results around which all public sector policy and delivery should focus. Some 
of the ways to deliver the outcomes will vary from place to place. In response to the Christie 
Commission one of the key features is to direct efforts to making sure that people do not 
become reliant on the state in the first place; ‘the Prevention Agenda’.  
 

ii. This is about reducing need and demand for public services based on the observations of 
the Christie Commission that future demand for public services is likely to outstrip delivery 
capacity. Although decisions about which methods to use can be politically divisive this 
implies the re-orientation of public policy towards helping people to ultimately be capable of 
looking after their own needs.  
 

iii. But there is no quick fix. Presently, there are a significant number of households whose 
financial position makes them unable to meet their own needs in the housing market. As a 
result they require social rented housing, and in some cases intermediate housing. This 
HNDA helps in understanding the anticipated scale of affordable housing required to meet 
these needs (See Chapter 4: Current Need).  
 

iv. Collectively this suggests that future policy (not just housing and planning policy) may 
need to become more orientated towards whole systems thinking that tries to tackle market 
exclusion and help people meet their needs. The UK and Scottish Governments and 
Councils are already undertaking activities to help improve skills and to help people into 
work whilst at the same time maintaining social rented housing, providing new affordable 
housing through appropriate methods and also retro-fitting some properties to adapt them for 
specific needs. But the outcomes agenda suggests continuing and in some instances far 
greater coordination of effort over the coming years. 
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D: Imbalances from changing Household Structures: More smaller households and 
more families 
i. The most significant demographic trend affecting the TAYplan area (and the UK) is the 
change in household structure associated with an ageing population structure. Similarly, as 
people live together longer before marriage and have children comparatively later, this also 
has an impact on household size. Overall this is likely to mean that more people will live 
longer and will spend more of their lives in smaller households.  
 

ii. Larger households, such as families, need homes large enough to accommodate them. 
They also need to make the normal choices about where to buy or rent in the market and will 
tend to make their choices based on the quality of properties and neighbourhoods, schools 
and the financial limits placed on them, amongst other things. This means that a mixture of 
perceived place quality and the distribution of family sized properties both have a key role in 
driving their expression of choice. 
 

iii. It does not automatically follow that smaller households need or want smaller homes; 
although there may come a point when some homes are too large to manage. But larger 
homes present important flexibilities to all types of household at different stages in their lives. 
Younger households may buy or rent a property capable of accommodating a family prior to 
having their own family so that they are ready when they do so. Larger properties can also 
accommodate visiting friends and family and may still be appealing to smaller households 
even after children have grown up. People’s sense of attachment to the family home and 
also its convenience for other aspects of life may make it irrational to leave. A larger home 
may also represent a beneficial investment because the market for a larger home is not just 
families.  
 

iv. The majority of the flats in the TAYplan area are concentrated in the principal settlements 
and in particular in Dundee City, where 50% of the homes are flats. Those seeking this type 
of accommodation have a more limited choice in most other housing market areas. Those 
seeking houses with gardens in the Greater Dundee HMA and the Greater Perth HMA are 
more likely to find such properties in the suburbs of those cities or in their surroundings. This 
imbalance in stock type contributes to some of the issues raised above about where people 
choose to live.  
 

v. This issue is therefore strongly related to provision of good quality homes and 
neighbourhoods which are capable of meeting the needs and aspirations of a variety of 
households at different stages in their lives. 
 

 
E: Imbalances in housing stock suitability: Need for repairs or in-situ solutions 
 

i. If we accept that the scale of new build in Scenarios 3 and 4 (See Chapter 4: Current 
Housing Need – Stage 3) this means that around 84% of the housing stock for the year 2032 
is already built today. This also means that 84% of all choice in the purchase and rental 
market is already built and therefore, besides building new homes, there is a need to make 
sure that the existing stock is capable of meeting needs and aspirations. 
 

ii. Home owners would tend to cope with this by moving house or spending their own money 
to extend or refurbish part of their property in some way. But, to do this requires capital and 
also, in the case of extensions, the physical space. Where the space and necessary permits 
are in place it is property ownership that enables these wishes to become reality. In the 
rented sector the choices are more limited and usually require the agreement or direct 
intention of the landlord. 
 

iii. For those in social rented property in particular the registered social landlord (RSLs) or 
council usually undertakes some kind of stock upgrade programme dependent on budgets 
or, in the case of government, makes grants available to councils and RSLs. Although a 
significant scale of additional need was identified in Chapter 4: Current Housing Need, about 
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72% of this is able to be resolved through in-situ solutions such as adaptations or 
refurbishments. This is a crucial part of stock suitability because it provides for the needs of 
households without the need to input the resources to provide a new home.  
 

iv. This illustrates firstly that there continues to be a need to maintain and upgrade the 
housing stock to keep it fit for purpose. But it also shows that once adaptations are made 
these can be lasting and be suitable for future occupants. Nevertheless there will always be 
situations in the future where parts of the housing stock do not always meet the needs of its 
occupants. There is also an onus on ensuring that properties and neighbourhoods are 
designed so that the minimum additional investment is needed from owners, occupiers, 
landlords or the tax payer to retrofit them and where this is necessary that the cost is 
minimised and that the value of the work is lasting. 
 

 
A series of structural and local imbalances 
5.16 The imbalances observed here point towards some failures in the operation of the 
free market. These are driven by a combination of macro-economic factors affecting the 
whole market; the responsiveness of the homes and neighbourhoods ‘offer’ to consumers 
locally; and, how this is reflected by price and the ability to pay to rent or buy. The most 
challenging element will be how the housing stock adapts to meet consumer expectations 
when so many homes of the future are already built today.  
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Question 3: What options are available for addressing each of the different 
types of need for the different types of household estimated to be in need?  
 
 

Question 4: What is the scope for the private rented sector to assist in meeting 
identified need and demand? 
 
 

5.17. These two questions have been answered together because the CHMA Tool 
calculates the number of additional new homes required and splits them into sector 
categories for each scenario. This enables both questions to be considered individually but 
as different parts of the same issue. 
 

Terminology change 
5.18 In the Scottish Governments HNDA Guidance Note (2008) the terminology of ‘need’ 
and ‘demand’ was used. ‘Need’ was for ‘affordable housing’ where people cannot meet their 
own needs in the market. ‘Demand’ was used to describe ‘market housing’; this is housing 
where consumers can meet their own needs through renting or purchasing in the free 
market. 
 

5.19 The CHMA’s HNDA Tool outputs new build housing figures for the buyer, private 
rent, intermediate and social rent sectors. As such the previous terms of ‘need’ and ‘demand’ 
are now no longer used in the same way. However, the approach used by this HNDA 
considers that social rented and intermediate housing act as a proxy for ‘need’ or affordable 
housing. Similarly private rented and purchase housing act as a proxy for ‘demand’ or 
market housing. 
 

5.20 This follows the logic that new build market housing will be bought by a consumer in 
the free market and either lived-in as an owner-occupier or rented in the private market. 
Private rented housing therefore only comes about because a market transaction has taken 
place to purchase a property. Social Rented and Intermediate Housing are provided through 
some form of subsidy and access to them is controlled, these homes are built directly for or 
on behalf of a social landlord who then manages them. 
 

5.21 The CHMA’s HNDA Tool calculates need and demand by adding the net number of 
new homes needed to meet backlog need and those required for newly arising households. 
 

Backlog Need Calculation 
5.22 The backlog need figure for this HNDA has been calculated independently of the 
CHMA Tool and has netted off in-situ and other solutions along with applied affordability 
criteria (see Chapter 4: Assessment of Housing Need and Demand). The net new build 
housing figure for backlog need has then been inputted into the CHMA Tool in place of the 
default ‘Waugh Method’. The backlog need figure is a figure representing the backlog of 
need for social rented housing that requires a new build housing solution.  
 

Newly forming households 
5.23 The need from newly arising households is calculated by the CHMA’s HNDA Tool. 
The in-built assumption is that 50% of newly arising households buy and 50% rent. Of the 
50% who rent those spending 35% or more of their incomes on housing are apportioned to 
the social rented sector. Those spending 25% or less of their incomes on housing are 
apportioned to the private rented sector. The remainder of the 50% who rent are apportioned 
to the Intermediate solutions.  
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Options Available for Addressing Different Types of Need 
 

Total backlog need to be met through new build, In-Situ and other solutions 
5.24 Figure 5.3 (below) shows the ways in which backlog need for each council area could 
be met based on the assumptions set out in Chapter 4: Assessment of Housing Need and 
Demand. This shows that the vast majority of backlog housing need can be dealt with 
through in-situ alterations or other changes that would not require a new home. But it also 
shows that even with this there is still a need to accommodate some of the backlog need 
through new homes. 
 

Figure 5.3: Methods for meeting total backlog housing need (also Figure 4.9 above)  
 TAYplan Angus Dundee 

City 
North 
Fife 

Perth & 
Kinross 

Gross housing needs 24,264 2,508 13,546 4,191 4,019 

Affordability adjustment / concealed 
households 

1,859 648 916 86 208 

Affordability adjustment / overcrowded 
households 

810 78 265 159 308 

Affordability adjustment / other categories  84 84 0 0 0 

In-situ adjustment / adaptations 9,306 198 7,000 1,755 353 

In-situ adjustment / poor quality 4,782 62 3,352 1,346 22 

Total Adjustments / Deductions 17,536 1,071 11,602 3,346 1,517 

Net current housing needs requiring new 
build 

6,728 1,437 1,944 845 2,502 

Source: TAYplan Authorities, 2013 

 
5.25 Figure 5.4 (below) shows backlog need for new homes as a share of all new homes. 
This is presented as an annualised average figure at council level for the period 2012-32. 
This shows that backlog need represents a substantial proportion of total new housing 
requirements. Backlog and newly arising need are identical for scenarios 3 and 4, therefore 
Figure 5.4 presents only one bar for each geographical area but this is the same for both 
scenarios. 
 

Figure 5.4: Net new build to meet backlog need as a share of all new build housing 
annualised for Scenarios 3 and 4 for each Council area in the TAYplan region (2012-
32)  
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All net new build housing by sector 
5.26 The CHMA’s HNDA Tool outputs build rates for buyers, private rented, intermediate 
and the social rented sectors. Figure 5.5 (below) shows the sector splits for each of the four 
councils for Scenarios 3 and 4. These are also compared with current planned build rates for 
scenario 2.  
 
5.27 Figure 5.5 shows that the rented sector accounts for the vast majority of the need 
and demand in the future housing market. This is based on the specific output of the CHMA 
tool based on the parameters and variables for these scenarios. In other words these 
outputs are constrained to the variable choices made and are illustrative. The reality may in 
future be different as the market plays out (See below). 
 
5.28 Scenarios 3 and 4 both see the bulk of anticipated growth in sectors of the economy 
that are dominated by low to medium income job types. Scenario 4 would also see some 
increase in house prices as the property market begins to move again as part of a wider 
economic recovery. It is therefore unsurprising that the rental sector plays a significant role 
as incomes may not necessarily keep up with growing prices. 
 
Figure 5.5: Scenario 3 and 4 outputs for sector by Council area in the TAYplan region 
annualised average figures (2012-32) 

 
 
The private rented sector 
5.29 The CHMA’s HNDA Tool directly outputs private rented sector figures (see Figure 5.5 
above). This shows the possible role of the private rented sector assuming that the 
parameters set in the CHMA’s HNDA Tool represent the market over time. Figure 5.6 
(below) shows the proportion of new build that the CHMA’s HNDA Tool anticipates would be 
met by the private rented sector for scenarios 3 and 4. 
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Figure 5.6: Proportion of annual average new build homes (2012-32) that would be in 
the private rented sector for Scenarios 3 and 4 

 
 

Factors driving the private rental sector 
5.30 In the last decade the private rented market grew with the availability of credit for 
buy-to-let mortgages. This led to an increase in the number of single property landlords and 
also enabled small scale landlords to enlarge their property portfolios. Although the credit 
market is now stricter for buy-to-let landlords it is also stricter for would-be home purchasers. 
As such this also creates a market for private rental housing. 
 

5.31 Although the CHMA’s HNDA Tool splits new build by sector it is clear that the 
proportions of social rented and intermediate housing exceed what would realistically be 
delivered through development of new market housing (see Questions 6 and 7). As a result 
there is a strong likelihood that private rented housing will be the tenure which plugs the gap.  
 

5.32 It is not possible to quantify or realistically estimate what scale of private or social 
rented mix will be accommodated by the private rented sector. However, it is clear that the 
combination of welfare reform, stricter mortgage lending and deposit requirements are 
creating a market shift. This market shift will mean that people are required to spend an 
increasingly larger share of their incomes on rent and that private rent will replace social rent 
for some. Looking back at the assumptions in the CHMA’s HNDA Tool this means that 
instead of households in the private rented sector spending 25% or less of their income on 
housing this may increase to a higher level. Similarly instead of households in the social 
rented sector spending typically 35% or more of their income on housing they will typically 
spend more. This means a more prominent private rented sector. 
 

5.33 If there is an improvement in the global and UK economy which sees a willingness to 
relax deposit requirements for mortgage lending then it is likely that many would-be first time 
buyers, in particular, would be able to shift tenure to owner-occupation. The ‘help to buy 
scheme’ may assist this in the short term. But either way this is a macro-economic driver. 
The private rented sector in the TAYplan area is also quite responsive to the market and is 
not driven by some of the factors that affect equivalent markets in Aberdeen or Edinburgh. 
 

5.34 Therefore a series of fiscal and market factors make it difficult to predict exactly what 
role the private rented sector will play. However, it is clear that the private rented sector will 
play a prominent role in the future market within the TAYplan area and that it will also play a 
role in meeting at least some of the need presently assumed to be in the social rented 
sector.   
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Question 5: How does the net annual need figure compare to the estimate of 
total number of households? 
 
 

5.35 This helps in understanding the proportion of all households that are in ‘need’ in any 
given year. This is taken as an average annual figure and expressed for the whole time 
period 2012-32 for Scenarios 3 and 4 only. The CHMA’s HNDA Tool does not output the 
total number of households in ‘need’; instead it outputs new build housing figures. For the 
purpose of this question the outputted new build housing figures for the social rented and 
intermediate sectors have been used as a proxy for new households in need. These have 
then been calculated as a proportion of the total number of households in 2012 and in 2032. 
For the purposes of this exercise the new build need (including backlog new build) has been 
evenly split over this 20 year period.  
 
5.36 Figure 5.7 shows that the proportion of households in need in 2032 is lower than in 
2012 for each area under each scenario. This is because the number of households would 
be larger in 2032 than in 2012. The net annual need as a proportion of all households is 
highest in Perth & Kinross and, is slightly higher in North Fife compared with Dundee City 
and Angus. Perth & Kinross and North Fife are also the places with some of the region’s 
highest median average house prices. Even the improved economic circumstances of 
scenario 4 still reflect this pattern albeit at a slightly smaller scale. However, in all cases the 
proportion of net annual need in any one year, based on these scenario variables, 
represents less than 1% of total number of households in that given year. However, it is 
important that this way of presenting the scale of net annual does not mask the total scale of 
the issue for the whole 20 year period. 
 
Figure 5.7: Annualised average households in need (2012-32) as a proportion of the 
total number of households in 2012 and in 2032 for each council area with the 
TAYplan region 

 
Source: NRS 2010-based Household Projection Variants  
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Question 6: How does the assessment of housing need and demand at 
housing market area level translate into housing supply targets and housing 
land allocations at local authority level? 
 
 

Question 7: What are the implications for housing supply targets and land 
allocations if both need and demand is addressed at housing market level? 
 
 

CHMA’s HNDA Tool Outputs 
5.37 The outputs from the CHMA’s HNDA Tool presented 6 scenarios of alternative 
futures and the implications of these. But, these figures DO NOT, on their own, represent the 
housing supply targets that will be written into Development Plans and Local Housing 
Strategies. The work in this section has focused in on scenarios 3 and 4, which reflect the 
partnerships aspirations for growth and these have been compared with present planned 
build rates in Scenario 2. The information is presented for council and housing market area 
geographies. 
 
Role of Development Plans and Local Housing Strategies 
5.38 It is the role of the Main Issues Report for the next Strategic Development Plan to 
consider the HNDA conclusions alongside the other physical, social, economic and 
environmental consideration arising from e.g. Strategic Environmental Assessments, 
Habitats Regulations Appraisal, and Strategic Flood Risk Assessments etc. The next 
TAYplan Strategic Development Plan will also set out housing supply targets for new homes 
to advise Local Development Plans of the amount of land they will need to allocate to meet 
these build rates. It is the role of Local Development Plans to determine which sites will be 
allocated and the extent of a generous supply of effective housing land needed to ensure 
that the build rates will be delivered. The next Strategic Development Plan must be 
submitted to Scottish Ministers by 8 June 2016, with approval (in part or in whole, and with 
or without modifications) anticipated by 2017. The subsequent round of Local Development 
Plans will need to be adopted within two years of the Strategic Development Plan being 
approved. It is anticipated that this will be sometime between 2018 and 2019. The Local 
Housing Strategies will identify new build and in-situ housing solutions and investment 
priorities for their respective areas. Local Development Plans will also need to take these 
into consideration. Local Housing Strategies are likely to be refreshed in the period 2016 to 
2018. This timescale will enable Local Development Plans to be prepared in full recognition 
of both the Strategic Development Plan and the respective Local Housing Strategy. 
 
5.39 The work to define the scale of new build and any reasonable alternatives will need 
to consider the following factors: 
A. The spatial strategy implications of house building rates, including the factors outlined 

above, along with land availability and the location of land;  
B. The scale and extent of the transition from present build rates to those implied by the 

scenarios. This includes how realistic these changes are considered to be; and, 
C. The ratio of market to affordable housing and how different rates of affordable house 

building could be delivered from market development. 
 
A. Spatial Implications and Land 
5.40 New homes require land and therefore it is important to understand the scale of 
effective housing land supply presently available and how much additional land would be 
needed. It is also important to understand where this land is and how it would affect the 
delivery of the spatial strategy set out in Development Plans. At present the approved 
TAYplan (2012) focuses the majority of new homes in the region’s principal settlements. 
These are the 20 settlements that already accommodate the majority of the region’s people, 
homes, jobs, services, facilities and infrastructure.  It will be for subsequent Main Issues 
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Report processes to determine the strategy implications of identified need and demand 
including consideration of the wider social, economic, environmental and physical factors. 
 
5.41 Figures 5.8 compares recent and programmed build rates at TAYplan level from 
Council Housing Land Audits (as at March 2012) based on whether the land is within 
principal settlements. This date is consistent with the base date of the CHMA’s HNDA Tool 
but is also the most recent set of consistently available data in Housing Land Audits for all 
four council areas in the TAYplan region. 
 
5.42 This provides some sense of how well anticipated (or programmed) build rates for the 
next 7 years reflect the present locational strategy. It shows that the majority of land that is 
programmed for completion is within principal settlements. But it also shows that the land 
programming or anticipated for 2012/13 to 2018/19 falls below the average annual rates for 
approved TAYplan (2012) planned build rates (Scenario 2 – 2,170 homes per year) and for 
Scenarios 3 and 4 which both reflect council aspirations for growth (2,204 homes per year). 
This suggests two things: firstly programmed build rates show that there is a transition period 
from presently low build rates); but, secondly, the programmed land generally reflects the 
locational strategy in approved TAYplan (2012). It is also important to note that despite the 
majority of homes being built within principal settlements there were significant 
concentrations of population growth outside these over the last decade, and, the overall 
proportion of people living in principal settlements fell over the last decade. 
 
Figure 5.8 Actual Completions (2002/03 to 2011/12) and Programmed Completions 
anticipated for 2012/13 to 2018/19in principal settlements and elsewhere at TAYplan 
level compared with average annual build rates for Scenarios 2, 3 and 4 (2012-19) 

 
Source: Council Housing Land Audits (As at March 2012) 
Note: Excludes sites of 5 or fewer homes 

 
5.43 Looking at Council level Figure 5.9 compares the total established land supply and 7 
year programmed land supply with the total build (rather than annualised averages) for the 
approved TAYplan (2012) presently planned build rates (Scenario 2) and those for scenarios 
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3 and 4 for the period. The information on land supply also comes from Council Housing 
Land Audits as at 2012.  
 
5.44 Figure 5.9 shows that Perth & Kinross has identified a land supply large enough to 
support the delivery of scenario 2, the approved TAYplan (2012) build rates. This includes 
strategic extensions to Perth and Bridge of Earn. This has also been done for the North Fife 
area through the St. Andrews and East Fife Local Plan (2012). Both sets of data exclude 
small sites under 5 units, which are known to be significant in North Fife and parts of Perth & 
Kinross. Dundee City Council has identified some additional sources of land for its Local 
Development Plan beyond those identified in the 2012 audit. Angus and Fife have 
completed their Main Issues Reports and are presently determining which sites to allocate in 
the proposed Local Development Plan. Therefore the apparent shortfall in land identified in 
Figure 5.9 is logical for Angus and is expected given this stage of the Development Plan 
process. Again the figures for both Dundee City and Angus exclude small sites of 5 or fewer 
units. 
 
5.45 This also gives some sense of the additional land that would need to be identified, 
particularly in Perth & Kinross, to meet the identified need and demand for scenarios 3 and 
4. It would be the Main Issues Report process to determine how need and demand could be 
met and to consider any wider social, economic, physical and environmental factors that are 
also relevant for respective Development Plans. 
 
Figure 5.9 Comparison of total build rates (2012-32) for Scenarios 2, 3 and 4 with the 
Established Land Supply (as at March 2012) and the total 7 year programmed land 
supply (as at March 2012) for the period 2013/13 to 2018/19 for the TAYplan region and 
constituent council areas  

 
Source: Council Housing Land Audits (As at March 2012) 
Note: Housing Land Audit figures (left of the black line) exclude sites of 5 or fewer homes 
Note: The 7 year programmed land supply is a subset of the established land supply 

 
5.46 Figure 5.10 is identical to Figure 5.9 but looks instead at housing market areas within 
each local authority area. It is important to note that there are no scenario 2 figures for the 
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North Fife and Perth & Kinross parts of the Greater Dundee Housing Market Area. This is 
because when TAYplan (2012) was approved these were considered as part of the St 
Andrews and East Fife Housing Market Area and the Greater Perth Housing Market Area 
respectively. This HNDA has broken down the outputs to enable construction TAYplan and 
the four councils to use consistent sets of figures to construct different council and housing 
market area geographies as appropriate. 
 
Figure 5.10 Comparison of Housing Market Area total build rates (2012-32) for 
Scenarios 2, 3 and 4 with the Established Land Supply (as at March 2012) and the total 
7 year programmed land supply (as at March 2012) for the period 2013/13 to 2018/19 
 

Housing Market Areas within Angus Council: 
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Dundee City Council and other administrative parts of the Greater Dundee Housing 
Market Areas  

 
Source: Council Housing Land Audits (As at March 2012) 
Note: Excludes sites of 5 or fewer homes  Note: The 7 year programmed land supply is a subset of the established land supply 

 
Housing Market Areas within North Fife Council 
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Housing Market Areas within Perth & Kinross Council 

 
Source: Council Housing Land Audits (As at March 2012) 
Note: Excludes sites of 5 or fewer homes 
Note: The 7 year programmed land supply is a subset of the established land supply 
 

B. Scale of the transition from present build-rates 
5.47 Delivering housing is dependent on a multitude of factors that bring about 
development; land is only one of these. The other factors are often governed by fiscal policy 
(government and institutional) as well as market timing and legal issues, including 
negotiations between land owners and developers. In recent years the global economic 
downturn has reduced land and property values making some sites less marketable and has 
also reduced credit availability to builders and purchasers alike. This has collectively 
suppressed build rates by over 50% in many cases. At the same time some companies have 
folded and most have seen job losses.  
 

5.48 The build rate does not change overnight because a new, and potentially higher, 
housing supply target has been written into a plan and the subsequent land has been 
identified. Lending institutions need to be more confident about taking risks on both builders 
and purchasers. There is already some evidence that this is starting to happen. The building 
industry itself and its supply chain also need to gear-up and replace the capacity they have 
lost through redundancies and lower production. Again this will take time, perhaps five to ten 
years, as market confidence gradually grows, land owners become willing to sell, builders 
can obtain credit and the workforce enlarges and is able to accommodate a larger portfolio 
of sites at any one time, and, most importantly, consumer demand and credit arrangements 
are capable of purchasing the end product. Land availability only one part of this jigsaw. 
 

5.49 Although TAYplan’s and the four Council’s aspirations are for growth the UK 
economy is in the early stages of economic recovery from one of the most severe economic 
downturns in living memory. Present build rates have fallen by more than 50% in some 
cases. Figure 5.11 (below) shows build rates for council areas within the TAYplan region 
from 2002/03 to 2011/12 and also the current programmed build rates for 2012/13 to 
2018/19. These are compared with Scenario 2: Approved TAYplan (2012) and the slightly 
higher rates of Scenario 3: Anticipated Economic Future and Scenario 4: Anticipated 
Economic Future. 
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5.50 Figure 5.11 shows the ‘housing boom’ followed by the global economic down turn 
and subsequent recession after 2007/08. After this date output fell considerably. But, 
presently planned build rates in Scenario 2 and the slightly higher rates of Scenarios 3 and 4 
require a return to at least pre-recession build levels. If actual build rates for the most recent 
three years (2009/10 to 2011/12) are taken as an average then delivering presently planned 
build rates (Scenario 2: Approved TAYplan (2012)) requires an increase in average yearly 
building of 206% for Perth & Kinross, 342% for North Fife, 122% for Angus and 65% for 
Dundee City.  
 

5.51 The levels of new build housing shown in Scenario 3: Anticipated Economic Future 
and Scenario 4: Anticipated Economic Future differ and are each slightly lower for Angus, 
Dundee City and North Fife compared with Scenario 2. However, those for Perth & Kinross 
are substantially higher. This would require an increase in average yearly building of 287% 
for Perth & Kinross, 294% for North Fife, 110% for Angus and 21% for Dundee City. 
 

5.52 Figure 5.11 also includes the anticipated build rates programmed over the 7 years 
from March 2012 based on council housing land audits. This shows the most recent 
interpretation of how build rates are expected to change up to 2018/19. This projects an 
anticipated recovery which peaks in 2015/16 with build rates exceeding those of the pre-
recession era and those for Scenario 2. However they are anticipated to fall again thereafter. 
This shows firstly that some recovery in build rates is anticipated over the next decade but, 
on average, the rates for this 7 year period will be below presently planned rates at TAYplan 
level (Scenario 2). This further reinforces the observation that reaching present build rates, 
and the subsequently higher build rates of Scenarios 3 and 4, in the case of Perth & Kinross, 
is unlikely in the short term given the anticipated nature of the recovery in build rates.  
 

5.53 Whatever the scale of house building is chosen to plan for it is evident that meeting 
identified need and demand and meeting aspirations for growth must be qualified with the 
realistic likelihood of delivery during a period of market recovery. It must also recognise that 
the purpose of new homes and neighbourhoods will be about supporting the delivery of a 
vision and a series of outcomes and it is these that must drive what is planned for. 
  



Page | 209  

Figure 5.11: Comparing the changes required from present build output (2002/03 to 
2011/12) and programmed build (2012/13 to 2018/19) with average yearly build rates 
(2012-32 for Scenarios 2, 3 and 4 for the TAYplan region and constituent council areas 

 
Source: Council Housing Land Audits (As at March 2012) 
Note: Excludes sites of 5 or fewer homes 
Note: Perth & Kinross 7 year programmed new homes based on ‘adjusted total’ from March 2012 Housing Land Audit 

 
How does identified need and demand compare with what is currently planned for 
5.54 Figure 5.12 compares the yearly build rates presently planned in the approved 
TAYplan (2012) with the yearly build rates required to meet the need and demand in  
Scenario 3: Anticipated Economic Future and Scenario 4: Anticipated Economic Future at 
housing market area level. 
 
5.55 If presently planned build rates for market areas in Angus were delivered these would 
meet identified need and demand except for in East Angus. In East Angus an additional 6 
homes per year would be required, above presently planned rates (Scenario 2), to meet 
identified need and demand. 
 
5.56 The Greater Dundee Market Area covers parts of all four local authorities, although 
the most populous part is Dundee City Council. The scale of build for all other constituent 
parts is also covered in the local authority level graphs for those areas. The Greater Dundee 
HMA was not fully defined for the approved TAYplan and so Scenario 2 only covers South 
Angus and Dundee City Council. At that time the parts in North Fife and Perth & Kinross 
formed part of the St. Andrews & East Fife and the Greater Perth Housing Market Areas 
respectively.  
 
5.57 Figure 5.12 shows that the scale of house building planned for under scenario 2: 
Approved TAYplan (2012) is sufficient to accommodate the identified need and demand for 
both Dundee City and for South Angus. The presently planned build rates for Dundee City 
(Scenario 2) of 610 homes per year were derived from average build rates for the City in the 
years 1998-2008. This was because when the approved TAYplan was being prepared both 
the 2006 and 2008 population projections resulted in decline for Dundee City. As the largest 
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city in the region a policy decision was taken to plan for growth and 610 homes per year was 
chosen as the level for this. The time period 1998-2008 included a series of significant 
rebuilds of former council housing areas and new flatted accommodation associated with the 
Universities; these will not be repeated. It is now clear from Figure 5.12 (and Figure 5.11 
above) therefore that the presently planned build rates are more than capable of delivering 
enough homes to meet identified need and demand and also higher levels if needs be. But it 
will be critical for the Development Plan process to judge whether such a high level 
compromises the delivery of, for example, important regeneration.  
  
5.58 In North Fife there are no figures for scenario 2 covering the North Fife part of the 
Greater Dundee HMA. This is because at the time of preparing the approved TAYplan 
(2012) the Greater Dundee HMA was not fully defined. Instead the Scenario 2 figures for the 
St. Andrews and East Fife HMA included the North Fife part of the Greater Dundee HMA. 
The Graph shows that the level of new build planned in the approved TAYplan (2012) 
(Scenario 2) are sufficient to accommodate those for both the St. Andrews & East Fife HMA 
and the North Fife Part of the Greater Dundee HMA collectively for Scenarios 3 and 4. 
Similarly the scale of building planned in Scenario 2 for the Cupar & North West Fife HMA is 
sufficient to accommodate the identified need and demand for new housing identified under 
scenarios 3 and 4. As pointed out above this HNDA has outputted figures that enable 
consistent information to be used to construct different council and housing market area 
geographies as appropriate. 
 
5.59 In Perth & Kinross there are no scenario 2 figures for the Perth & Kinross part of the 
Greater Dundee HMA. This is because when the approved TAYplan (2012) was prepared 
the Greater Dundee HMA was not fully defined. This area was part of the Greater Perth 
HMA. In all 6 housing market areas the scale of identified need and demand for scenarios 3 
and 4 exceed the levels presently planned for under Scenario 2. This is largely as a result of 
significant projections of migration and also positive natural change anticipated in the 2010-
based projections. Historically some of this growth had been fuelled by the proximity of 
Strathearn and Kinross HMAs to Glasgow, Stirling and Edinburgh respectively. This type of 
commuting lifestyle was supported by the pre-recession economy and the cost of travel. 
Since that time the increasing costs of transport may make such moves prohibitive in the 
future. Similarly the geographical terrain of Highland Perthshire and Strathmore & Glens 
HMA has the potential to limit land supply capable of meeting higher levels of build in the 
future and may present some challenges that would need to be further examined through 
Development Planning processes. In the Greater Perth HMA Perth itself is constrained by 
topography and flood risk. This led the approved TAYplan to favour development to the 
west/north west of Perth and at Oudenarde at Bridge of Earn. The Strategic Environmental 
Assessment (2010) concluded these to bring about fewer environmental risks than other 
locations in the Greater Perth HMA. All of these factors suggest that Development Plans will 
need to give considerable thought to wider considerations beyond identified need and 
demand. 
 
5.60 Overall this work shows that, for the large part, presently planned build rates are 
capable of meeting the identified need and demand for housing. However, there is also 
some risks that would need to be appropriately considered during the preparation of 
Development Plans. This and the factors described above require the next TAYplan Main 
Issues Report process, and subsequent Local Development Plans, to consider reasonable 
options for house building rates based on this HNDA and a series of broader economic, 
social, environmental and physical considerations. In particular there will be some need to 
address these in the cases of Dundee City, East Angus and the all housing market areas in 
Perth & Kinross. 
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Figure 5.12: Comparing the changes required from present build output (2002/03 to 
2011/12) and programmed build (2012/13 to 2018/19) with average yearly build rates 
(2012-32 for Scenarios 2, 3 and 4 for the Housing Market Areas within the TAYplan 
region’s and constituent council areas 
 
 
Housing Market Areas within Angus Council’s Area 
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Greater Dundee Housing Market Area split by the different parts within separate 
administrative areas  

 
 
Housing Market Areas within the North part of Fife Council’s Area 
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Housing Market Areas within Perth& Kinross Council’s Area 

 
 
C. Ratio of Market to Affordable Housing 
5.61 The CHMA’s HNDA Tool outputs the number of new homes for the buyer, private 
rented, intermediate and social rented sectors. This HNDA uses the assumption that social 
rented and intermediate housing collectively serve a proxy for ‘need’ and therefore the 
‘affordable housing solutions’, and, that private rented and buyer housing collectively serve 
as a proxy for ‘demand’ or ‘market housing’. Various elements of this have already been 
discussed above in response to questions 3 and 4 (above).  
 

5.62 In recent years the prime means of delivering affordable housing has been through 
market housing, which has often involved a form of public subsidy and/or the partnering of a 
registered social landlord. Scottish Planning Policy (2010) paragraph 88 suggests that, 
where justified by the HNDA, each open market site should contribute 25% of the total units 
as affordable housing. It is accepted that this may vary from location to location. However, 
this serves as a useful indicator of affordable housing deliverability. Using the implied 75:25 
ratio of market to affordable housing, helps to understand the scale of affordable housing 
that would need to be delivered using alternatives to developer contributions. 
 

5.63 Figure 5.13 considers how much of the affordable housing (social rented and 
intermediate sectors) could be delivered from the market housing outputs of the CHMAs 
HNDA Tool (private rented and buyers). This exercise is shown for council areas within the 
TAYplan region for Scenario 3: Anticipated Economic Future and Scenario 4: Anticipated 
Economic Future and also compares these with build rates for all homes in Scenario 2: 
approved TAYplan (2012). Here the market housing (private rented and buyer) outputs from 
the CHMA’s HNDA Tool represents the 75% part (blue) of the 75:25 ratio. The remaining 
25% part of this ratio (yellow) is made up from some of the affordable housing. This scale of 
affordable housing could viably be delivered from market housing assuming the 75:25 ratio. 
The residual affordable housing (pink) would need to be delivered through alternative 
methods. In each case this residual affordable housing presents a significant quandary 
because it represents housing need where a new build solution is required. 
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Figure 5.13: Applying the 75% Market Housing to 25% Affordable Housing Ratio to the 
Market Housing Outputs from the CHMA’s HNDA Tool for average yearly build rates 
(2012-32) for Scenarios 3 and 4 based on buyer and private rented homes being the 
75% 

 
 
5.64 Given the present situation of public finances it is unlikely that substantial amounts of 
public money would become available to subsidise all of the residual affordable housing 
identified in Figure 5.13 above. There are also a series of major fiscal changes occurring at 
present in the UK which are altering the market. Welfare reform is altering the nature of state 
benefits entitlement, which ultimately means that more people who would previously have 
relied on the social rented or intermediate sectors will, in practice, need to use the lower cost 
end of the private rented sector. At the same time, the ‘credit crunch’ has led to more 
prudent lending and higher deposit requirements being placed on home buyers, particularly 
first time buyers. These factors mean that would-be purchasers are potentially locked-in to 
private rent or living with relatives whilst they save for deposits as high as 20% before 
buying. But the recent announcements for the ‘help to buy scheme’ could reduce deposit 
requirements to 5%. This could, in the short term, help more people onto the housing ladder 
as would enable more people to buy. However, it should be recognised that if average house 
prices are over £100,000 then a 5% deposit constitutes at least £5,000. Therefore this 
solution will not immediately resolve problems for all would-be purchasers. Also it does not 
mean that their credit score will be improved. 
 
5.65 As recognised above, in response to questions 3 and 4, meeting the residual 
affordable housing need will, in practice, rely on the private market as people spend an 
increasing share of their income on housing. This shows that if we are to deliver all of the 
housing need and demand identified in this HNDA then the proportion of buyers and renters, 
and also the proportions of household income spent on housing, will differ from the default 
assumptions in the CHMA’s HNDA Tool. In other words; delivering the housing need and 
demand for Scenarios 3 and 4 requires a slightly different mix of buyer, private rented, social 
rented and intermediate housing. The analysis in this chapter shows that the private rented 
sector will be critical in meeting identified need and demand in future and there is some 
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possibility that the purchase sector could play a stronger role dependent on the success of 
‘help to buy’ or equivalent schemes and the long term impact on house prices.  
 
5.66 Given these points it is important to understand how much market and affordable 
housing could be delivered if the sector mix was different. Although this can be modelled 
using the CHMA’s HNDA Tool there are many possibilities and it is very difficult to justify why 
one assumption is any more credible than another. For simplicity therefore, Figure 5.14 
shows the results of applying the 75:25 ratio of market to affordable housing to the total net 
build rate for Scenarios 3 and 4. The same approach has also been applied to present build 
rates for Scenario 2: approved TAYplan (2012) in this example. Although Scenario 2 
represents the approved TAYplan (2012) this split is therefore indicative because the level of 
sophistication offered by the CHMA’s HNDA Tool was not available in the preparation of the 
approved TAYplan (2012). At that time the assumptions about what scale of new build 
affordable housing should be sought were made in Local Development Plans and Local 
Housing Strategies. 
 
5.67 Figure 5.14 shows one possible way of delivering all the identified need and demand 
for housing for each scenario. This approach results in more market housing (including 
private rent), which in turn helps to deliver more affordable housing than would be delivered 
in Figure 5.13 with no additional land requirement and no residual of undelivered affordable 
housing. But ultimately this does assume that more people will become buyers and private 
renters. This is considered realistic given the market changes described above. Nobody can 
predict exactly how the collective decisions that influence the market will play out in future 
years. But, this represents a more realistic and deliverable way of providing for the identified 
housing need and demand whilst also recognising the potential impacts of the market drivers 
such as welfare reform and ‘help to buy’ discussed in paragraphs 5.56 and 5.57 above as 
well as the responses to Questions 2 and 4 (above). 
 
Figure 5.14: Applying the 75% Market Housing to 25% Affordable Housing Ratio to the 
Outputs from the CHMA’s HNDA Tool for average yearly build rates (2012-32) for 
Scenarios 3 and 4 based on all homes 

 



Page | 216  

5.68 Figure 5.15 applies the same 75:25 ratio to housing market area build rates for 
scenarios 2, 3 and 4 to show the scale of market vs affordable housing. 
 
Figure 5.15: Net new build requirement for Market and Affordable housing per year 
(2012-32) under scenarios 2, 3 and 4 at Housing Market Area level using the 75:25 
ratio of market to affordable housing 
 
Dundee City Council area and Housing Market Areas in Angus Council’s Area 

 
 
Housing Market Areas in Perth & Kinross Council’s Area 
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Housing Market Areas in the North part of Fife Council’s Area 

 
 
How bringing vacant homes back into use could affect build rates 
5.69 Although the CHMA’s HNDA Tool identified net new house building required to meet 
identified need and demand the impact of vacancy is considered independently of the Tool. 
Therefore any discounting assumptions relating to vacancy must be done independently of 
the CHMA’s HNDA Tool. This means that some of the households identified by the CHMA’s 
HNDA Tool as needing a new build home could be accommodated by bringing vacant 
homes back into use.  
 
5.70 Some vacant housing is always needed to provide slack in the property market to 
enable people to move house. The accepted ‘rule of thumb’ is that this should be around 3% 
of the total housing stock. Therefore the only vacant housing that is assumed to be available 
to accommodate identified housing need and demand is that which exceeds 3%. In 
authorities where vacancy rates are lower than 3% there is assumed to be no capacity to 
accommodate need and demand in the vacant stock.  
 
5.71 In 2011 only Angus and Dundee City Councils had vacancy rates exceeding 3%. 
However, it is more useful to examine vacancy rates at market area level because these 
take account of geographical distributions and concentrations within council areas. Figure 
5.16 (below) shows only those housing market areas where vacancy rates in 2011 exceeded 
3%. It shows the overall number of vacant units, the number of vacant units that exceed 3% 
of the housing stock and sets out the proportion of total identified need and demand (2012-
32) from scenarios 3 and 4 that could be accommodated by bringing vacant homes back into 
use.  
 
5.72 This is purely an illustrative exercise because the assumption that all vacant units 
above 3% could be brought back into use is extremely crude. It does not take account of the 
size or tenure of the properties. It does not take into consideration the cost of renovation or 
the viability to the owner. Nor does it take account of the location and its relationship to 
improving access to jobs and services. It also does not take into consideration the 
demolitions that have taken place in Dundee City since 2011 – these will have diminished 
the actual vacant stock available for reuse. Therefore, this calculation cannot represent an 
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absolute conclusion about the role of vacant housing but instead provides a basis for further 
examination in Development Plans and Local Housing Strategies. Rather it serves to 
indicate the extent of potential. 
 
Figure 5.16: Examination of how vacant homes (2011) could have the potential to 
accommodate some identified need and demand (2012-32) 
Housing Market Area Total 

Vacant 
homes 
(2011) 

Vacant units 
exceeding 
3% of the 
stock 

Proportion of total new build for 
scenarios 3 & 4 (2012-32) that 
could be accommodated by vacant 
units in 2011 

North Angus 740  357  24%  

East Angus 652  238  14%  

West Angus 787  349  21%  

South Angus part of Greater 
Dundee HMA 363  76  3%  

Dundee City part of Greater 
Dundee HMA 281  98  5%  

Strathearn 331  33  1%  

Highland Perthshire 412  14  1%  

Strathmore & Glens 2,667  458  5%  

 
Annualised and total house building rates for the future for Core Outputs 7 and 8 
5.73 The Scottish Government’s HNDA Guidance Note (2008) suggests the output of a 
range of build rates. However, this has been achieved through the consideration of 6 
scenarios for alternative futures. Core Outputs 7 and 8 (below) show the annual build rates 
for Scenarios 3 and 4 which are the same in total but which differ in the sector mix. 
 

Core Output 7: an estimate of future households requiring market housing; and, 

Core Output 8: an estimate of future households requiring either affordable or market 
housing. 
 

The figures below are taken from the CHMA’s HNDA Tool and show the net new build 
housing requirements for buyer, private rented, intermediate and social rented housing. This 
has been used as a proxy for households because the CHMA’s HNDA Tool does not output 
households. These figures include new homes to meet backlog need and to accommodate 
newly arising households.  
 

The social and intermediate sectors have been used as a proxy for affordable housing or 
need. The private rented and buyer sectors have been used as a proxy for market housing 
or demand. 
 

Table 1, below shows the outputs for scenario 3: Anticipated Economic Future as average 
annual new build homes for the period 2012-32 by housing sector and totals for each 
housing market area, including the Greater Dundee Housing Market area constituent parts, 
and for Council and TAYplan levels. 
 

Table 2 shows the same information for Scenario 4: Better than Anticipated Economic 
Future new build by housing sector. 
 

The figures for each housing market area have been produced by running the assumptions 
outlined in Chapter 2: Future Market at housing market area level using the CHMA’s HNDA 
Tool. This also included doing so for the administrative components of the Greater Dundee 
Housing Market area. This has enabled the figures to be aggregated to council level or to 
form the Greater Dundee HMA as appropriate in a consistent way. 
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Table 1: Scenario 3: Anticipated Economic Future Average Yearly New Build (2012-32) 

  

Social 
Rent Intermediate 

Private 
rented 

Owner 
Occupied Total 

Housing 
Market 
Areas 

North Angus  32  11  13  20  75  

East Angus  40  12  6  28  86  

West Angus  31  11  20  20  82  

Greater Dundee  214  96  111  173  594  

South Angus Part 22  9  24  17  71  

Dundee City Part 172  78  61  136  447  

North Fife Part 12  4  13  10  38  

Perth & Kinross Part 9  5  14  10  38  

St Andrews and East Fife  47  18  47  35  147  

Cupar & North West Fife  33  13  31  32  109  

Greater Perth  188  87  166  177  618  

Kinross  18  11  24  29  81  

Strathearn  41  23  44  43  151  

Highland Perthshire  30  16  34  20  100  

Strathmore & Glens  48  25  50  38  162  

Council 
Areas 

Angus  124  42  63  85  314  

Dundee City  172  78  61  136  447  

North part of Fife  92  35  91  76  294  

Perth & Kinross  333  166  333  317  1,149  

SDPA TAYplan SDPA Area 721 322 547 614 2,205  
 

Table 2: Scenario 4: Better than Anticipated Economic Future Average Yearly New Build (2012-32) 

  

Social 
Rent Intermediate 

Private 
rented 

Owner 
Occupied Total 

Housing 
Market 
Areas 

North Angus  30  11  16  18  75  

East Angus  39  13  7  28  86  

West Angus  29  12  23  18  82  

Greater Dundee  202  101  134  158  594  

South Angus Part 21  8  29  13  71  

Dundee City Part 161  84  74  128  447  

North Fife Part 11  4  15  8  38  

Perth & Kinross Part 9  5  15  9  38  

St Andrews and East Fife  43  19  55  30  147  

Cupar & North West Fife  30  13  36  29  109  

Greater Perth  188  87  185  158  618  

Kinross  18  11  27  26  81  

Strathearn  36  24  52  38  151  

Highland Perthshire  30  16  38  16  100  

Strathmore & Glens  43  27  60  31  162  

Council 
Areas 

Angus  118  44  75  77  314  

Dundee City  161  84  74  128  447  

North part of Fife  85  36  106  67  294  

Perth & Kinross  324  169  378  278  1,149  

SDPA TAYplan SDPA Area 688 333 633 550 2,205  
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Conclusions 
5.74 This Housing Need and Demand Assessment was undertaken to pilot the new 
CHMA HNDA Tool as part of the emerging revision to the HNDA process. This partnership’s 
social and economic aspirations are best reflected by Scenario 3: Anticipated Economic 
Future and Scenario 4: Anticipated Economic Future. This implies that if the parameters 
modelled for these scenarios, using the CHMA’s HNDA Tool, occur there are strong 
similarities with existing planned build rates.  
 

Changes in the market over the last decade and in the future 
5.75 However, it is clear that the present and anticipated future market situations are very 
different to those experienced over the last decade. Low build rates, tighter lending, higher 
deposits, government interventions to overcome these, welfare reform, constrained public 
spending and the early part of an economic recovery collectively point towards a period of 
transition and of less liberal lending and purchasing patterns than society has recently been 
used to.  
 

5.76 These factors present real and practical challenges to meeting the identified need 
and demand for new homes associated with Scenarios 3 and 4. Both scenarios represent 
alternative futures based on a set of chosen parameters, some of which may vary in practice 
dependent on the market. It is clear, however, that presently planned build rates (Scenario 2) 
are very similar for many areas compared with Scenarios 3 and 4. The approved TAYplan 
(2012) plans for regional level build rates that already represent 98.5% of the need and 
demand for the region identified through this HNDA.  
 

Implications of the identified scale of need and demand for new homes 
5.77 In some council and housing market areas the scale of need and demand identified 
by this HNDA for scenarios 3 and 4 could be met by the build rates already planned for. In 
Perth & Kinross market areas and East Angus HMA the identified need and demand is 
higher than presently planned build rates. In Dundee City the scale of presently planned 
build is considerably in excess of identified need and demand for scenarios 3 and 4. Despite 
this the role of this HNDA is to inform the next round of Development Plans and Local 
Housing Strategies. They will also need to consider a series of broader economic, social, 
environmental and physical considerations, including those raised in statutory processes 
such as Strategic Environmental Assessments. Equally the purpose of both Development 
Plans and Local Housing Strategies is to deliver a vision for their respective areas and 
meeting the outcomes defined at national level and prioritised by Community Plans and 
Single Outcome Agreements. It is these outcomes that will drive policy.   
 

Market transition 
5.78 Some of the critical factors relating to the housing market identified in this HNDA 
relate to the transition from a presently weak housing market with comparatively low output 
to the sorts of levels of new homes associated with Scenario 2 (approved TAYplan 2012) 
and with Scenarios 3 and 4. This will not occur overnight and examination of recent build 
rates and anticipated completions shows that the next decade will be a period of transition. 
This will involve the reorientation and recovery of the fiscal, physical and personal choices 
that drive the market. These factors would need to be in a position where the scale of need 
and demand identified by this HNDA could actually be built. 
 

5.79 Land release is only one factor in a recovering market but it is clear from this HNDA 
that simply making more land available will not, on its own, deliver a recovery. Land release 
is part of a wider jigsaw which helps underpin some of the points made above. Development 
Plans will also need to balance numerous competing and sometimes conflicting social, 
economic and environmental objectives.  
 

Implications for delivery of affordable housing 
5.80 It is clear that the new affordable housing need identified by this HNDA will not all be 
met by the social rented and intermediate sector. This is because the ratio of market to 
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affordable housing needs to be realistically deliverable by the market sector and government 
subsidy. It is also because welfare reform and initiatives such as the ‘help to buy scheme’ 
will have some effect on the market which ultimately means that purchase and private rented 
housing solutions will be used by more people. Private rent in particular will play a prominent 
role and this presents some challenges to social and political aspirations for property 
ownership. It also presents practical challenges to the structure and operation of the private 
rented market. 
 

Macro-economic and local factors 
5.81 Despite the macro-economic situation important local factors will remain significant in 
resolving structural failures in the region’s housing markets, particularly where place quality 
and inequalities are major market drivers. Whilst on the one hand seeking to meet need 
Development Plans and Local Housing Strategies are part of a wider set of purpose driven 
interventions designed to help people avoid need and have better outcomes and a better 
quality of life. This inevitably requires judgements to be made that are about more than just 
housing and homes but which are about economic, social and environmental change. These 
factors will also influence the scale new house building that is planned for and the resource 
deployment of public bodies to achieve outcomes. 
 

Role of Development Plans and Local Housing Strategies 
5.82 As such the outputs from the CHMA’s HNDA Tool has helped this partnership to 
understand the scale of need and demand associated with the broad extent of aspirations 
and to compare these with presently planned build rates. However, it is now for the 
Development Plan processes to determine how all of the factors identified in this HNDA, 
alongside other physical, economic, social and environmental considerations, influence the 
scale of house building that will be planned for. In the TAYplan region work will be done by 
the four councils through the TAYplan partnership. Options will be presented in the TAYplan 
Main Issues Report. This is anticipated for publication during spring 2014. Local 
Development Plans will need to identify the sites necessary to meet the scale of build in the 
next TAYplan including affordable housing and any other new build requirements. 
 

5.83 Local Housing Strategies will need to identify the priorities for new build affordable 
homes and also in-situ solutions and adaptations to properties. In so doing councils will need 
to work with other organisations to determine the appropriate priorities for resources against 
the backdrop of delivering the outcomes sought by Community Plans and Single Outcome 
Agreements.  
 


