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TAYplan Housing Analysis Paper (2015) 

 
Purpose & Introduction 
 
1. This Housing Analysis Paper explores some of the factors that influence the four housing 

issues presented in the TAYplan Main Issues Report (2014) and in particular the 
circumstances required to bring them about. 

 
2. The TAYplan Main Issues Report (2014) was published for consultation between 15 April 

and 27 June 2014. It sought views about four issues relating to planning for new homes: 

 How many new homes should be planned for based on two options. The two options 
varied the scale of new homes planned for Perth & Kinross but were the same for the 
other three council areas within TAYplan; 

 whether or not to increase the current flexibility to share up to 10% of home building 
for one housing market area with adjacent others in the same council area in serious 
cases of environmental or infrastructure constraint; 

 whether to accommodate 35 homes per year for the Perth & Kinross part of the 
Greater Dundee Housing Market Area in neighbouring Dundee City; and, 

 whether to ensure that homes planned for sites in the Greater Dundee Housing 
Market Area that become non-effective are accommodated in Dundee City where no 
appropriate alternative site(s) can be found. 

 
3. The options for the scale of new home building were informed by the TAYplan Economic 

Outlook (2014) and the TAYplan-wide Joint Housing Need and Demand Assessment 
(2013). The latter was declared ‘robust and credible’ in a letter from the Scottish 
Government’s Centre for Housing Market Analysis (CHMA) in February 2014. The other 
issues were informed by considering the implications of the two TAYplan Main Issues 
Report (2014) options, local knowledge and application of the approved TAYplan (2012) 
spatial strategy (which is not proposed to change).  
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Background  
 

Identified need and demand for new homes 
4. The TAYplan-wide Joint Housing Need and Demand Assessment (2013) (HNDA) 

considered six scenarios for potential change in housing markets. These considered 
variations in the number of new households, changes in house prices and rents, and, 
changes to incomes over time. Each scenario resulted in different, but not always 
dissimilar anticipated need and demand for new homes. The scale of new homes was 
made up of the backlog housing need for existing households (existing households 
whose needs can only be met with new build housing) and newly forming households. 
 

5. The scale of ‘need’ is represented by new homes in the affordable sector (social and 
intermediate rent). ‘Demand’ is represented by new homes in the market sector (private 
rent and purchasers). This should not be confused with households living in unsuitable 
accommodation who need to move and this will free up a property for someone else.  

 
6. The TAYplan-wide Joint HNDA (2013) concluded that Scenario 3 (Anticipated economic 

change) and Scenario 4 (Better than anticipated economic change) were most consistent 
with the approved TAYplan (2012) vision and those of the four Councils’ Community 
Plans and Single Outcome Agreements. Similarly the TAYplan Economic Outlook (2014) 
also concluded that scenarios 3 and 4 offered the most realistic approaches to plan for. 

 
7. Figure 1 (below) shows that Scenarios 3 and 4 result in identical levels of new house 

building. This is because both use the same variant of the 2010-based household 
projections. The differences were in the economic assumptions and the subsequent 
tenure mix. The data presented in Figure 1 excludes the proposed transfer of 35 homes 
per year from the Perth & Kinross part of the Greater Dundee Housing Market Area to 
Dundee City (described on page 1, paragraph 2, bullet 3). This is a proposed policy 
decision rather than an output of the TAYplan-wide Joint HNDA (2013). 

 
Figure 1: Identified need and demand for new homes per year at council level under 
both scenarios 3 and 4 from the TAYplan-wide Joint Housing Need and Demand 
Assessment (2013) 

 Angus Dundee City North Fife Perth & 
Kinross 

TAYplan 

New homes under 
Scenarios 3 and 4 

310 445 295 1,150 2,200 

Source: TAYplan-wide Joint Housing Need and Demand Assessment (2013) 
Note: Figures rounded to the nearest 5 homes 

 

Vision and strategy to remain unchanged 
8. There is no proposal to change the vision and therefore also no proposal to alter the 

spatial strategy set out in the approved TAYplan (2012) Policy 1. This means that the 
principal settlements defined in Policy 1 will remain the focus for new house building in 
the Proposed TAYplan (2015). 

 

Main Issues Report (2014) options for building new homes 
9. The need and demand for new homes identified for Angus, Dundee City and North Fife 

in the TAYplan-wide Joint HNDA (2013) is less than planned for the approved TAYplan 
(2012) Policy 5. Given that there is no proposal to alter the vision or strategy TAYplan 
considered that it would be possible to plan to meet all of this need and demand for new 
homes in these places within the context of the existing strategy. For this reason both 
options in the TAYplan Main Issues Report (2014) propose planning to meet 100% of 
identified need and demand for all three of these council areas. 
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10. In Perth & Kinross the situation was different. Here the TAYplan-wide Joint HNDA (2013) 
concluded that the identified need and demand for new homes was higher than levels 
planned for in the approved TAYplan (2012) Policy 5. This meant that more land would 
need to be identified but it also meant that presently low build rates would need to 
increase almost threefold. However, presently low build rates are not even delivering the 
currently planned house building from the approved TAYplan (2012).  

 
11. Work in Topic Paper 2: Growth (2014) which supported the TAYplan Main Issues Report 

(2014) concluded that the circumstances needed to increase build rates are driven by 
numerous complex and inter-related factors. Although the economic recovery is 
underway it concluded that such a transition would take time as confidence and capacity 
to deliver the increase both grow. As such it was recognised that build rates would, on 
average, be lower through any transition period. This is because currently low build rates 
would continue at first and then grow with higher outputs in later years. Therefore an 
alternative, lower build rate option needed to be examined at Main Issues Report stage. 

 
12. The Perth & Kinross build rates planned for in approved TAYplan (2012) Policy 5 

represent almost 80% of the total identified need and demand for new homes in the 
TAYplan-wide Joint HNDA (2013). Continuing to plan for this would mean not planning 
for one fifth of identified need and demand. This was not considered to be a reasonable 
option. It was therefore considered that planning for 90% of the identified need and 
demand for new homes should be explored as an Option. This recognised the need to 
balance ambitions for growth with the practical realities of economic recovery and the 
resource and delivery implications of the transition to higher build rates. TAYplan 
concluded a preference for Option 1 which planned for 90% of identified need and 
demand for new homes in Perth & Kinross. 

 
13. Figure 2 (below) shows the two options for new home building presented in the TAYplan 

Main Issues Report (2014) for constituent council areas within TAYplan. It is important to 
note that both Options include the proposed transfer of 35 homes per year to Dundee 
City from the Perth & Kinross part of the Greater Dundee Housing Market Area. 

 
Figure 2: Options for new home building rates proposed in the TAYplan Main Issues 
Report (2014)  
 Main Issues Report Option 1 

Plan for:  
-100% of identified need and 
demand for new homes for Angus, 
Dundee City and North Fife, and,  
-90% for Perth & Kinross 

Main Issues Report Option 2 
Plan for:  
-100% of identified need and demand 
for new homes for Angus, Dundee 
City and North Fife, and, Perth & 
Kinross 

Angus 310 310 

Dundee City 480 480 

North Fife 295 295 

Perth & Kinross 1,000 1,115 

TAYplan 2,085 2,200 
Source: TAYplan Main Issues Report (2014) 
Note: These figures include the shift of 35 homes per year from the Perth & Kinross part of the Greater Dundee Housing 
Market Area into the Dundee City part. 
 

Perth & Kinross part of the Greater Dundee Housing Market Area 
14. When TAYplan considered the build figures for the Perth & Kinross part of the Greater 

Dundee Housing Market Area it became clear that there would be some risks to 
delivering the strategy. This is because Invergowrie, the only principal settlement in the 
Perth & Kinross part of the Greater Dundee Housing Market Area, is constrained and 
has limited potential to accommodate additional new homes. Doing nothing would 
effectively require Perth & Kinross Council to allocate significant amounts of housing 

http://www.tayplan-sdpa.gov.uk/project/157
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land (more than 800 homes over the plan period) in small villages and the countryside. 
This would be contrary to the sustainable development strategy set out in approved 
TAYplan (2012).  
 

15. Therefore, in order to deliver the sustainable growth strategy demanded by the vision, 35 
of the 40 homes per year from the Perth & Kinross part of the Greater Dundee Housing 
Market Area were proposed to be transferred to neighbouring Dundee City; also part of 
the Greater Dundee Housing Market Area. This explains the variations between Figure 1 
and Option 2 presented in Figure 2 (above).  

 
16. The approved TAYplan (2012) set out requirements to provide a generous land supply. 

These required Local Development Plans to plan for land supplies in excess of the 
planned build rates (housing supply target). However, the approved TAYplan (2012) did 
not stipulate any scale to this level of generosity. Scottish Planning Policy (2014), 
released after the TAYplan Main Issues Report (2014), now requires Strategic 
Development Plans to set out the scale of generosity. 

 
Effective Housing Land in the Greater Dundee Housing Market Area 

17. There was also a clear risk to delivering a sustainable growth strategy if land in the non-
Dundee City parts of the Greater Dundee Housing Market Area became non-effective. 
This is because if alternative appropriate site(s) could not be found then there would be 
an impetus to provide land in less suitable locations such as small villages and the 
countryside on the fringe of the largest settlement in the area. This was considered 
contrary to the sustainable growth strategy demanded by the vision. 
 

18. Ordinarily in these circumstances local authorities would accommodate the growth within 
other parts of the same principal settlement or in another principal settlement(s) in the 
same housing market area. However, both the Greater Dundee Housing Market Area, 
and the Dundee Core Area within in it (the region’s largest principal settlement), each 
cover parts of all four council’s areas. Therefore TAYplan must provide a cross-boundary 
framework for this type of decision. 

 
19. The proposed method for each part of the Greater Dundee Housing Market Area outwith 

Dundee City is that if sites become non-effective and there are no appropriate alternative 
site(s) then the housing will be accommodated in Dundee City. This provides a clear and 
consistent strategy within the respective council area. This is possible under existing 
Policy 5B in the approved TAYplan (2012) which allows Dundee City to exceed currently 
planned house building rates. 

 
Cases of serious environmental or infrastructure constraint 

20. The approved TAYplan (2012) Policy 5 already includes flexibility for cases of serious 
environmental or infrastructure constraint. In justified circumstances councils can shift 
some of the planned house building from one housing market area to one or more 
neighbouring housing market areas within the same council boundaries. At present there 
is a limit of 10% of the homes planned for the housing market area where the constraints 
exist. 
 

21. The TAYplan Main Issues Report (2014) considered that greater flexibility could be 
achieved for planning authorities by increasing this to as much as 25%. There was no 
proposed change to the framework for how this would operate. However, views were 
sought on whether it should change from 10% to a higher figure up to 25%, what 
percentage this should be and the reasoning for this.  

http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
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Scottish Planning Policy (2014) Overview 
 

22. Scottish Planning Policy was published in June 2014 to accompany National Planning 
Framework 3 (2014). From a housing perspective the emphasis and direction of Scottish 
Planning Policy (2014) is the same as its predecessor (SPP 2010), but there are some 
clarifications and some additional requirements placed on Strategic Development Plans. 
 

23. The principles of the Scottish Planning Policy (2014) approach to enabling the delivery of 
new homes are that the planning system should: 

 Identify a generous supply of land for each housing market area within the plan area 
to support the achievement of the housing land requirement across all tenures, 
maintaining at least a 5-year supply of land at all times that is effective housing or 
expected to become effective within the period of the respective Plan; 

 Enable provision of a range of attractive, well designed, energy efficient, good quality 
housing, contributing to the creation of successful and sustainable places; and, 

 Have a sharp focus on the delivery of allocated sites embedded in action 
programmes, informed by strong engagement with stakeholders. 
 

24. Figure 3, below sets out the delivery and development plan requirements set out in 
Scottish Planning Policy (2014) and explains where these requirements have been met 
by TAYplan. 

 

Figure 3: Scottish Planning Policy (2014) requirements by paragraph and measures to 
meet these requirements 
Para Policy requirement TAYplan Action 

Delivery 

111 Identify housing market areas (geographical 
areas where demand for housing is 
relatively self-contained)  

Housing Market Areas were identified in 2012 
as the first part of the TAYplan-wide Joint 
HNDA (2013). 

112 Plan for housing through joint working by 
housing market partnerships: 

 Cooperating planning and housing 
officers from local authorities and 
respective SDPA 

 Developers, registered social landlords, 
other specialist interests and local 
communities to be encouraged 

 

A housing market partnership was established 
in early 2012 made up of the housing and 
planning officers from TAYplan and the four 
constituent councils. These officers cooperated 
to prepare the TAYplan-wide Joint HNDA 
(2013). A wider range of developers, registered 
social landlords and other interested groups 
were consulted at the housing market area 
stage and on the methodology and subsequent 
findings of the TAYplan-wide Joint HNDA 
(2013). They were also able to comment on the 
proposals set out in the TAYplan Main Issues 
Report (2014). 

Requirements for Development Planning 

113 Development Plans and Local Housing 
Strategies should be informed by a robust 
Housing Need and Demand Assessment 
(HNDA). Where the Scottish Government is 
satisfied that the HNDA is robust and 
credible it will not normally be considered 
further at the Development Plan 
examination. 

The TAYplan-wide Joint HNDA (2013) was 
declared robust and credible in an letter dated 
24 February 2014 by the Scottish 
Government’s Centre for Housing Market 
Analysis (CHMA). 

114 The HNDA, Development Plan and Local 
Housing Strategy (LHS) should be closely 
aligned. 

The TAYplan-wide Joint HNDA (2013) was 
prepared jointly by TAYplan and the four 
councils. It forms a shared evidence based for 
development plans and local housing 
strategies. The timing of LHS review is a matter 
for respective councils. 

115 Plans should address the land supply for all TAYplan-wide Joint HNDA (2013) identified the 

http://www.scotland.gov.uk/Resource/0045/00453827.pdf
http://www.scotland.gov.uk/Resource/0045/00453683.pdf
http://www.scotland.gov.uk/Resource/0045/00453683.pdf
http://www.scotland.gov.uk/Resource/0045/00453827.pdf
http://www.scotland.gov.uk/Resource/0045/00453827.pdf
http://www.scotland.gov.uk/Resource/0045/00453827.pdf
http://www.scotland.gov.uk/Resource/0045/00453827.pdf
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/CHMA%20-%20TAYplan%20HNDA%20-Robust%26Credible%20-%2024%20February%202014_0.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/CHMA%20-%20TAYplan%20HNDA%20-Robust%26Credible%20-%2024%20February%202014_0.pdf?download=1
http://www.scotland.gov.uk/topics/built-environment/housing/supply-demand/chma
http://www.scotland.gov.uk/topics/built-environment/housing/supply-demand/chma
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housing and set out housing supply targets 
for each housing market area. 
 
The housing supply target (HST) is the 
amount of housing proposed to be built. It is 
a policy view informed by the HNDA and 
wider social, economic and environmental 
factors, issues of capacity, resources and 
deliverability. 
 
The target should be reasonable, reflect the 
HNDA and be supported by compelling 
evidence. 

total need and demand for market and 
affordable homes. This total need and demand 
covers all types, sizes and tenures including 
private market homes, specialist provision such 
as pitches for gypsies and travellers and 
additional homes required to meet backlog 
housing needs. It does not include 
circumstances where property modifications are 
needed to improve an existing home. 
 
The TAYplan Main Issues Report (2014) and 
Proposed TAYplan (2015) set out housing 
supply targets for each functional housing 
market area. This has been informed by the 
TAYplan-wide Joint HNDA (2013), analysis in 
this paper as well as broader exercises 
including the Strategic Environmental 
Assessment (SEA), Habitats Regulations 
Appraisal (HRA) and Strategic Flood Risk 
Assessment (SFRA). 
 
The housing supply target is also based on 
wider social, economic and environmental 
considerations as well as examination of 
capacity, resources and deliverability. This was 
investigated in the TAYplan-wide Joint HNDA 
(2013) and Topic Paper 2: Growth (2014). The 
evidence is compelling and is set out in this 
paper and Topic Paper 2: Growth Strategy 
(2015) which supports the Proposed TAYplan 
(2015). 

116 Plans should also set out a housing land 
requirement (HLR). This is the housing 
supply target plus a 10% to 20% margin of 
generosity.  
 
The HLR is therefore the scale of generous 
land supply needed to ensure choice and 
delivery of the housing supply target. As 
illustrated in Diagram 1 of Scottish Planning 
Policy (2014). 
 
The extent of generosity will be depend on 
local circumstances. 

This is a new requirement. The approved 
TAYplan (2012) Policy 5 required LDPs to 
identify more land than the HST but it was for 
them to justify what this level would be. 
 
The Proposed TAYplan (2015) now sets out a 
HLR of 10% generosity margin above the 
respective HST for each housing market area. 
The evidence for this is covered in this paper. 

117 HLR can be met from: 

 The established land supply of sites 
which are effective/expected to become 
effective in the plan period; 

 Sites with permission or allocated in 
Local Development Plans (LDPs);  

 Small sites of fewer than 5 homes; and, 

 Windfall sites (based on evidence of 
past take up and urban capacity). 

This is the approach that was previously taken 
in the approved TAYplan (2012) and continues 
in the Proposed TAYplan (2015). 

118 Strategic Development Plans (SDPs) need 
to set out housing supply targets and 
housing land requirement to year 12 for 

 the plan area  

 each council area within the SDPA and  

 each functional housing market area 

This approach was previously recognised in the 
approved TAYplan (2012) and continues in the 
Proposed TAYplan (2015). The Proposed 
TAYplan (2015) now includes figures 
expressed at Council area and the HLR for 
each of the respective geographies. 

119 LDPs in SDP areas should allocate a range LDPs will continue to do this. 

http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Topic_Paper2_GrowthStrategy.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/TopicPaper2_GrowthStrategy_May2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/TopicPaper2_GrowthStrategy_May2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.scotland.gov.uk/Resource/0045/00453827.pdf
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http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
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of effective sites (expected to be effective) 
up to year 10 from predicted date of 
adoption. 
 
Minimum 5-year effective land supply is 
needed at all times. 

 
Approved TAYplan (2012) asks LDPs to 
provide a minimum 7-year effective land supply 
at all times. At the time this was a way of 
ensuring a greater degree of generosity in land 
supply. The need for this has now been 
superseded by the HLR requirements of 
Scottish Planning Policy (2014).  
 
The Proposed TAYplan (2015) will continue to 
require a 5 year land supply based on a 
generous HLR for which it will stipulate the 
margin of generosity. 

120 Applies to LDPs outwith SDP areas only. No action required for TAYplan. 
 121 Applies to National Parks only. 

122 Applies to LDPs only. They are required to 
ensure the delivery of mixed communities 
and successful places. 

There is no direct action for TAYplan but the 
place shaping approach in Proposed TAYplan 
(2015) Policy 2 is relevant to delivery. 

Maintaining a 5-year effective land supply 

123 Planning authorities should work with 
housing and infrastructure providers to 
prepare annual housing land audits. 
 

The four councils continue to prepare housing 
land audits in the manner required by 
paragraph 123 and these have been used as 
part of the evidence base in this paper. 

124 Development Plan action programmes 
should set out the actions needed to bring 
about delivery of sites. 

The TAYplan Action Programme focuses on 
delivery actions required for the 11 strategic 
development areas defined in Proposed 
TAYplan (2015) Policy 3 and infrastructure 
projects covered by the Plan. 
 
It will be for LDP action programmes to set out 
appropriate actions for other allocated land. 

125 Planning authorities, developers, service 
providers and others should work together 
to ensure a continuing supply of effective 
land. 
 
Where a shortfall in the 5-year land supply 
emerges development plan policies for 
housing will not be considered up to date a 
presumption in favour of development that 
contributes to sustainable development will 
be applied. 

Councils continue to apply this approach when 
preparing housing land audits. TAYplan and the 
four councils regularly liaise with key 
government agencies, Homes for Scotland, 
Scottish Property Federation and a variety of 
other organisations with an interest in housing. 
 
Proposed TAYplan (2015) sets out measures to 
respond to a lack of effective housing land in 
parts of the Greater Dundee Housing Market 
Area to ensure that the outcome results in 
development which contributes to sustainable 
development. The evidence for this is set out in 
this paper. 

Affordable Housing 

126 Definition of affordable housing as 
reasonable quality homes for those on 
modest incomes and includes: 

 Social rented homes (council and 
housing associations); 

 Shared ownership/Shared equity; 

 Housing sold at a discount (including 
self-build); and, 

 Low cost housing without subsidy. 

The outputs from the TAYplan-wide Joint 
HNDA (2013) are consistent with this definition 
and follow the advice of the Centre for Housing 
Market Analysis. This enables a breakdown of 
new homes into purchase and private rent 
(market housing) and social rent and 
intermediate (affordable housing). 

127 Where the housing supply target requires 
the provision for affordable housing, SDPs 
should state how much of the total housing 
land requirement this represents. 

This is a new requirement. The TAYplan-wide 
Joint HNDA (2013) has concluded the need for 
new affordable homes.  
The approved TAYplan (2012) recognised the 

http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
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need to ensure an appropriate mix of housing 
type, size and tenure but the detail of this was 
jointly done at LDP and LHS level. 
 
The Proposed TAYplan (2015) is now asked to 
set out the scale of new affordable and market 
housing at TAYplan level. It will then be for 
LDPs and LHSs to determine and justify any 
appropriate variation. 
 
This is important because the TAYplan-wide 
Joint HNDA (2013) identified need and demand 
for new homes, including affordable homes 
using the CHMA’s HNDA Tool. This concluded 
high, and likely as not undeliverable, levels of 
affordable housing need. However, this 
excluded assumptions about welfare reform. 
These were examined in the TAYplan-wide 
Joint HNDA (2013) without using the CHMA’s 
HNDA Tool to simulate several policy 
scenarios. Doing so considered the role the 
market sector may have in meeting this and 
how much of the affordable housing need may 
actually be delivered. 
 
The Proposed TAYplan (2015) will in 
incorporate figures for market and affordable 
housing at TAYplan level. The evidence for the 
approach taken is set out in this paper. 

128 LDPs to set out the scale and distribution of 
affordable housing and the role that 
planning will take to address any need 
identified in the HNDA and LHS. 

There is no action for the SDP to take. 

129 Plans should identify any expected 
developer contributions for affordable 
housing. This will generally be for a 
specified proportion of the site to be made 
available for affordable housing. 
 
On market housing sites this contribution 
should be generally no more than 25% of 
the total number of homes. 
 
Consider nature of affordable housing 
required and whether this can be met with 
little or no public subsidy. 
 
Specialist provision housing e.g. sheltered 
accommodation will not always require an 
affordable housing contribution. 
 

The approved TAYplan (2012) Policy 5 sets out 
requirements to provide a mix of housing type, 
size and tenure to meet the needs and 
aspirations of a range of households throughout 
their lives. This includes the provision of 
affordable housing. It is for the respective 
planning authorities to stipulate the scale of 
affordable housing that will be sought. It also 
sets out in Policy 8 the requirement to seek 
developer contributions towards affordable 
housing, amongst other things. 
 
The Proposed TAYplan (2015) will set out the 
appropriate scale of affordable housing to be 
sought as a proportion of the total land 
requirement. The evidence for this is set out in 
this paper. 
 
The remaining requirements are for LDPs and 
LHSs. 

130 Planning and housing officials should work 
closely to ensure that the phasing of land 
allocations and the operation of affordable 
housing policies combine to deliver housing 
across all tenures. 
 
Rural exceptions policies can be introduced 

This work continues as part of the normal 
business of councils and SDPAs. 
 
Approved TAYplan (2012) Policy 1 allows some 
development to take place outside of principal 
settlements in certain conditions. These 
conditions relate to meeting specific local needs 

http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
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where there is a significant unmet local 
need for affordable housing. 

and supporting the economy of the respective 
settlement. Policy 5 makes a presumption 
against new housing development in areas 
surrounding the Dundee and Perth Core Area 
where this would prejudice regeneration and 
the delivery of Strategic Development Areas.  
 
This combined approach is designed to limit 
sub-urbanisation of the countryside and 
unsustainable travel patterns. However, it also 
balances this with the need to sustain small 
settlements. 
 
This approach continues in the Proposed 
TAYplan (2015). This supports the continued 
use of exceptions policies where appropriate. 

131 Detailed operational policies for delivering 
affordable housing and any geographical 
variations should be in supplementary 
guidance.  
 
Supplementary guidance will also need to 
define and include any measures to ensure 
housing remains affordable in perpetuity. 

Supplementary planning guidance for 
affordable housing will be a matter for the 
respective local planning authority and will not 
be a matter for TAYplan. 

Specialist Housing Provision and Other Specific Needs 

132 Specialist housing provision should be 
considered as part of the HNDA. 

Specialist provision was considered as part of 
the TAYplan-wide Joint HNDA (2013). 
 
The housing supply targets and housing land 
requirements incorporate need and demand for 
all types, sizes and tenures of new home 
including specialist provision. 
 
Specific analysis was carried out into specialist 
provision. This was also considered in the 
backlog or current housing need. Here it was 
possible to distinguish between where new 
homes were to be provided and where 
modifications could take place instead. 

133 HNDA evidence should also cover the need 
for sites for Gypsies and Travellers and 
Travelling Showpeople. LDPs and LHS 
should take into account the mobile nature 
of their lifestyles. 
 
SDPs should have a role in identifying any 
cross-boundary issues. 

The TAYplan-wide Joint HNDA (2013) 
examined the needs for Gypsies and Travellers 
and Travelling Showpeople. It concluded that 
there were no strategic, cross-boundary issues 
that required a specific response in the SDP. 
However, the total housing supply targets and 
associated housing land requirements set out in 
the Proposed TAYplan (2015) include housing 
for all types, sizes and tenures of housing to 
meet the needs and aspirations of a range of 
household types throughout their lives. This 
includes Gypsies and Travellers, Travelling 
Showpeople and other groups with specialist 
provision. 

134 LDPs should address any needs for houses 
in multiple occupation 

This applies to LDPs only. 

 

25. This paper contains the evidence to support the choices made in Proposed TAYplan 
(2015) about the housing supply targets and housing land requirement, the delivery of a 
sustainable pattern of development and the scale of planned affordable housing as part 
of the housing land requirement.  

http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
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Guide to this Paper 
 
26. This paper is structured around the following two parent issues: 

 How much new housing to plan for; and, 

 Delivering a sustainable growth strategy. 
 

How much new housing to plan for 
 

Housing supply targets and housing land requirement 
27. The housing supply targets identify the amount of new homes that the next TAYplan 

plans for. This section considers factors influencing (a.) the transition from currently low 
build rates, (b.) changes to the economy and housing market, (c.) demographic and 
household changes, and, (d.) the housing land requirement and generosity of land 
supply.  
 

28. This section examines recent information published since the completion of the TAYplan-
wide Joint HNDA (2013) and what this could mean for how many new homes we plan 
for. This is not an exercise to revise the TAYplan-wide Joint HNDA (2013). This will be 
revised as part of the next Strategic Development Plan review and is anticipated around 
2017. However, this paper considers new information and its implications for the original 
assumptions in the HNDA to inform decisions about housing supply targets and housing 
land requirement. 

 
29. The Housing Land Requirement is the amount of land which is to be identified in Local 

Development Plans to ensure that the housing supply targets are delivered. The extent 
of generosity in the housing land supply is considered in this section. 
 
Market and affordable housing 

30. There is now a requirement to set out the scale of market and affordable housing that will 
be planned for at TAYplan level and this is considered in this section. 
 

Delivering a Sustainable Growth Strategy 
 

Issues affecting the Greater Dundee Housing Market Area 
31. This considers the two issues relating to where new homes should be accommodated in 

Greater Dundee Housing Market Area, given its cross boundary nature and that of the 
Dundee Core Area. This focuses particularly on policy considerations and operational 
practicalities because it is a policy proposed to manage development in order that the 
plan’s vision and outcomes are delivered through a sustainable pattern of development. 

 
Transferring housing land requirement between market areas 

32. This also considers the proposals to increase the scale of new homes that can be 
transferred to neighbouring housing market areas in cases of serious environmental or 
infrastructure constraint. This examines the justification for making this change or 
retaining the present approach. This is also a policy consideration about the practicalities 
of different scales of flexibility to delivering identified need and demand for new homes 
within the context of the plan’s vision and outcomes.  

  

http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
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Housing Supply Targets &  
Housing Land Requirements 
 

This section 
33. This section considers the housing supply targets. This is the number of new homes that 

are planned for in the next TAYplan. It is expressed as a yearly average build rate at 
housing market area level. Considerable work has already been done including the 
‘robust and credible’ TAYplan-wide Joint HNDA (2013) and the work which supports the 
options presented in the TAYplan Main Issues Report (2014) – see background section 
(pages 2 to 4). 
 

34. This section considers the four topics listed below. In particular it focuses on changes 
implied by new information and makes judgements about the implications of these for the 
TAYplan Main Issues Report (2014) options. The part covering demographic and 
housing changes in particular contains considerable technical analyses. These are 
necessary to form a policy view. 

 
a. The transition to higher build rates Page 13 

b. The economy and the housing market Page 19 

c. Demographic and household changes Page 25 

d. Housing Land Requirement and generous land supply Page 41 

 
Scottish Planning Policy (2014) and Housing Supply Targets 

35. Scottish Planning Policy (2014) was published in June 2014 just before the end of 
TAYplan Main Issues Report (2014) consultation period. It clarifies and makes some 
changes to what is required of Strategic Development Plans and Local Development 
Plans. Scottish Planning Policy (2014) paragraph 115 confirms that:  

 
…the housing supply target is a policy view of the number of homes the authority has 
agreed will be delivered in each housing market area over the periods of the 
Development Plan and local housing strategy, taking into account wider economic, 
social and environmental factors, issues of capacity, resources and deliverability and 
other important requirements such as the aims of national parks. The target should 
be reasonable, should properly reflect the HNDA estimate of housing demand in the 
market sector, and should be supported by compelling evidence… 
 

36. Firstly it confirms that the outputs of the TAYplan-wide Joint HNDA (2013) do not 
automatically become the housing supply targets. This instead needs to be considered 
alongside a series of broader factors. TAYplan examined these in preparing the TAYplan 
Main Issues Report (2014) and is further considering new data relevant to these factors 
in this paper.  

 
37. Secondly it confirms that the housing supply target should ‘properly reflect the HNDA 

estimate of housing demand in the market sector’. The market sector accounts for 
homes that are bought to live in or to rent privately. The TAYplan-wide Joint HNDA 
(2013) carried out several analyses to examine the mix of market and affordable 
housing. These concluded high ratios of need for affordable to market housing and then 
considered these in light of welfare reform and the implications of the Scottish Planning 
Policy approach of up to 25% affordable housing to 75% market housing on market sites. 
Both of the TAYplan ain Issues Report (2014) options are capable of meeting all of the 
market demand for new homes identified in the various TAYplan-wide Joint HNDA 
(2013) analyses as described in the market and affordable house section of this paper 
(see page 49). 

http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.scotland.gov.uk/Resource/0045/00453827.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.scotland.gov.uk/Resource/0045/00453827.pdf
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
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38. The approved TAYplan (2012) recognises that house building from all sources can 
contribute to achieving the build rates set out in Policy 5. This includes sites with 
planning permission but which have not yet completed, sites allocated in Local 
Plans/Local Development Plans and windfall sites. All of these can include the 
contribution of sites for fewer than five homes. It also includes conversions where new 
homes are created and specialist provision such as new pitches for Gypsies and 
Travellers. This approach is proposed to continue and reflects Scottish Planning Policy 
(2014) paragraphs 117 and 126 to 134. 

 
39. The following four sections consider a variety of observed changes and new information 

since the TAYplan-wide Joint HNDA (2013) was completed. 
 

A. The transition to higher build rates 
 

Introduction 
40. One of the reasons why TAYplan preferred TAYplan Main Issues Report (2014) Option 1 

(planning for 90% of identified need and demand for new homes in Perth & Kinross) is 
because of the need for a transition from presently low build rates. This section 
considers these factors again in light of more recent information. 

 
Summary 

41. In order to deliver build rates in both TAYplan Main Issues Report (2014) Option 1 and 
Option 2 there would need to be a 47% increase in build rates for Angus, 41% for 
Dundee City and 219% for North Fife between 2016 and 2028 (the first 12 years of the 
plan). The circumstances for Perth & Kinross would be identical except that this specific 
transition would require a 138% increase in build rates for Option 1 and 165% increase 
in build rates for Option 2. It is anticipated that Angus, Dundee City and North Fife will 
see build rates reach or exceed these levels in some of the years following 2014. 
However, in Perth & Kinross it is anticipated that build rates will increase but would still 
represent around 50% of Option 1. Even if these were to be achieved it would still mean 
lower build rates in earlier years contributing to an overall lower average build rate for the 
12 year period 2016-28. 

 
42. To achieve the average build rates of Option 2 for the first 12 years would require a 

steeper trajectory of transition with higher rates later to compensate for lower ones 
earlier in the time period. The trajectory of anticipated build rates from housing land 
audits shows the challenging nature of delivering this and reinforces the position in 
Scottish Planning Policy (2014) Paragraph 115 that any plan must recognise the 
practicalities of delivering the transition and their social, economic and environmental 
implications. 

 
Factors influencing the transition from low build rates 

43. Besides land supply TAYplan Topic Paper 2: Growth Strategy (2014) identified other 
factors governing transition to higher build rates besides the availability of land. These 
include: 

 a recovery in the confidence of financial institutions and others to lend money for 
mortgages and to builders and other businesses involved in housing in greater 
volume; 

 a recovery in employment rates and job security to give borrowers a more stable 
credit footing and a more favourable result for other criteria now applied by lenders;  

 an increase in industry capacity of labour and materials for both home builders and 
supply chain businesses. This expansion is also reliant on market confidence, 
growing customer bases and the willingness of money lenders to provide credit; and, 

http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.scotland.gov.uk/Resource/0045/00453827.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Topic_Paper2_GrowthStrategy.pdf?download=1
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 a return of confidence to land owners and investors regarding their financial return on 
their assets and investments. 

 
44. The above factors are strongly inter-related and all would need to escalate or grow 

quickly if a speedy transition in build rates is to occur. Although builders need land they 
also need the factors above to be favourable. Before 2007 these were favourable and 
were buoyed-up by one of the most liberal money lending cultures in history. After 2007 
the credit crunch and subsequent economic downturn changed this. Any recovery and 
transition to higher build rates will therefore owe as much, if not more, to the change in 
these factors as it will to the availability of land. 

 
Tenure Mix 

45. Tenure mix, including the implications of welfare reform, was investigated in the 
TAYplan-wide Joint HNDA (2013). These investigations suggest a far more prominent 
role for private rent in the future housing market. This is considered in more detail in the 
Market and Affordable housing section of this paper (see page 49). However, it is 
important because affordable housing could constitute 25% or more of the new homes 
that are planned. 

 
46. To enable the requisite growth in capacity would require the evolution of the private 

rental market to include more players in the market and also larger players with larger 
rental portfolios, including institutional investors. This will be a major influence on the 
type of market demand that exists in the future and how that demand is met. This will 
also affect who the customers are for new homes. The private rented sector has 
arguably not yet evolved fully in this way.  

 
47. This means that as well as the transition in build rates there also needs to be a parallel 

market transition to an increasingly larger and more diverse private rental sector. This 
will directly influence how demand for homes is realised and this could ultimately be 
significant enough to also have an impact on the transition from lower build rates. This 
will be particularly apparent where limited finance constrains the delivery of affordable 
homes and in some cases the associated market housing. 

 
Scale and trajectory of the transition in home building rates 

48. The TAYplan-wide Joint HNDA (2013) analysed house building rates recorded in annual 
housing land audits prepared by councils. At the time those covering the financial year 
April 2011 to April 2012 were the most recent. These were then compared with the 
identified need and demand for new homes. Figure 4 (below) repeats this exercise using 
more recent housing completions information from housing land audits covering the 
financial year April 2013-April 2014. It also considers the two TAYplan Main Issues 
Report (2014) options for new house building. The data is for council areas within 
TAYplan. 

 
49. Figure 4 (overleaf) shows that build rates fell immediately after 2008/09 as the ‘credit 

crunch’ and economic downturn commenced. These low build rates then persisted 
(albeit varying from year to year) reflecting the difficult credit market. The build rates 
associated with both the TAYplan Main Issues Report (2014) Options (although different 
for Perth & Kinross) are similar to build rates experienced prior to 2008/09. However, it 
should be noted that in Perth & Kinross the build rates in previous years peaked at 942 
homes in 2007 coinciding with the peak of the ‘housing boom’. The only other times in 
the preceding 20 years when build rates reached or exceeded 900 homes per year were 
1995, 2003 and 2004. In all other years the build rates were between 600 and 800 
homes. In the other three council areas within TAYplan the build rates in TAYplan Main 
Issues Report (2014) Option 1 have been reached or exceed in one or more of the years 
preceding 2008. 

http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
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50. The build rates for each council area have continued to fluctuate around a comparatively 
low base post-2007. Since the analysis was carried out for the TAYplan-wide Joint 
HNDA (2013) there has been no substantive increase in build rates, except in Angus for 
the most recent year. Council house building has played a prominent role in this. During 
2012/13 there was a further fall although data for 2013/14 shows some recovery in this. 
Overall this suggests that the transition required to deliver either of the TAYplan Main 
Issues Report (2014) Options had not fully commenced by April 2014. It also indicates 
that current levels of delivery are less than half what is planned for in the approved 
TAYplan (2012) and still lower than for both TAYplan Main Issues Report (2014) Options 
1 and 2 for all four council areas within TAYplan. 

 
Figure 4: Recent house building rates compared with Main Issues Report options for 
new house building  

 
Source: Council Housing Land Audits for Angus (2014), Fife (2014) Dundee City (2014) and Perth & Kinross (2014) 
Note: All figures include sites of fewer than 5 homes. 

 
51. Each housing land audit contains a trajectory of anticipated house building rates for 

future years. This is often referred to as site programming, and tries to anticipate the rate 
of build-out on sites contained in the audit. This is not an exact science but nevertheless 
provides a snapshot in time of estimated future build rates. This is based on discussions 
with developers and land owners and is updated for each audit. These are set out in 
Figure 5 (below) for the seven years following April 2014. 
 

52. Figure 5 shows some anticipated recovery of build rates in all cases. It is unsurprising to 
see that this drops off in later years because predictions will be less accurate by that 
stage. Also some of the land which is presently not effective may have become effective 
by that stage but has not necessarily been taken into account at this point. 

 
53. Although the profile of projected recovery has varied over recent housing land audits, 

each has recognised a likely recovery and transition from low to higher build rates. Given 
the improving economic climate in the UK and Scotland it is reasonable to anticipate 
continued transition from low build rates, but it must be accepted that there has been 

http://www.tayplan-sdpa.gov.uk/project/157
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little change observed in recent years. Therefore the commencement of this transition 
still remains to be seen for the most part. If it has commenced in the year since these 
results then this must constitute the beginning of a longer process. It should be noted 
that only Angus reports completion rates for 2013/14 that are close to the levels set out 
in the TAYplan Main Issues Report (2014) Options. These have been significantly 
influenced by council house completions for that year. 

 
54. Based on the anticipated build rates from the 2014 Housing Land Audits there is 

variation in the extent of the recovery and transition to higher build rates for each local 
authority are within TAYplan over this 7 year period. It is reasonable, based on this 
evidence, to anticipate that the transition will commence in the coming years but that this 
will take several years to achieve and sustain. As a result, irrespective of the scale of 
need and demand for new homes, the transition from present build rates will not deliver 
the corresponding output of homes in the short term. It is therefore appropriate and 
reasonable to continue to recognise this practical reality in planning for new homes.  

 
Figure 5 – anticipated build rates (2014/15 to 2020/21) (excluding sites of 5 homes or 
less) compared with housing supply targets in the Main Issues Report (2014) Options, 
HNDA Outputs and the approved (TAYplan 2012) (which do include sites of 5 homes 
or less) 

Source: Council Housing Land Audits for Angus (2014), Fife (2014) Dundee City (2014) and Perth & Kinross (2014) 
 
Note:  

- Anticipated future completions in housing land audits exclude sites of fewer than 5 homes.  

- The Main Issues Report Options 1 and 2, HNDA Output and approved TAYplan each cover all sites; including those of 
fewer than 5 homes. 

- Perth & Kinross adjusted programmed sites: 
In assessing the build rates for individual sites the Council has sought to make a realistic appraisal of the potential 
output. In the current economic climate, coupled with the expected slow recovery, it is unlikely that all of these 
potential sites will come forward simultaneously. Therefore, whilst individually the projected build rates may reflect a 
site's potential, the Council wide total is likely to be an overestimate. Accordingly this year an adjusted total has been 
provided, as an additional line in the HLA, to reflect the best estimate of likely delivered units for each of the next 12 
years. These adjusted figures have been informed by the most recent Audits and assume a steady but slow recovery 
rate to TAYplan projected build rates over the period to 2022. It should however be emphasised that in the event of a 
more rapid recovery the identified sites have not only the potential to deliver the number of houses identified in the 
HLA but in many cases they could deliver higher numbers. 

http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
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55. Each council anticipates an increase in house building rates over the seven years 
following 2013/14. The scale of this anticipated transition is particularly marked for 
Dundee City. The figures presented for Perth & Kinross are based on the ‘adjusted’ 
programming (see note beneath Figure 5 above). This is Perth & Kinross’s interpretation 
of what is realistically expected in terms of output.  
 

56. The ‘adjusted’ programming for Perth & Kinross is particularly important because it 
recognises the practicalities of numerous sites which are effective but, because of the 
capacity of the developer, are unlikely to come forward simultaneously. Similarly in a 
survey of house builders Perth & Kinross Council found that 90% of respondents 
identified issues with the level of skilled labour available and expected a shortage in the 
next 12 months that would affect capacity. These factors reinforce the fact that the 
transition to higher build rates will not be immediate. The adjusted trajectory also 
represents a significant share of the typical levels of house building that took place over 
the preceding 20 years, as shown in the Perth & Kinross Housing Land Audit 2014.  
 

57. Figure 5 does not show all of the effective land supply, instead it shows the amount of 
the effective land supply that is anticipated to be built over the 7 year period. In Angus 
the implication is that the levels of build in the TAYplan Main Issues Report (2014) 
Options 1 and 2 could be delivered by the middle of this 7 year period. For Dundee City 
and North Fife this would be earlier. However, for Perth & Kinross this is not expected to 
happen at all. At TAYplan level this suggests that total new build on sites of 5 or more 
homes is unlikely to reach the levels in either of the two TAYplan Main Issues Report 
(2014) Options or indeed those of the approved TAYplan (2012). To do so would require 
higher build rates or a substantial contribution from sites of fewer than 5 homes. 

 
Implied trajectory of transition 

58. For each council area within TAYplan the scale of transition has been calculated using 
the average yearly build rates for the period 2008/09 to 2013/14 (‘post-boom’) and 
comparing them with TAYplan Main Issues Report (2014) Options 1 and 2. 

 
Angus 

 
Recent build rates have remained low and averaged 211 homes per year over the 
low output period 2008/9 to 2013/14. This represents only 64% of the new homes 
planned in approved TAYplan (2012) Policy 5. 
 
The transition to the build rates envisaged by TAYplan Main Issues Report (2014) 
Options 1 and 2 (identical) would require a 47% increase in build rates. 
 
The anticipated build rates suggest that sites with 5 homes or more will be able to 
deliver much of the house building for TAYplan Main Issues Report (2014) Options 
1 and 2. Small sites of fewer than 5 homes will also contribute. 

Dundee 
City 

Recent build rates have remained low and averaged 341 homes per year over the 
low output period 2008/9 to 2013/14. This represents only 56% of the new homes 
planned in approved TAYplan (2012) Policy 5. 
 
The transition to the build rates envisaged by TAYplan Main Issues Report (2014) 
Options 1 and 2 (identical) would require a 41% increase in build rates. 
 
The anticipated build rates suggest that sites with 5 homes or more will be able to 
deliver much of the house building for TAYplan Main Issues Report (2014) Options 
1 and 2. Small sites of fewer than 5 homes will also contribute. 

North Fife Recent build rates have remained low and averaged 93 homes per year over the 
low output period 2008/9 to 2013/14. This represents only 28% of the new homes 
planned in approved TAYplan (2012) Policy 5. 
 
The transition to the build rates envisaged by TAYplan Main Issues Report (2014) 
Options 1 and 2 (identical) would require a 219% increase in build rates. 

http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
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The anticipated build rates suggest that sites with 5 homes or more will be able to 
deliver much of the house building for TAYplan Main Issues Report (2014) Options 
1 and 2. Small sites of fewer than 5 homes will also contribute. 

Perth & 
Kinross 

Recent build rates have remained low and averaged 420 homes per year over the 
low output period 2008/9 to 2013/14. This represents only 46% of the new homes 
planned in approved TAYplan (2012) Policy 5. 
 
The transition to the build rates envisaged by TAYplan Main Issues Report (2014) 
Options 1 would require a 138% increase in build rates. For Option 2 this would be 
165%. 
 
The anticipated build rates suggest that sites with 5 homes or more will be able to 
deliver much of the house building for TAYplan Main Issues Report (2014) Options 
1 and 2. Small sites of fewer than 5 homes will also contribute. 

 
Overall 

59. Many economic commentators have concluded that the economic recovery is underway 
but it is not being felt in the same way everywhere; is in its early stages; and, remains 
fragile (see also Section B below). The market is therefore still sensitive to factors which, 
in other circumstances, may be considered normal parts of the ebb and flow of market 
activity. This is illustrated by the continued low build rates despite anticipated growth in 
output from the respective housing land audits for those years. 
 

60. Local authorities covering the TAYplan area were advised by some land owners and 
developers that over-allocating housing land could risk diluting the market with more 
sites and risk existing investment and delivery. This has proved contentious and not 
everybody agrees with this assertion. However, TAYplan continues to recognise that 
there remain factors which could inhibit delivery of new development in a fragile but 
recovering market. 

 
61. The build rates set out in TAYplan Main Issues Report (2014) Options 1 and 2 appear 

achievable following a transition in build rates for Angus, Dundee City and North Fife. 
These build rates are lower than the approved TAYplan (2012) Policy 5. Therefore higher 
(or at least not dissimilar) build rates are already being planned for. The build rates set 
out in TAYplan Main Issues Report (2014) Options 1 and 2 have also been achieved or 
exceeded in one or more year prior to 2007 for Angus, Dundee City and North Fife. 

 
62. However, in Perth & Kinross the situation is different. The build rates set out in TAYplan 

Main Issues Report (2014) Options 1 and 2 are each higher than those in approved 
TAYplan (2012) Policy 5. They are also both higher than any build rates achieved in the 
preceding 20 years in Perth & Kinross. Therefore planning for TAYplan Main Issues 
Report (2014) Option 2 in Perth & Kinross represents a significant delivery challenge. 
Current output since 2007/08 averages less than one third of Option 2 and just over one 
third of Option 1 for Perth & Kinross. Based on consideration of land effectiveness and 
capacity by Perth & Kinross Council it is considered unlikely that these rates will be 
achieved. This also suggests considerable challenges in achieving Option 1. However, of 
the two Options it is Option 1 which appears to be the most achievable and deliverable. 
An average build rate for the period 2012-28 equivalent to TAYplan Main Issues Report 
(2014) Option 2 is unlikely to be delivered in period to 2028. Option 1 is less unlikely but 
still presents major challenges for Perth & Kinross. It is anticipated that across TAYplan 
house building rates will be lower in the early years of the plan and higher in later years. 
This is likely to mean that in Perth & Kinross the build rates in Option 1 would not be 
reached on average over the first 12 years of the plan and this would suggest a degree 
of implicit generosity within any housing supply target based on Option 1.  

http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
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http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
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B. Changes in the economy and the housing market 
 
63. This section considers changes to the economy, economic outlook for the future and 

housing market that have been observed since the TAYplan-wide Joint HNDA (2013) 
was completed. 

 

Summary 
64. The TAYplan-wide Joint HNDA (2013) considered numerous recent trends and factors 

that would impact on the future economy and housing market. It devised several 
scenarios which considered, amongst other things, different economic circumstances, 
what this would mean for average incomes and the disparities between the largest and 
smallest average incomes. 

 
65. Both the ‘anticipated economic change’ and ‘better than anticipated economic change’ 

scenarios recognised the potential for growth in low to middle income sectors of the 
economy. Specifically these include care, tourism and hospitality and, agriculture. 
Although these are not the only areas of anticipated growth they are considered to 
represent the bulk of growth. The public sector is not anticipated to grow substantially in 
the short to medium term, even in an improving economy, because austerity measures 
will still play out and, even if paused, are unlikely to reverse. 

 
66. No additional evidence has been provided in the Fraser of Allender Economic 

Commentary, or in the recent Scottish Labour Market Statistics to suggest that the 
assumptions in the TAYplan-wide Joint HNDA (2013) or the TAYplan Economic Outlook 
(2014) are unreasonable or should change. As far as the economy is concerned the 
TAYplan-wide Joint HNDA (2013) appropriately recognises where potential growth could 
come from and that planning for a contextually improving economy is valid and 
appropriate. The Fraser of Allender Commentary makes clear that this is happening, has 
already been happening for some time and is expected to grow in pace. 

 
67. This indicates a greater likelihood that the planned-for scenarios will become a reality 

rather than that they are wrong. Overall there is recognition that the recovery is gathering 
pace but remains fragile. It is also not universal to every sector and this must be 
recognised in the local context. Therefore the local knowledge and thinking applied to the 
HNDA scenarios in summer 2013 remains appropriate in the improving economic 
situation. But it is clear that, although the pace of recovery is gaining, it will take time to 
play out and become more firmly established. 

 

 
Fraser of Allender Economic Commentary: Volume 37 No 3 March 2014 

68. The Fraser of Allender Commentary is regularly updated and comments on trends in the 
Scottish Economy and prospects for the future. The TAYplan-wide Joint HNDA (2013) 
Future Market Chapter considered the June 2013 Commentary. However, this paper 
now considers the more recent March 2014 Commentary. 

 
69. The Fraser of Allender Economic Commentary (March 2014) concludes that the recovery 

in the Scottish economy is strengthening with positive growth for the last 6 quarters and 
Scottish Gross Domestic Product (GDP) being anticipated to return to pre-recession 
levels during 2014 (this happened for the UK as a whole in July 2014 according to the 
Office for National Statistics). The pace of the recovery is considered to be accelerating 
and becoming more broadly based but the recovery is not universal to every sector and 
remains fragile. Overall, like many political and independent commentators in early 2014 
the Fraser of Allender Commentary concludes that: 

 

http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/TAYplan_Economic_Outlook_Jan2014_0.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/TAYplan_Economic_Outlook_Jan2014_0.pdf?download=1
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://strathprints.strath.ac.uk/47197/


Page 20 of 67 

 

‘we are now witnessing a stronger recovery, although weaker than almost all 
previous recoveries from recession. There is room for considerable optimism but 
there are also reasons to be cautious about the future path of the recovery’. 

 

The March 2014 Commentary: 

 observes growth has been boosted by improvements in the performance of Scottish 
manufacturing. However Scottish service sector growth is still underperforming 
compared with the UK, where recovery has been quicker. Similarly, despite some growth 
in construction sector in the UK and Scotland compared with the recession period, 
growth appears to have weakened in Scotland relative to that of the UK. Scottish 
business and financial services continue to grow and moved to 2.2% above its pre-
recession peak by the end of 2013. 

 observes improvements in the labour market with unemployment falling and employment 
rising with Scottish jobs reported to be 0.2% below their pre-recession peak. However, 
the commentary suggests the employment recovery has been driven by an increase in 
part time employment in the absence of full time work and that this has led to a weak 
labour productivity position in both Scotland and the UK. 

 suggests that during the recovery, household spending has been the main driver of 
growth along with some growth from net trade. In Scotland net trade played a stronger 
role compared with the UK but investment was weaker. The commentary concludes that 
household spending cannot sustain the recovery and that business investment must 
grow. In Scotland business investment was 14% below the pre-recession peak 
compared with 10% in the UK (March 2014).  

 raises its growth forecasts for the Scottish economy in 2014 from 1.8% (in October 2013) 
to 2.3% (in March 2014). For 2015 it raises its growth forecast from 2.1% (October 2013) 
to 2.3% (March 2014). Some of the reasons for this include the increase in household 
spend described above but also increasingly optimistic business surveys and a pick-up 
in trading conditions. The commentary also forecasts increasing numbers of jobs and 
revises down its previous assumptions on unemployment.  

 
The more recent November 2014 commentary revised up growth assumptions for 2014 due 
to strong performance in the first half year. It held its 2015 growth assumptions but revised 
down those for 2016 due to concerns about ‘stagnation and persistent weakness in 
demand’. 

 
Scottish Local Area Labour Market Statistics  

70. The trends considered by the Fraser of Allender Economic Commentary (March 2014) 
(above) are also reflected in the Scottish labour market statistics below. These are 
published annually and the most recent publication (at the time of writing) was in May 
2014 covering the years from 2004 to 2013, where data is available. 
 

71. Whilst the Fraser of Allender Commentary focuses on the Scottish economy as a whole 
it is important to consider some of the factors influencing the economy in the TAYplan 
area. The local labour market statistics show similar employment trends at local authority 
level. Figures are not provided for North Fife, but are provided for the whole of Fife. 
 

72. Figure 6 (below) shows the changes in employment at local authority level in the 
TAYplan area between 2004 and 2013. These illustrate the fall in employment following 
the economic downturn. This is particularly stark for Dundee City which has seen the 
lowest employment rates in the TAYplan area and saw the most significant downward 
trend post-2009. Although the Scottish economy as a whole is beginning to recover this 
suggests that by the middle of 2013 this was less apparent in the authorities which cover 
the TAYplan area. In Dundee City and Angus in particular there has been a fall in the 
proportion of full time employees. Elsewhere this fall is less pronounced. 

http://strathprints.strath.ac.uk/47197/
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Figure 6: Proportion of working age population (aged 16-64) employed at local 
authority level (2004-2013) 

 
Source: Scottish Local Labour Market Statistics (NOMIS) 
Note: Data for the whole of Fife only 

 
73. In all four council areas ‘public administration, education and health’ and ‘distribution, 

hotels and restaurants’ are the largest individual employers and account for between 
50% and 60% of all employment in each area (by residence). The ‘sluggish growth’ in 
the Scottish service sector described by Fraser of Allender Economic Commentary 
(March 2014) and public sector austerity may explain some of these trends. However, 
they also show the importance of service sector growth in the TAYplan area, or that 
significant growth would be needed in other sectors to make up for this in a stronger 
recovery. 

 
TAYplan Economic Outlook (January 2014) 

74. The TAYplan Economic Outlook (2014) was prepared on TAYplan’s behalf by Oxford 
Economics. This considered recent economic performance and used economic 
forecasting techniques to consider potential changes in the TAYplan economy in the 
future. In particular this considered broader international, UK and Scottish level 
influences as well as those within the TAYplan area itself. 

 
75. It concluded that although different in their nature the assumptions in both the TAYplan-

wide Joint HNDA (2013) and the TAYplan Economic Outlook (2014) were reasonable. It 
also concluded that the two scenarios considered in depth by the TAYplan-wide Joint 
HNDA (2013) (Scenarios 3 and 4 – see page 2) were the two most reasonable and likely 
scenarios to take place. 

 
Mortgage lending 

76. The Council for Mortgage Lenders reported on 28 May 2014 that mortgage lending for 
the first quarter of 2014 saw the anticipated seasonal dip compared with the preceding 
quarter (Quarter 4 2013). However, the number and value of new loans was up 
compared with the same time the previous year (quarter 1 2013) – see Figure 7 Below. 
 

http://strathprints.strath.ac.uk/47197/
http://strathprints.strath.ac.uk/47197/
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http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/TAYplan_Economic_Outlook_Jan2014_0.pdf?download=1
http://www.tayplan-sdpa.gov.uk/project/157
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77. The Council for Mortgage Lenders in Scotland conclude that this reflects ‘a strong 
upward trend’ for year on year lending in Scotland and that this ‘gives grounds for 
optimism that mortgage lending will continue to grow in 2014’. 

 
Figure 7: Summary of Mortgage Lending in Scotland during quarter 1 2014 compared 
with preceding quarter and the same time last year. 
 Latest Compared with 

Quarter 1 2014 Last Quarter  
Quarter 4 2013 

Same time last year  
Quarter 1 2013 

Lending for 
house purchase 

12,300 new loans Down 20% Up 23% 

£1.74Bn Down 22% Up 31% 

First time 
buyers 

5,900 new loans Down 12% Up 31% 

£0.58Bn Down 15% Up 45% 

2.98 x income Up from 2.95 Up from 2.82 

16.9% of income spent 
on mortgage 

Down 0.1% Down 0.1% 

Home movers 6,400 new loans Down 26% Up 16% 

£0.89Bn Down 26% Up 25% 

Re-mortgage 
Lending 

6,100 new loans Down 10% Up 6% 

£0.67Bn Down 9% Up 18% 
Source: Based on news release from Council for Mortgage Lenders 28 May 2014 

 
House Sales 

78. House sales tell us about how many homes have been sold in a given time period. This 
can tell us about how much activity is taking place in the housing market and gives a 
broader indication of market conditions. 

 
79. Figure 8 (below) shows that during the ‘housing boom’ (2002-2007) the number of sales 

transactions grew in all four council areas within TAYplan. A drop was recorded in 2004 
which coincides with a rise in interest rates made by the Bank of England. However, 
sales grew sharply and peaked in 2007. Since 2007 sales plummeted in all four council 
areas covering TAYplan mirroring trends all over the UK with the credit crunch and 
subsequent recession. 

 
80. Between 2009 and 2012 sales levels stabilised, albeit fluctuating around a comparatively 

lower base. There was slight growth in sales for Dundee City during 2011 to 2012 but 
Dundee City, Angus and Perth & Kinross all saw similar and substantial growth in sales 
during 2013. As a consequence house sales were the highest since the post-2007 dip in 
all three areas at this time. A similar pattern is apparent for North Fife but with a smaller 
scale of sales transactions. Data is only available for quarters 1 and 2 of 2014 (at the 
time of writing) for Angus, Dundee City and Perth & Kinross only, but already shows 
higher numbers of sales transactions in these three council areas compared with the 
same time the preceding year (quarters 1 and 2 for 2013).   

http://www.cml.org.uk/cml/media/press/3909
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Figure 8: House sales for the four constituent council areas within TAYplan for the 
period 1999 to 2013 compared (2012 for North Fife) 

 
Source: Registers of Scotland and Scottish Neighbourhood Statistics 
Note: Data broken down for North part of Fife not available for beyond 2012 at time of writing 

 
81. The similarity and consistency of growth patterns in the number of sales in all three 

council areas suggests that this is part of general improvements in the economy and 
market conditions. This is consistent with industry reporting of improved trading 
conditions. 

 
House prices 

82. House prices tell us how much money people are willing to pay for homes on the open 
market based on all sale prices of recent transactions for a given geography. They do 
not tell us what prices will be in the future but they do provide a sense of changing 
trends. The data presented in Figure 9 (below) uses Median house prices because this 
removes the distorting effect of very high or low sales prices when using Mean house 
prices. 

 
83. There has been much commentary in the national media about rising house prices and 

the risk of a house price bubble. It is important to note that some of this refers to national 
media commentary about London and south east England. These areas are often seen 
as distinctly different from the rest of the UK because the sheer number of sales and 
value of homes in those places can have a statistically distorting impact on UK averages.  

 
84. Using median house prices from Registers of Scotland Figure 9 (below) shows the very 

rapid and significant rise in median house prices during the economic boom of the last 
decade. Median prices then stopped rising when the credit crunch and recession took 
place from 2007. However, median prices did not substantially fall. Instead they fell a 
little and fluctuated between levels observed in 2006 and the peak in 2007. Median 
prices in Perth & Kinross exceeded 2007 levels in 2011. 
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85. Beyond 2012 the data has been collated from Registers of Scotland Quarterly bulletins. 
This shows the anticipated dip in the winter months (represented by quarter 1) and 
increases during other months (quarters 2, 3 and 4). Again this shows fluctuations during 
the year but continues a pattern of comparatively high but generally static house price 
levels. 

 
86. This suggests firstly that the recession has not rebalanced house prices, albeit that it 

may have contributed to stemming the rise in prices. The scale of house price growth 
being experienced in London and the south east (a 25.5% and 13.5% increase 
respectively in median prices between January 2013 and August 2014 – HM Land 
Registry) is not currently apparent in the authorities within the TAYplan region. However 
confidence has been returning to the housing market in 2014 with a growth in sales and 
prices. The increase during quarter 2 of 2014 appears to represent an inflationary impact 
on house prices at least as strong as the steepest seen during the economic boom of the 
last decade. It is not clear however to what extent this represents the collective 
marketing of previously pent up demand or a longer term trend. 

 
Figure 9: Median house prices in local authorities covering the TAYplan area (1999 to 
2012 and then quarterly through 2013 to 2014 Quarter 1) 

 
Source: Scottish Neighbourhood Statistics and Registers of Scotland 
Note: Median prices not available for North Fife 

 
Overall 

87. Overall there is no additional economic or housing market evidence to suggest the 
assumptions made for either Scenario 3 or Scenario 4 are incorrect or inappropriate. 
This information continues to reinforce the view that the recovery is underway but it is 
fragile. It is also clear that employment rates in this region are dominated by particular 
parts of the service sector. The underlying economic and market considerations in the 
TAYplan-wide Joint HNDA (2013) remain appropriate and reasonable.  

http://www.tayplan-sdpa.gov.uk/project/157
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C. Demographic & Household Changes 
 

Introduction 
88. The TAYplan-wide Joint HNDA (2013) considered demographic and household change 

in depth, including recent trends, the 2011 Census outputs and the 2010-based 
population and household projections. At the time the 2010-based projections were the 
most current. This section considers the recently published 2012-based population and 
household projections to understand the differences with the 2010-based projections and 
the underlying factors which influence this. The purpose is to inform decisions about 
which of the two TAYplan Main Issues Report (2014) Options should be planned for. 
 

89. To facilitate this it first examines the extent of the difference between the 2012 and 2010-
based population and household projections. It then carries out a proxy exercise and a 
rerun of the CHMA’s HNDA Tool. Both exercises are wholly indicative and include 
important caveats. 

 

Summary 
90. The 2012-based population and household projections are statistically more rigorous 

than the preceding 2010-based projections as they consider more recently reported 
changes from the 2011 Census. They also reflect more contemporary trends from post 
economic boom. However, some recognition must also be given to the inhibiting effects 
of the credit crunch and recession which will also be embedded within these projections. 
 

91. The proxy exercise and the re-run of the CHMAs HNDA tool present different but not 
dissimilar results. These differences are largely because of a series of technical factors 
which are unavoidable with either approach. As a result neither is perfect but each 
provides enough evidence to recognise the general implications of the 2012-based 
projections. 

 
92. There are two lines of argument which result from this analysis, both of which are linked.  

 The 2012-based projections generally suggest a fall in the anticipated number of 
new households compared with the 2010-based projections for all areas except 
for Dundee City. When factored in with current housing need (backlog need) this 
results in lower levels of anticipated new households than was concluded in the 
TAYplan-wide Joint HNDA (2013). 

 The underlying socio-economic and demographic factors suggest that delivering 
the housing supply targets based on Main Issues Report (2014) Option 1 will be 
the result of lower levels of migration than originally anticipated. As such this 
makes them more likely to take place given the economic observations. The 
housing supply targets set out for Main Issues Report (2014) Option 2 (Perth & 
Kinross only) would now require an extremely high level of migration which is 
inconsistent with the original basis for the scenarios which gave rise to it. 

 
93. These circumstances suggest that it is most reasonable to plan for housing supply 

targets based on Main Issues Report (2014) Option 1. 
 

 
Calculating need and demand for new homes 

94. The TAYplan-wide Joint HNDA (2013) concluded the anticipated need and demand for 
new homes. Figure 10 (below) shows how this works. It adds current housing need 
(sometimes referred to as backlog housing need) and newly forming households (based 
on household projections) to provide the anticipated need and demand for new homes. 
This means that household projections are important but are only one part of the 
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calculation. These, along with other variables in the tool, enable a multitude of different 
scenarios for alternative futures to be prepared and examined. 

 
Figure 10: Centre for Housing Market Analysis HNDA Tool operations 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Assumptions used in the TAYplan-wide Joint HNDA (2013) 
95. Of the 6 scenarios run for the TAYplan-wide Joint HNDA (2013) two preferred options 

were examined in greatest depth. These were Scenario 3: Anticipated Economic Change 
and Scenario 4: Better than Anticipated Economic Change. Both included identical 
household assumptions but variations in other assumptions. 

 
96. Both recognised the significant role that would be played in the future market by jobs in 

low and middle pay sectors such as care and the visitor/hospitality sectors. Major 
expansion of the public sector was also considered unlikely in the medium term. 
Although they recognised potential to grow the offshore energy sector it was also 
recognised that the proximity of Aberdeen means that many of the skills and personnel 
would already be within reach of this area and any growth may not result in the scale of 
household change seen in Aberdeen in the 1970s and 1980s. The analysis provided in 
sections A and B of this chapter (above) suggests that these assumptions about the 
housing market and economy remain reasonable. 

 
97. The CHMAs HNDA Tool contained the 2010-based household projections, which 

included seven variants. At that time these were the most recent projections available. 
All seven variants were examined and considered in depth to understand which best 
reflected the assumptions described above and other important demographic and socio-
economic factors. 

 
98. The alternate headship variants were chosen because average household size reported 

in the 2011 census was higher than reported in the preceding household estimates 
which had influenced the 2010-based household projections principal variant. The nature 
of anticipated jobs growth and economic change was considered likely to result in inward 
migration but this was not expected to generate the levels associated with the high 
migration or low migration variants from the 2010-based household projections. These 
considerations, and those described above were deemed ‘robust and credible’ by the 
Scottish Government’s Centre for Housing Market Analysis. 

  

Newly arising 
households 
(household 
projections) 

Current 
housing need 
(backlog) to 
be cleared 
within 10 
years 

Total number of 
new homes 

Affordability 
calculation 
within tool 

Affordability 
calculation 
outside of tool 

Tenure split: 
-Buyers 
-Private renters 
-Social renters 
-Intermediate renters 
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i. Implications of the 2012-based Population and Household Projections 
99. There is no intention or requirement to re-run the TAYplan-wide Joint HNDA (2013). 

Firstly this only needs to be carried out prior to the Main Issues Report and secondly 
because there is no evidence that the scenarios that were run are inappropriate or that 
the basis upon which they were constructed is wrong. Nevertheless, it is important as 
part of ongoing monitoring to consider newly published population and household 
estimates and projections as they are published. 

 
Population and Household Projections 
National Records of Scotland examines the most recent five years of demographic trends and 
extrapolates these forwards for 25 years. This trend-based projection is known as the ‘principal 
projection’ because in more recent years National Records of Scotland has also prepared other 
projection variants. These variants consider high and low migration, zero net migration, high and 
low life expectancy, and, high and low fertility. Doing so provides a broader understanding about 
how population could change over time given a variety of different circumstances. 
 
The corresponding household projections are published shortly afterwards and consider how 
people have been forming households and anticipate the change in the number and structure of 
households for the same time period. There is a principal projection, derived from the principal 
population projection. There are also other variants based on high and low migration. 
 
Although population changes are important it is how people go on to form households that 
translates demographic change into the likely number of new homes needed for newly forming 
households.  

 
Factors that have changed since the 2010-based projections  

100. Below the key differences between the 2010-based and 2012-based population and 
household projections are set out. This is particularly important because these 
projections were prepared either side of the 2011 Census. 

 
2011 Census The 2012-based projections include 2011 Census revisions but the 2010-based 

projections do not. The 2011 Census concluded that the population for each council 
area within TAYplan had changed compared with previously estimated levels for the 
same year. For Perth & Kinross and the North part of Fife it had fallen and for Angus 
and for Dundee City it had grown compared with the 2011 mid-year population 
estimates published pre-census. These factors were considered and acknowledged 
in the TAYplan-wide Joint HNDA (2013). 
 

Economic 
change 

The 2010-based population and household projections included trends from the 
preceding 5 years, including time from before the economic down turn. Although the 
recovery is underway the continuation of pre-recession migration trends was 
considered by many to be unrealistic. The 2012-based projections include data from 
2007 and beyond. This is considered to offer a more realistic short to medium term 
projection based on contemporary circumstances. However, it also reflects the credit 
crunch and recession which are now over. 
 

Timeframe The next TAYplan will cover the period 2016-36. The 2010-based projections run to 
2035 and the 2012-based projections run to 2037. 
 

National 
Records of 
Scotland 
assumptions 

In preparing the 2012-based household projections National Records of Scotland 
highlights the following changes in their methodology and observation of more 
contemporary factors revealed by the 2011 Census: 

 The previous (2010-based) household projections were produced before the 
2011 Census results became available. The information on household change 
was based on changes between the 1991 and 2001 Censuses; since then, 
household growth has been slower.  

 The 2012-based projections are lower than the 2010-based projections, for 
Scotland as a whole and for the majority of Council areas. The previous 
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projections showed growth of 23 per cent over a 25 year period; in the current 
projections, the equivalent figure is 17 per cent.  

 The main differences are that the 2010-based projections showed large 
increases in the number of young adults living in one-adult households (with or 
without children), but this is no longer the case. A related change is that the 
current projections show more households containing three or more adults, or 
two or more adults with children, headed by someone aged 45 to 74. This is 
linked to long-term trends and the economic downturn, amongst other factors. 
Since the start of the downturn, increases in unemployment, reductions in new 
house building and a constrained mortgage market have made it more difficult for 
young adults to afford to live on their own or as a couple. Therefore, more young 
adults are living with their parents or with other adults. This has led to a slower 
rate of growth in overall household numbers.  

 The current household projections incorporate data from the 2011 Census and 
the latest population projections. They also include data from more censuses 
than in the past, as well as recent data from a household survey. This means 
current and future household projections should reflect changes in household 
formation rates more accurately, even between censuses.  

 

 

Projected population change trajectories compared (2010-base and 2012-base) 
 
Distinct changes in projected population and household change 

101. The following graphs (Figures 11A to H) consider recent mid-year population and 
household estimates and the census 2011 and also compare the 2010-based and 2012-
based population and household projections. In both instances the 2010-based and 
2012-based principal population projections are used. The 2010-based principal 
population projection bears the greatest similarity to the 2010-based household 
projection Alternate Headship variant used in the chosen scenarios from the TAYplan-
wide Joint HNDA (2013). All three 2012-based household projection variants are 
compared. 
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Angus: Comparing 2010-based and 2012-based  population and household projections 

The 2011 Census concluded that there were approximately 6,000 more people 
living in Angus than previously estimated, this has now been reflected in the 
revised population estimates (below). However, there were fewer households 
than had previously been estimated suggesting higher average household size.  
 
The 2012-population projection trajectory shows some growth in the 2020s 
followed by a fall. However, the population for both projections is anticipated to 
reach similar levels by the mid-2030s. Despite anticipated net inward migration 
of around 4,200 people over the projection period this is offset by negative 
natural change (more deaths than births) of at least 5,600 people resulting in a 
slight population drop of around 800 people over the period 2012-37.  

The trajectories of projected household change for Angus are less pronounced 
in the 2012-based projections compared with 2010, but not dissimilar. However, 
post 2025 the trajectories diverge with all three 2012-based projection variants 
plateauing. This is in part driven by the projected fall in households in the 
groupings which cover children and working ages which were reported in the 
2012-based population projections. Overall this suggests around 1,000 fewer 
households in Angus by the mid-2030s compared with the 2010-based 
projection variant used for the TAYplan-wide Joint HNDA (2013). This suggests 
that the 2010-based household projection trajectory is similar in later years to 
that of the high migration variant of the 2012-based projections. 
 

Figure 11A: Recent population estimates (2001-12) and 2010-based and 
2012-based population projections (principal projection variants) 

Figure 11B: Recent household estimates (2001-13) and 2010-based 
household projections (alternate headship variant) and all three 2012-
based household projection variants 

 
Source: National Records of Scotland revised mid-year population estimates and 2010-based and 
2012-based population projection (using the principal projection variants). 

 
Source: National Records of Scotland 2013 Household Estimates, 2010-based household 
projections alternate headship variant and 2012-based household projections principal projection 
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Dundee City: Comparing 2010-based and 2012-based  population and household projections 

The 2011 Census concluded that there were approximately 2,000 more people 
living in Dundee City than previously estimated, and this is reflected in the 
revised population estimates (below). However, there were fewer households 
than had previously been estimated.  
 
The 2012-based population projection trajectory shows considerable growth 
over the whole period. This represents an increase of around 15,000 people 
between 2012 and 2035 compared with the 2010-based projections. This is 
driven by both positive projected natural change (more births than deaths) of 
around 6,400 people and projected net inward migration of around 9,200 people 
(2012-37).  

The trajectories of projected household change for Dundee City are more 
pronounced in the 2012-based projections compared with 2010. The 2010-
based household projection is more similar to the 2012-based low migration 
variant. This is in part driven by the projected rise in households in the groupings 
which cover children and working ages which were reported in the 2012-based 
population projections. Overall this suggests around 4,360 more households in 
Dundee City by the mid-2030s compared with the 2010-based projection variant 
used for the TAYplan-wide Joint HNDA (2013). 
 

Figure 11C: Recent population estimates (2001-12) and 2010-based and 
2012-based population projections (principal projection variants) 

Figure 11D: Recent household estimates (2001-13) and 2010-based 
household projections (alternate headship variant) and all three 2012-
based household projection variants 

 
Source: National Records of Scotland revised mid-year population estimates and 2010-based and 
2012-based population projection (using the principal projection variants). 

 
Source: National Records of Scotland 2013 Household Estimates, 2010-based household 
projections alternate headship variant and 2012-based household projections principal projection 
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North Fife: Comparing 2010-based and 2012-based  population and household projections 

The 2011 Census concluded that there were approximately 1,950 fewer people 
living in North Fife than previously estimated. However, there were fewer 
households than had been estimated.  
 

The 2012-population projection trajectory shows consistent growth over the 
whole period. This represents an increase of over 7,140 people between 2012 
and 2035. This is 144 people more compared with the 2010-based projections in 
2035. Data on the components of population change (projected natural change 
and net migration) is not available for North Fife.  

The trajectories of projected household change for North Fife are generally lower 
in the 2012-based projections compared with 2010. The 2010-based household 
projection is more similar to the 2012-based high migration variant. This is in part 
driven by the projected rise in households in the groupings which cover children 
and working ages which were reported in the 2012-based population projections. 
Overall this suggests around 950 fewer households in North Fife by the mid-
2030s compared with the 2010-based projection variant used for the TAYplan-
wide Joint HNDA (2013). 
 

Figure 11E: Recent population estimates (2001-12) and 2010-based and 
2012-based population projections (principal projection variants) 

Figure 11F: Recent household estimates (2001-13) and 2010-based 
household projections (alternate headship variant) and all three 2012-
based household projection variants 

 
Source: National Records of Scotland revised mid-year population estimates and 2010-based and 
2012-based population projection (using the principal projection variants). 
 

Note – The mid-year estimates are calculated by adding constituent data zones for North Fife. The 
projections are calculated by subtracting the sum of Angus, Dundee City and Perth & Kinross from 
the TAYplan total. 

Source: 2010-based household projections alternate headship variant and 2012-based household 
projections principal projection 
Note: National Records of Scotland 2013 Household Estimates not available for North Fife 
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Perth & Kinross: Comparing 2010-based and 2012-based  population and household projections 

The 2011 Census concluded that there were approximately 2,000 fewer people 
living in Perth & Kinross than previously estimated, reflected by revised 
population estimates. However, there were also fewer households than had 
previously been estimated. Average household size has also risen since 2006. 
 
The 2012-based population projection has a similar, albeit lower, growth 
trajectory than the 2010-based projections. This represents growth of around 
15,000 fewer people between 2012 and 2035 compared with the 2010-based 
projections. This growth is driven by both positive projected natural change 
(more births than deaths) of around 1,400 people and significant projected net 
inward migration of around 22,700 people (2012-37).  

The three 2012-based projections variants share a similar but lower trajectory 
compared with 2010-based projections. This is in part driven by the projected 
rise in households in the groupings which cover children and working ages which 
were reported in the 2012-based population projections.  
 
The 2010-based household projection is even higher than the 2012-based high 
migration variant. This reinforces the strong role that migration plays in 
household growth in Perth & Kinross. There will be around 6,780 fewer 
households in Perth & Kinross by the mid-2030s compared with the 2010-based 
projection variant used for the TAYplan-wide Joint HNDA (2013). 
 

Figure 11G: Recent population estimates (2001-12) and 2010-based and 
2012-based population projections (principal projection variants) 

Figure 11H: Recent household estimates (2001-13) and 2010-based 
household projections (alternate headship variant) and all three 2012-
based household projection variants 

 
Source: National Records of Scotland revised mid-year population estimates and 2010-based and 
2012-based population projection (using the principal projection variants). 

 
Source: National Records of Scotland 2013 Household Estimates, 2010-based household 
projections alternate headship variant and 2012-based household projections principal projection 
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Underlying factors which influence these changes 
102. Figure 12 shows distinct variations in the percentage of projected population change 

for different age groupings. North Fife data has been calculated by subtracting the sum 
of Angus, Dundee City and Perth & Kinross from the TAYplan projection. Although the 
whole of Fife shares a similar profile to Scotland with a distinctly ageing population the 
pattern within the TAYplan constituent council areas is vastly different. In Perth & Kinross 
there is substantial anticipated growth in all three age groups. In Dundee City children 
and the working age population represent the bulk of growth. In Angus there is a 
projected growth in those of pensionable age but a fall in other age groups. In North Fife 
there is a projected fall in pensionable age groups and growth in the share of children 
and working age populations. 

 
Figure 12: Projected percentage change in the population by broad age group 
between 2012 and 2037 for selected geographies relevant to TAYplan  

 
Source: National Records of Scotland 2012-based population and household projections for Council areas and Strategic 
Development Planning Authorities 
Note: Working age and pensionable ages defined by changes to national retirement age 
 

103. The components of change that drive the 2012 based population projections are 
shown in Figures 13 below. The components of change are made up of natural change 
(births minus deaths) and net migration (inward minus outward migration). 

 
104. For TAYplan the components of change suggest population growth throughout the 

period, driven by migration. However the rate of population growth is expected to slow in 
later years as natural change falls and becomes negative (more deaths than births). In 
Angus population change is driven by negative natural change (more deaths than births) 
which is not offset by positive net migration. In Dundee City comparatively significant 
positive natural change and positive net migration both contribute to a rising population. 
In Perth & Kinross natural change is overall positive but the main driver of change is 
projected net inward migration. Data was not available for North Fife.  
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Figure 13: Components of projected population change (2012-37) 
 
A. For TAYplan SDPA  

 
 
B. For Angus, Dundee City and Perth & Kinross 

 
Source: National Records of Scotland 2012-based population and household projections for Council areas and Strategic 
Development Planning Authorities  



Page 35 of 67 

 

ii. Comparison of 2012-based projections implications for new 
homes (2016-28) 

 
Introduction 

105. Having shown the differences between the 2010 and 2012-based projections and the 
reasons for these it is now helpful to compare implications for new homes. This has been 
done using a technical exercise which considers 2 methods in parallel:  

 A proxy exercise, and, 

 A re-run of the CHMA’s HNDA Tool.  
 
106. Both exercises use the 2012-based household projections instead of the 2010-based 

household projections Alternate Headship variant. However, each has a slightly different 
approach in how it considers backlog housing need which is explained in more detail in 
the box below. The outputs from each exercise have been annualised and applied to the 
time period 2016-28 which represents the first 12 years of the next TAYplan. The 
backlog housing need figures are the same as those used in the TAYplan-wide Joint 
HNDA (2013). Therefore the 2012-based household projections represent the only 
variable that has been altered. 

 
Backlog (or current) housing need 
Backlog or current housing need is calculated by the TAYplan-wide Joint HNDA (2013) as at March 
2013. It shows where the needs of existing households require new build homes in order to resolve 
issues as opposed to improving existing homes. Newly arising households are additional to this and 
are represented by the household projections. 
 
TAYplan-wide Joint HNDA (2013) and backlog housing need 
The TAYplan-wide Joint HNDA (2013) overcame unavoidable timescale issues for data and outputs. 
For example the backlog housing need figure was calculated as at March 2013, and newly arising 
households used the appropriate years from the 2010-based household projections, which ran to 
2035. The CHMA tool outputted figures for 2012-32 or could be varied to output for 2035. However, 
the base date for the backlog housing need figure in the CHMA Tool is 2012 and this cannot be 
varied, even if it was calculated at a later date (in our case March 2013). The next TAYplan will also 
run for the period 2016 to 2036 with the first twelve years of the Plan being 2016-28. 
 
Operationally issues were also overcome. The CHMA Tool allows the backlog housing need 
clearance period to be varied. All scenarios run for the TAYplan-wide Joint HNDA (2013) used the 10 
year time period advised by the Scottish Governments Local Housing Strategy Guidance (2014). 
However, section A shows that house building rates have not yet transitioned from presently low to 
higher levels. This has an impact on meeting all identified need and demand for new homes, including 
backlog housing need. Backlog housing need was also considered to be unlikely to have changed 
substantially over the four years between 2012 (CHMA Tool base date) and 2016 (start date of the 
next TAYplan). This is because of the suppressed market and also because the backlog need was 
calculated as at March 2013 not 2012. 
 
For planning purposes the outputs (including both the newly arising households and backlog housing 
need) were annualised and applied to the 2016-36 period (for the whole TAYplan period) and to the 
2016-28 period (first 12 years of the next TAYplan). This was considered reasonable given variations 
in time period and that in a suppressed market backlog need was unlikely to have been significantly 
changed. No approach is perfect and, as shown later, this does not adversely affect the conclusions 
drawn. 
 
The Proxy Exercise and the CHMA Tool Re-run 
To ensure consistency and comparability the approaches used for both the proxy exercise and the 
CHMA Tool re-run emulate that of the TAYplan-wide Joint HNDA (2013) described above. Therefore 
the backlog housing need figure used are identical to the figures used in the TAYplan-wide Joint 
HNDA (2013) for each council and housing market area. Therefore in both exercises the 2012-based 
household projections represent the only change. 
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As with the TAYplan-wide Joint HNDA (2013) and subsequent TAYplan Main Issues Report (2014) 
Options, the backlog housing need figures have been applied to the whole time period. Therefore the 
proxy exercise and the CHMA Tool rerun are directly comparable with the TAYplan Main Issues 
Report (2014) options.  
 
However, both exercises differ slightly in methodology. The proxy exercise simply adds the backlog 
housing need figure (as at March 2013) to the newly arising households (2012-based household 
projections) for the appropriate time periods. The CHMA Tool rerun does this in a more sophisticated 
manner which considers the intricacies of the tenure split. The tool then aggregates this to form a total 
need and demand for new homes. The CHMA Tool outputs to housing market area level based on the 
same information. However, the proxy exercise distributed the council area total output amongst 
constituent housing market areas pro-rata based on the equivalent distribution from the TAYplan-wide 
Joint HNDA (2013). 
 
However, it is important to emphasise that for the reasons stated above neither approach is wrong or 
better than the other. Instead each is valuable in providing some insight into the implications of the 
2012-based projections.  

 
A. The proxy exercise  

107. The proxy exercise shown in Figure 14 (below) mimics the CHMA’s HNDA Tool by 
adding the respective 2012-based household projection variants to the figures for current 
housing need (as at March 2013) used in the TAYplan-wide Joint HNDA (2013). This is 
then compared with the identified levels of housing need and demand outputs from the 
TAYplan-wide Joint HNDA (2013) and also the two housing supply target options from 
the TAYplan Main Issues Report (2014).  

 
108. Figure 14 (below) shows the newly arising households using all three variants of the 

2012-based household projections and also the 2010-based household projection 
alternate headship variant used in the TAYplan-wide Joint HNDA (2013). It also sets out 
the current housing need (backlog) as at March 2013 which was used in the TAYplan-
wide Joint HNDA (2013). These are presented for each council area within TAYplan as 
totals and yearly averages for the period 2016-28 to represent the first 12 years of the 
next TAYplan. 

 
109. Each of the three 2012-based household projection variants for newly arising 

households is then added to current housing need (March 2013). This total is the new 
homes proxy.  

 
110. The new homes proxy shows three different figures for each council area within 

TAYplan; one for each of the 2012-based low migration, high migration and principal 
household projection variants. This covers all housing tenures and these are shown as 
annual averages and as total figures for 2016-28. 

 
111. The identified need and demand for new homes is shown as a comparator. This 

includes the output from the TAYplan-wide Joint HNDA (2013). This is ‘policy free’ which 
means that it excludes the proposed transfer of 35 homes per year from the Perth & 
Kinross part of the Greater Dundee Housing Market Area to Dundee City. This policy 
element is included in the TAYplan Main Issues Report (2014) Options 1 and 2. 
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Figure 14: Comparing 2012-based household projections variants and proxy house 
building rates with TAYplan-wide Joint HNDA (2013) outputs and Main Issues Report 
(2014) Options for the period 2016-28 

 Angus Dundee City North Fife Perth & Kinross 

 
Total pa Total pa Total pa Total pa 

 

Newly arising households 

2012-based Low 
Migration 1,410 120  5,535 460  1,390 115 7,390 615  

2012-based High 
Migration 2,500 210  9,435 785  3,240 270 10,675 890  

2012-Based 
Principal Projection 1,975 165  7,420 620  2,400 200 9,125 760 

2010-Based 
Alternate Headship 2,900 240  3,810 320  2,670 220  12,230 1,020  

ENSURE GRAPHS USE ALT HEADSHIP VARIANT 

Current Housing 
Need (March 2013) 1,435 

 
1,945 

 
845 

 
2,500 

  

New homes proxy (adds newly arising households to current housing need (March 2013)) 

2012-based Low 
Migration 2,850 235  7,480 625  2,235 185 9,895 825  

2012-based High 
Migration 3,940 330  11,380 950  4,085 340 13,175 1,100  

2012-Based 
Principal Projection 3,410 285  9,360 780  3,245 270 11,630 970  

 

Identified need and demand for new homes 

HNDA Output (2013) 
(Policy free) 3,720  310  5,340  445  3,540  295  13,800  1,150  

MIR Option 1 3,720  310  5,760  480  3,540  295  12,000  1,000  

MIR Option 2 3,720  310  5,760  480  3,540  295  13,380  1,115  
Source: National Records of Scotland 2010-based household projections (alternate headship variant) and 2012-based 
household projections (principal, low migration and high migration projection variants), TAYplan-wide Joint HNDA (2013) and 
TAYplan Main Issues Report (2014). 
 
Note: All figures rounded to the nearest 5 so may not total fully. 

 

112. The 2012-based household projections are not available at housing market area 
level. Therefore the proxy exercise has applied figures to housing market area level (and 
parts of housing market areas in the case of the Greater Dundee Housing Market Area) 
using a pro-rata approach based on the TAYplan-wide Joint HNDA (2013) outputs for 
each housing market area. This has only been carried out for the 2012-based household 
projections principal variant because this links most closely with the original scenarios 
run in the TAYplan-wide Joint HNDA (2013). The results are compared with the outputs 
of the CHMA Tool Rerun and the TAYplan Main Issues Report (2014) options in Figure 
15 below. 

 

B. Re-run of CHMA Tool using the 2012-based projections  
113. Figure 15 (below) shows the re-run of the CHMA’s HNDA Tool for the period 2016-

28. This has been annualised and rounded for comparison with the annualised housing 
supply targets in the two TAYplan Main Issues Report (2014) options and also with the 
proxy exercise (discussed above). The difference in annual need and demand for new 
homes is then shown. This exercise uses only the 2012-based principal household 
projection variant as this bears the closest similarity to the original assumption in the 
TAYplan-wide Joint HNDA (2013). 
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Figure 15: Comparison of yearly average new homes at housing market area, council 
and TAYplan levels using the Proxy Exercise, the CHMA Tool Re-Run and both 
TAYplan Main Issues Report (2014) options (all for the period 2016-28) – applied for 
the 2012-based principal projection variant only 

 
Proxy Exercise CHMA Tool Rerun MIR Option 1 MIR Option 2 

East Angus 80  80 85 85 

North Angus 70  70 75 75 

West Angus 75  70 80 80 

GDHMA Dundee City 625  775 480 480 

GDHMA North Fife 35  30 40 40 

GDHMA South Angus 65  60 70 70 

GDHMA Perth & Kinross  35  35 (40 less 35) 5  (40 less 35) 5 

Cupar & NW Fife 100  95 110 110 

St Andrews & E Fife 135  115 145 145 

Strathearn 125  120 135 150 

Strathmore & Glens 130  130 145 160 

Greater Perth 510  520 555 620 

Highland Perthshire 80  80 90 100 

Kinross 65  65 70 80 

     
Angus 290  280  310  310  

Dundee City 625  775  480  480  

North Fife 270  240  295  295  

Perth & Kinross 945  950  1,000  1,115  

TAYplan 1,860  2,245  2,085  2,200  
 
Notes 
-GDHMA = Greater Dundee Housing Market Area made up of all of Dundee City and parts of North Fife, South Angus and 
Perth & Kinross 
-All figures rounded to the nearest 5 
 

Comparing the Proxy Exercise and the CHMA Tool Re-run only 
114. Figure 15 (above) shows that both the proxy exercise and the CHMA Tool Rerun 

result in very similar outputs. These vary by 0 to 5 homes per year for almost all housing 
market areas except for Greater Perth where it is 10 per year and St Andrews and East 
Fife where it is 20 per year. This shows a strong consistency between the two exercises. 

 
115. The only major difference is for Dundee City. This is considered to be the 

consequence of the relative sophistication offered by the CHMAs HNDA Tool compared 
with the proxy tool. There are two statistical elements to this: 

 There is a slight lowering of the trajectory of new households in the early and middle 
years under the 2012-based household projections principal variant for Dundee City 
(see Figure 11D). This is picked up by the CHMA Tool which works annually. The 
proxy exercise is more simplistic and subtracts the start year from the final year to 
utilise the difference. Therefore it does not pick up any peaks between the start and 
end points. There are no noticeable equivalent situations for the other three council 
areas within TAYplan. 

 Even where variations in trajectory do exist the household projection figures for 
Dundee City are shared by only one area, Dundee City Council. For the other council 
areas within TAYplan the more limited examples of this, where they exist, are split 
between several housing market areas and the already limited effect of this is 
therefore more muted. 
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116. Therefore both exercises provide an appropriate degree of consistency for 
comparison with the Main Issues Report (2014) options. 

 
Comparing the Proxy Exercise and the CHMA Tool Re-run with both TAYplan Main 
Issues Report (2014) Options 
117. Figure 15 shows that the outputs for both the proxy exercise and for the CHMA Tool 

re-run are similar. In each case these are lower than for both of the TAYplan Main Issues 
Report (2014) options. The level of variation differs between 5 homes and 15 homes per 
year in most instances. For Greater Perth and for St Andrews and East Fife this is a little 
higher. The exception to this observation is Dundee City where both the proxy exercise 
and the CHMA Tool Re-run suggest a higher level of new homes than both TAYplan 
Main Issues Report (2014) options. Both of these observations are unsurprising given 
the earlier examination of the 2012-based household projections (See Figure 11D). 
 

118. As observed earlier it must be noted that the 2012-based projections take forward the 
time period over which the credit crunch and subsequent recession took place. Given 
that the economy is now entering a period of recovery this could alter household 
formations as some of those still living with parents join the housing market. This also 
adds some weight to planning for the slightly higher build rates of TAYplan Main Issues 
Report (2014) Option 1. 

 
119. The figures for the Perth & Kinross part of the Greater Dundee Housing Market Area 

both report 35 homes per year for the proxy exercise and for the CHMA Tool Re-run. 
This is slightly less than the 40 homes per year under the TAYplan-wide Joint HNDA 
(2013) output. However, both of the TAYplan Main Issues Report (2014) options plan for 
35 of these 40 homes per year to be accommodated in Dundee City. Therefore they only 
plan for 5 homes per year in the Perth & Kinross part of the Greater Dundee Housing 
Market Area. 

 

What the proxy exercise and HNDA Tool re-run mean for planning for new homes 
Angus 
 

For Angus this means that the scale of house building set out in the TAYplan Main Issues 
Report (2014) Option 1 remains appropriate. This plans to meet 100% of identified need 
and demand. The 2012-based population and household projections suggest that 
marginally higher levels of migration would be required to bring about these levels of 
building than previously anticipated. However, the margin of variation between the Proxy 
Exercise, the CHMA Tool Re-run and the TAYplan Main Issues Report (2014) Options is 
very limited and is reasonable considering the next TAYplan is for a 20 year plan in a 
recovering economy.  
 

Dundee 
City  

For Dundee City the scale of house building set out in the TAYplan Main Issues Report 
(2014) Option 1 remains appropriate. However, the 2012-based projections suggest this 
will be the consequence of considerably lower levels of migration than previously 
anticipated. This may mean that a higher margin of generosity is required through the 
housing land requirement to ensure that there is enough land should the circumstances 
envisaged by the 2012-based projections take place.  
 

North 
Fife 

For North Fife the scale of house building set out in TAYplan Main Issues Report (2014) 
Option 1 remains appropriate. However, the 2012-based household projections suggest 
that this may be the result of slightly higher levels of migration than previously anticipated. 
However, the margin of variation is limited and is reasonable for a 20 year plan in a 
recovering economy.  
 

Perth & 
Kinross 

For Perth & Kinross the TAYplan Main Issues Report (2014) included two options. Option 1 
planned to meet 90% of identified need and demand for new homes from the TAYplan-
wide Joint HNDA (2013). Option 2 planned to meet 100% of identified need and demand 
for new homes from the TAYplan-wide Joint HNDA (2013). Both Options transferred 35 
homes from the Perth & Kinross part of the Greater Dundee Housing Market Area to 
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neighbouring Dundee City.  
 
The 2012-based projections suggest that Option 2 would be the consequence of 
considerably higher levels of migration than previously assumed. These levels would even 
exceed the 2012-based household projections high migration variant. This illustrates the 
significance of change that would now be needed to generate the need and demand for 
this level of new homes. These implied levels of migration do not reflect the basis for the 
original scenarios set out in the TAYplan-wide Joint HNDA (2013). The original scenarios 
considered more modest levels of growth based on anticipated changes in the economy 
from jobs growth in low and medium paid sectors in particular. There is also no further 
evidence from the economic and market analysis in sections A and B above to suggest 
that this is currently taking place.  
 
The 2012-based projections suggest that Option 1 would be the consequence of migration 
levels somewhere in-between those of the 2012-based household projections principal and 
high migration variants. This shares greater consistency with the original scenario from the 
TAYplan-wide Joint HNDA (2013). Overall this suggests that TAYplan Main Issues Report 
(2014) Option 1 continues to represent a position of planning for growth and would be 
appropriate as a reasonable level of new homes to plan for. It is also likely to be more 
representative of need and demand in future. However, it must be noted that Figures 4 and 
5 (section A) clearly demonstrate that this is dependent on a significant transition from low 
build rates that is not anticipated within the 7 years from 2014. As such this suggests 
delivering TAYplan Main Issues Report (2014) Option 1 will be challenging and by default 
such a housing supply target may include considerable generosity as a consequence of 
anticipated build rates that will be below the planned average for the respective time 
period. 

 
Overall Conclusions for housing supply targets 
120. This concluding section brings together the observations from Sections A, B and C of 

this chapter. The evidence from sections A and B suggests that the basis for Scenario 3: 
anticipated economic growth and Scenario 4: better than anticipated economic growth in 
the TAYplan-wide Joint HNDA (2013) remains reasonable. There is no additional 
evidence locally or at national level to suggest changes that would bring about the 
radically higher levels of population and household change implied by the 2012-based 
household projections high migration variant. 

 
121. The proxy exercise and CHMAs HNDA Tool rerun (section C) indicate the likely 

changes in the circumstances needed to bring about the TAYplan Main Issues Report 
(2014) Options. The implicit levels of migration from the 2012-based household 
projections required to deliver similar levels of new homes to TAYplan Main Issues 
Report (2014) Option 1 are considered to reasonably reflect the scenarios from the 
TAYplan-wide Joint HNDA (2013). For Perth & Kinross, TAYplan Main Issues Report 
(2014) Option 2 now appears to be the consequence of migration and other changes 
which are unlikely to take place and are inconsistent with the original scenarios from the 
TAYplan-wide Joint HNDA (2013). 

 
122. Sections A, B and C have considered many of the important social, economic and 

environmental factors and other considerations affecting resources, capacity and 
delivery. These present no reason to doubt TAYplan’s original preference for Option 1 in 
the TAYplan Main Issues Report (2014). This suggests that the most reasonable and 
realistic approach for council areas within TAYplan and their respective housing market 
areas would be to plan for housing supply targets based on TAYplan Main Issues Report 
(2014) Option 1. The critical factor affecting delivery will remain the strength of the 
economic recovery and the pace at which house building rates transition from currently 
low to higher levels. This will be driven by wider economic factors beyond just land 
supply.  
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D. Generosity of housing land supply 
 

Purpose of a generous land supply  
123. A generous land supply is the phrase used in Scottish Planning Policy (2014) to 

ensure that enough land is available to deliver housing supply targets. This is known as 
the housing land requirement. Scottish Planning Policy requires this to be equivalent to 
the housing supply target plus 10% or 20%. Planning authorities have the flexibility to 
determine what level of generosity is applied within this range. Strategic Development 
Plans must set out a housing land requirement for each housing market area within their 
boundaries. 
 

124. The generosity of the housing land requirement is reinforced by the requirement to 
ensure that there is a 5 year supply of land that is effective or expected to become 
effective during the 10 year Local Development Plan period. Housing land audits will 
monitor the situation annually to ensure that in each year there is a 5 year supply of land 
for housing that is effective or expected to become effective. 

 

125. Although Scottish Planning Policy (2014) paragraph 115 explains the key factors that 
are important in determining housing supply target, these are also relevant in 
determining the scale of generosity and housing land requirement. Consideration of 
these factors in Figures 4 and 5 (section A) indicates that the TAYplan Main Issues 
Report (2014) Option 1 includes some degree of generosity due to the nature of 
transition to higher build rates. This therefore presents two issues: 

 Is there an implicit level of generosity in TAYplan Main Issues Report (2014) Option 1 
which means that this could represent the housing land requirement as well as the 
housing supply target? 

 Should the generosity be to the higher or lower end of the range set out in Scottish 
Planning Policy (2014)? 

 

Are there implicit levels of generosity in the housing supply targets? 
126. These issues are separate but related. There is a strong similarity between TAYplan 

Main Issues Report (2014) Option 1 and the Proxy Exercise and CHMA Tool re-run in 
presented in section C (above). It is anticipated at TAYplan level that build rates will 
increase as the recovery gathers pace and therefore that these will generally be higher in 
later years and lower in earlier years of the Plan. 
 

127. For Angus, Dundee City and North Fife, Figure 5 (Section A) shows anticipated build 
rates for the 7 years after almost reaching and in some years exceeding the levels 
identified in TAYplan Main Issues Report (2014) Option 1 (and indeed those of the Proxy 
Exercise and CHMA Tool Rerun). This suggests that although there may be some 
degree of generosity within the housing supply targets, it is both logical and appropriate 
to identify a larger housing land requirement to ensure there is appropriate flexibility to 
deliver the respective housing supply targets. 

 

128. However, Figure 5 (Section A) suggests that this is not the case in Perth & Kinross. It 
indicates a strong likelihood that Perth & Kinross will see a transition to higher build rates 
within the 7 years from 2014. However, these build rates are not anticipated to reach the 
levels set out in TAYplan Main Issues Report (2014) Option 1 (or indeed those of the 
Proxy Exercise and CHMA Tool Rerun). In fact they are expected to be just over half. A 
major factor in this is capacity of builders who own or have options on numerous 
effective sites. Any of these sites may be effective but the owner/developer only has 
capacity to bring forward one (or perhaps more) at any one time. On some of the larger 
development locations such as West/North West Perth Strategic Development Area 
several developers may be competing with each other and there will be a limit to how 
much the market can cope with. Providing enough land to deliver a housing supply target 
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of 1,000 homes per year across Perth & Kinross (TAYplan Main Issues Report (2014) 
Option 1) suggests considerable implicit generosity of between 40% and 50% given 
anticipated build rates. This undeveloped land would go on to contribute to the supply in 
later years. However, if the recovery were to gather pace significantly before the next 
review of TAYplan then enough land would have been made available to support this.  
 

129. Given these circumstances it would appear even more generous to then apply even 
10% generosity on top of what is already a housing supply target with implicit generosity. 

 

Methodology for the higher or lower end of generosity 
130. The second issue is related but focuses on the justification for the appropriate level of 

generosity that should be applied to the housing supply target, whatever these may be, 
to reach the housing land requirement. The table below sets out considerations for the 
scale of generosity. 

 

Circumstances 
in which 
generosity 
might be 
highest 
 

The area is expected to accommodate more growth than currently identified 
because: 

 more recent information such as population and household projections could 
imply growth which is higher than levels consulted upon at Main Issues Report 
stage; or, 

 policy decisions may mean that an area would be expected to accommodate 
more house building under specific circumstances that result from policy 
triggers; or, 

 the policy framework allows for additional growth to be accommodated in a 
place or area that is beyond planned levels because of the significance of the 
area and its role in delivering the plan’s strategy (e.g. a major settlement). 

 

Circumstances 
in which the 
generosity 
might be lower 
or even zero 
 

Where the area is expected to accommodate similar or lower levels of new homes 
than currently identified because: 

 more recent information such as population and household projections 
indicates levels of house building below those consulted upon at Main Issues 
Report stage. This is because if those figures became the housing supply 
target then they would in themselves be generous; or, 

 Anticipated/programmed house building rates are expected to average lower 
levels than those in the Main Issues Report and it is considered unrealistic that 
the average build rates for the remainder of that time period would equal the 
levels in the Main Issues Report; or, 

 the issues justifying a higher level of generosity described above are not 
apparent. 

 

Current approach in the Approved TAYplan (2012) and levels of generosity 
131. The current approach pre-dates Scottish Planning Policy (2014). The approved 

TAYplan (2012) requires Local Development Plans to ensure that the land supply which 
they rely on to deliver the housing supply targets is larger than the targets themselves. 
This generosity of land supply provides choice and flexibility to ensure that the housing 
supply targets are delivered. The plan does not stipulate what the scale of generosity 
should be. The only change to the approved TAYplan (2012) approach resulting from 
Scottish Planning Policy (2014) paragraph 116 is the need to specify the scale of 
generosity and to state the subsequent housing land requirement. This is the housing 
supply target plus between 10% and 20% additional land for generosity. 

 

132. Existing and emerging Local Development Plans must plan for the house supply 
targets in approved TAYplan (2012) Policy 5. For Angus, Dundee City and North Fife 
these are currently higher than those in TAYplan Main Issues Report (2014) Option 1. 
This suggests that adopted/emerging Local Development Plans in these areas are 
already likely to be identifying a generous land supply. For Perth & Kinross the Adopted 
Local Development Plan (2014) plans for a generous supply of land to meet the housing 
supply targets in approved TAYplan (2012) Policy 5. However, the housing supply target 
for TAYplan Main Issues Report (2014) Option 1 is higher, and, as demonstrated above 
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contains implicit levels of generosity given anticipated build rates and the nature of the 
transition through recovery.  
 

133. Perth & Kinross and Dundee City each have adopted Local Development Plans and 
therefore the information on generosity represents their operational position. Fife and 
Angus are at proposed plan stage (at the time of writing) and therefore the information is 
their proposed position. 

 

134. Figure 16 (below) shows the generosity of the land supply for adopted and emerging 
Local Development Plans compared with the housing supply targets in the approved 
TAYplan (2012) Policy 5. This is then added to Column A to present an implied housing 
land requirement (Column C). Column C can then be compared with the housing supply 
targets in the TAYplan Main Issues Report (2014) Option 1 (column D). Column E shows 
the implied generosity of the land supply for current and emerging Local Development 
Plans compared with TAYplan Main Issues Report (2014) Option 1. A negative 
percentage in column E suggests that the land supply in column C is not sufficient to 
meet the housing supply target for the TAYplan Main Issues Report (2014) Option 1 in 
column D. 

 

135. Where TAYplan Main Issues Report (2014) Option 1 results in lower housing supply 
target compared with approved TAYplan (2012) then the generosity of the implied 
housing land requirement in Column C increases. Where there is no change it remains 
the same and where the housing supply target increases the generosity level of the 
current/proposed Local Development Plan falls. 

 

Figure 16: Scale of current housing land supply generosity based on approved 
TAYplan (2012) and current/emerging Local Development Plans compared with Main 
Issues Report (2014) Option 1 at housing market area level 

 

Approved 
TAYplan 

(2012) 

Current/ 
Emerging 

LDP % 
margin of 
generosity 

Implied 
Housing 

Land 
Requirement  

Main 
Issues 
Report 
(2014) 

Option 1 

Implied 
generosity 

for MIR 
Option 1 

 A B C (A+B) D E 

North Angus 80 *0.3%  80  75  7.0% 

East Angus 80 *0.6%  80  85 -5.3%  

West Angus 90 *2.5%  92  80  15.3%  

South Angus 80 *1.8%  81  70  16.3%  

Dundee City 610 0.0%  610  480  27.1%  

St Andrews & East Fife* 210 16.1%  244  185  31.8%  

Cupar & North West Fife 110 20.8%  133  110  20.8%  

Kinross 70 38.0%  97  70  38.0%  

Greater Perth* 510 15.0%  587  555  5.7%  

Strathearn 130 10.0%  143  135  5.9%  

Strathmore & Glens 120 5.0%  126  145  -13.1%  

Highland Perthshire 80 0.0%  80  90  -11.1%  

Angus 330 1.3% 334 310 7.8%  

Dundee City 610 0.0% 610 480 27.1%  

North Fife 320 17.9% 377 295 27.9%  

Perth & Kinross 910 13.8% 1,036 1,000 3.6%  

TAYplan 2,170 8.3% 2,357 2,085 13.1%  

Source: TAYplan and local authorities 
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Note for Figure 16 above:  
The approved TAYplan (2012) was based on slightly different housing market areas: 
-the Perth & Kinross part of the Greater Dundee Housing Market Area was part of the Greater Perth Housing Market Area. 
-the North Fife part of the Greater Dundee Housing Market Area was part of the St. Andrews and East Fife Housing Market 
Area. 

 
*These figures exclude the contribution and additional flexibility provided by windfall sites and small sites of fewer than 5 
homes. 

 
136. The implied level of generosity in column E varies across the TAYplan area. For the 

most part it is positive and exceeds 10% in the majority of cases. In some instances it 
exceeds 20%. There are three housing market areas where column E is negative and 
three have a generosity of less than 10% based on current/proposed Local Development 
Plans. 
 

137. Although the percentage of generosity in column B for Angus appears comparatively 
low these figures exclude the assumptions for contributions from windfall sites and small 
sites of fewer than 5 homes, which add further flexibility. This is significant for Angus 
because such sites provided around 40% of completions for Angus between 2003 and 
2013. This suggests a larger margin of flexibility than at first implied by Figure 16 above. 
It also suggests that the potential for additional flexibility applied in Angus exceeds the 
20% upper level indicated in Scottish Planning Policy (2014). This also suggests that the 
negative percentage in column E for East Angus is likely to be overcome by this. 
Similarly the 7% for North Angus is also likely to be higher. 

 
138. In Dundee City the planned scale of house building (610 homes per year in the 

approved TAYplan (2012)) was not based on the housing land audit but instead on 
broader considerations and aspirations for a growing city. Household projections at that 
time showed the opposite trend. As such the scale of new homes planned was already 
generous and far exceeded the identified need and demand at that time. The approved 
TAYplan (2012) Policy 5B also enabled greater house building to take place in Dundee 
City providing the policy scope for additional flexibility on appropriate land. Collectively 
this provided significant policy generosity. 

 
139. For Perth & Kinross and North Fife the margins of generosity implied by 

current/proposed Local Development Plans are comparatively higher. These include the 
contributions made by windfall and small sites. In North Fife the extent of generosity is at 
the top end of that advised by Scottish Planning Policy (2014) paragraph 116. In Perth & 
Kinross there is greater variance. Kinross HMA is the only housing market area in Perth 
& Kinross to considerably exceed the 20% upper levels of generosity set out in Scottish 
Planning Policy (2014). A 10% level of generosity would require additional land to be 
found in almost all Perth & Kinross housing market areas. Again, however, the 
anticipated scale of new house building and nature of transition in Perth & Kinross 
means that between 40% and 50% of the average annual housing supply target (1,000 
homes per year under TAYplan Main Issues Report (2014) Option 1) would not be 
delivered in the 7 years from 2014. This would, in effect, constitute a generous supply of 
land. 

  

http://www.scotland.gov.uk/Resource/0045/00453827.pdf
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http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.scotland.gov.uk/Resource/0045/00453827.pdf
http://www.scotland.gov.uk/Resource/0045/00453827.pdf
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Potential Housing Land Requirement 
140. Figure 17 illustrates the annual average housing land requirement for 10%, 15% and 

20% generosity for each housing market area based on the housing supply targets in 
TAYplan Main Issues Report (2014) Option 1. 

 
Figure 17: Comparing potential levels of generosity of the housing land requirement 
at market area level using annual housing supply targets for Main Issues Report 
(2014) Option 1  

 

Main Issues Report Option 1 

Housing 
Supply 
Target 

Margin of generosity 

0% 10% 15% 20% 

North Angus 75  75  83  86  90  

East Angus 85  85  94  98  102  

West Angus 80  80  88  92  96  

GDHMA Dundee City 480  480  528  552  576  

GDHMA South Angus 70  70  77  81  84  

GDHMA North Fife Part 40  40  44  46  48  

GDHMA Perth & Kinross Part 5  5  6  6  6  

St Andrews & East Fife 145  145  160  167  174  

Cupar and NW Fife 110  110  121  127  132  

Kinross 70  70  77  81  84  

Greater Perth 555  555  611  638  666  

Strathearn 135  135  149  155  162  

Strathmore & Glens 145  145  160  167  174  

Highland Perthshire 90  90  99  104  108  

Angus 310  310  342  357  372  

Dundee City 480  480  528  552  576  

North Fife 295  295  325  339  354  

Perth & Kinross 1,000  1,000  1,102  1,151  1,200  

TAYplan 2,085  2,085  2,297  2,399  2,502  
Note: GDHMA = Greater Dundee Housing Market Area 

 
141. Considering the points raised in Figure 16, it is plausible to suggest that 

adopted/emerging Local Development Plans already plan for an effective supply of 
housing land capable of a significant margin of generosity.  

 
What level of generosity to plan for? 

142. Some areas have the capacity to deliver greater levels of generosity than others 
without compromising other policy objectives necessary to deliver the vision and 
outcomes of the plan. However, the central risk is that significant generosity in areas of 
high pressure/demand will simply result in all of the land being used whereas high levels 
of generosity in areas of lower demand may make no difference at all. This can lead to 
those sites least capable of supporting a sustainable pattern of development being 
developed ahead of those that are better placed to achieve this. This suggests that whilst 
a generous land supply is important, the scale of generosity cannot be limitless and may 
not always be beneficial to delivering the vision, simply because it is higher.  
 

143. This section has considered, on the basis of a generous land supply, the 
current/emerging Local Development Plan situation and the anticipated margins of 

http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
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generosity that could be needed to enable the housing supply targets in TAYplan Main 
Issues Report (2014) Option 1. It has also established criteria to assist in making 
judgements about the appropriate level of generosity to plan for. In so doing it has also 
considered circumstances where anticipated build rates suggest strong degrees of 
implicit generosity within the housing supply targets implied by TAYplan Main Issues 
Report (2014) Option 1. 
 

144. Considering the criteria set out on page 42 above for determining the margin of 
generosity the following is apparent: 

 The only area where the 2012-based population and household projections suggest 
the potential for growth above the levels of TAYplan Main Issues Report (2014) 
Option 1 is Dundee City. For all other areas the projected change in population and 
households is lower than had been the case for the TAYplan-wide Joint HNDA 
(2013). 

 Dundee City is the only area currently has the flexibility to accommodate more 
homes than planned. This is because it covers the majority of the region’s largest 
urban area. No other areas would be expected to do this. 

 Dundee City is also the only area with a policy framework which allows it to 
accommodate more homes than planned for as it is the largest settlement.  
 

145. Collectively these factors suggest that Dundee City ought to see higher levels of 
generosity in its housing land requirement. However, the position for all other areas 
outside of Dundee City Council’s area suggests a generosity margin at the lower end. 

 
146. This position is further reinforced by some of the considerations raised under 

sections A, B and C. These indicate, for Perth & Kinross specifically and to a 
considerably lesser degree for Angus and North Fife, a likelihood that average build 
rates for the period 2016-28 are likely to be lower than the average annual housing 
supply targets of TAYplan Main Issues Report (2014) Option 1. This suggests firstly that 
a lower housing land requirement can still be considered generous. It also means that 
land that is not taken up to meet these build rates between now and 2016 (and indeed in 
later years) could contribute to the land supply after 2016. 

 
147. Therefore housing market areas within Perth & Kinross will have housing supply 

targets and housing land requirements that are identical to reflect the implicit generosity 
of the housing supply target given anticipated build rates. All other housing market areas 
will apply a housing land requirement that is 10% above the respective housing supply 
target. However, Dundee City will be different. 

 
148. It is clear that for Dundee City a higher level of generosity should be planned for. The 

highest level in Scottish Planning Policy (2014) is 20%. However, the approved TAYplan 
(2012) Policy 5 provides the Dundee City Local Development Plan with the flexibility to 
plan for house building rates that exceed the housing supply targets in that policy. This is 
particularly important because it enables Dundee City Council to respond appropriately 
to local changes. It is proposed that this continues and therefore Dundee City will plan 
for 10% generosity automatically and then determine the appropriate level of additional 
generosity on top of that. This is important because when considering the 2012-
household projections for example there may be circumstances that justify more than 
20% but these may not be apparent until after submission of the Proposed TAYplan. 
This provides an opportunity for more detailed consideration and debate as part of the 
next Dundee City Main Issues Report. 

  

http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
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Rigidity versus flexibility 
149. The reality is that generosity may not be exactly 10% (and no more or no less). There 

are several reasons for this: 

 There is already a considerable variation in generosity, even within respective Local 
Development Plan areas. Although there may only be a requirement for 10% 
generosity there may be an effective land supply which is larger than this.  

 Factors such as density and site size may provide some variations in the potential to 
accommodate homes, and thus generosity.  

 There is no requirement (or point) in labelling some sites as generosity and others as 
mainstream housing supply. All allocated sites, sites with planning permission and 
other sources of land contribute to the housing land requirement and may or may not 
ultimately be developed to meet the housing supply target. 
 

150. Therefore the housing supply targets and housing land requirement should be as 
follows in Figure 18 (below): 

 
Figure 18: Proposed average yearly housing supply targets and housing land 
requirement at housing market area based on Main Issues Report (2014) Option 1  

 

Housing 
Supply 
Target 

Housing 
Land 

Requirement 

Margin of generosity 

North Angus 75  83  10% 

East Angus 85  94  10% 

West Angus 80  88  10% 

GDHMA Dundee City 480  *528  10% plus further flexibility for LDP 

GDHMA South Angus 70  77  10% 

GDHMA North Fife Part 40  44  10% 

GDHMA Perth & Kinross Part 5  5  Implicit in housing supply targets 

St Andrews & East Fife 145  160  10% 

Cupar and NW Fife 110  121  10% 

Kinross 70  70  

Implicit in housing supply targets 

Greater Perth 555  555  

Strathearn 135  135  

Strathmore & Glens 145  145  

Highland Perthshire 90  90  

Angus 310  342  10% 

Dundee City 480  *528  10% 

North Fife 295  325  10% 

Perth & Kinross 1,000  1,000 Implicit in housing supply targets 

TAYplan 2,085  2,195  
Note: GDHMA = Greater Dundee Housing Market Area 

 

Conclusions 
151. The current land supply is already generous and capable of providing for TAYplan 

Main Issues Report (2014) Option 1 housing supply targets plus 10% for most housing 
market areas. However, there are some housing market areas where additional land 
may be needed to provide for a housing land requirement of 10%.  
 

152. All of the evidence supports a lower level of generosity for all parts of the TAYplan 
region. The exception to this is Dundee City Council’s area where the evidence supports 

http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
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a higher level of generosity.  
 

153. Only Dundee City Council’s area would be expected to accommodate more homes 
as a result of a policy trigger. It is also the only area within TAYplan where the 2012-
based household projections demonstrate higher anticipated levels of new homes than 
were considered under the TAYplan-wide Joint HNDA (2013). 
 

154. Therefore all housing market areas and parts of the Greater Dundee Housing Market 
Area will plan for a housing land requirement equivalent to the housing supply target 
plus 10%. However the Dundee City Local Development Plan will have the flexibility to 
plan for higher levels of generosity beyond 10% in Dundee City only. This provides the 
capability to respond to new information between Strategic Development Plans.  

 

  

http://www.tayplan-sdpa.gov.uk/project/157
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Market and Affordable Housing Split 
 

Current approach in the Approved TAYplan (2012)  
155. The approved TAYplan (2012) Policy 5 requires Local Development Plans to set 

affordable housing requirements (if applicable) for or within housing market areas as part 
of providing a mix of housing type, size and tenure. Scottish Planning Policy (2014) 
paragraph 127 now requires Strategic Development Plans to set out how much of the 
total housing land requirement should be for affordable housing and for market housing. 
This section considers the factors that will influence this as examined in the TAYplan-
wide Joint HNDA (2013). 

 
Housing Land Requirement 
This is the amount of land that should be identified in Local Development Plans to ensure that 
Housing Supply Targets (planned build rates) are delivered. The Housing Land Requirement is 
equivalent to the Housing Supply Target plus an additional margin of generosity for each housing 
market area. (see pages 12 to 48) 
 
Affordable housing 
This is housing of a reasonable quality that is affordable to people on a modest income and includes 
social rented housing, shared equity and shared ownership, housing sold at a discount (including self-
build plots) and low cost housing without subsidy.  

 
How the housing tenure split figures were calculated 
156. The TAYplan-wide Joint HNDA (2013) calculated backlog (current) housing need and 

applied an affordability calculation to this outside of the CHMAs HNDA Tool. Therefore 
all of the current housing need is attributed to the social rent sector. The CHMA’s HNDA 
Tool applies its own affordability calculation to newly arising households that require 
social rented or intermediate rented housing. Figure 19 below shows how this is 
calculated. It is possible to vary the proportions income spent on housing that are 
assigned to the social rented and private rented sectors. The Intermediate sector is the 
residual of these two. 

 
Figure 19: Calculation for affordable housing in the CHMAs HNDA Tool 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Source: Scottish Government’s Centre for Housing Market Analysis HNDA Tool 
Note: The percentage values remain at their default settings 

 

Those who spend 
25% or less of their 
income on housing 

Those who spend 
35% or more of their 
income on housing 

Affordability calculation (within HNDA tool) 

Newly arising 
households 

Current housing need 
(Backlog housing need) 
-affordability calculation 
outside of CHMA HNDA 
Tool 

Intermediate 
Rent 

Social 
Rent 

Private 
Rent 

Purchase 
housing 

Residual who spend 
between 25% and 35% of 
their income on housing 

Total new homes of all tenure 
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157. The CHMAs HNDA Tool uses a default of 50% purchasers and 50% renters. This 
split is not the tenure mix of the housing stock but the proportion of transactions in the 
market for rent or purchase. The TAYplan-wide Joint HNDA (2013) did not vary the 
proportion of renters versus purchasers. The limited availability of local area rental 
transactions data, particularly for private rent, makes it extremely difficult to justify an 
alternative. However, it is accepted that this will vary for different geographies and that 
economic change may also result in some shifts. 

 

The TAYplan-wide Joint Housing Need and Demand Assessment (2013) 
158. The TAYplan-wide Joint HNDA (2013) used the CHMA’s HNDA Tool to provide 

robust and credible calculations of requirements for additional affordable homes. 
Affordable homes are considered to be the sum of the outputs for the ‘social rent’ and 
‘intermediate rent’ categories of the Tool. 

 
159. Figure 20 (below) shows the ratio of market and affordable housing for Scenario 3: 

Anticipated economic future and Scenario 4: Better than anticipated economic future for 
the TAYplan-wide Joint HNDA (2013). These two scenarios are closest to the TAYplan 
aspirations for growth and were also considered to be most realistic and likely to take 
place by Oxford Economics in the TAYplan Economic Outlook (2014).  

 
160. The marginal differences in Figure 20 result from slightly different market and 

economic assumptions being applied to each scenario but the number of newly arising 
households and backlog housing need for each scenario is identical.  

 
Figure 20: Ratio of market to affordable housing based on the TAYplan-wide Joint 
HNDA (2013) outputs at (2012-32) at constituent authority level 

 
% Market % Affordable 

Angus 
HNDA Tool output Scenario 3 47.1  52.9  

HNDA Tool output Scenario 4 48.4  51.6  

Dundee City 
HNDA Tool output Scenario 3 44.1  55.9  

HNDA Tool output Scenario 4 45.2  54.8  

North Fife 
HNDA Tool output Scenario 3 56.8  43.2  

HNDA Tool output Scenario 4 58.8  41.2  

Perth & Kinross 
HNDA Tool output Scenario 3 56.6  43.4  

HNDA Tool output Scenario 4 57.1  42.9  

TAYplan 
HNDA Tool output Scenario 3 52.7  47.3  

HNDA Tool output Scenario 4 53.7  46.3  
Source: TAYplan-wide Joint HNDA (2013) 
Note:  
Elsewhere outputs expressed as figures rounded to nearest 5 homes. Here they are not rounded. 
These outputs exclude any assumptions about welfare reform. 

 
Implications of these ratios of market and affordable housing 

161. The TAYplan-wide Joint HNDA (2013) recognised that the ratios of market to 
affordable housing set out in Figure 20 (above) would not be deliverable in full through 
the market sector. This is because in some instances the ratio is almost 1:1. Therefore 
the TAYplan-wide Joint HNDA (2013) considered the implications of running the policy 
approach of Scottish Planning Policy (then 2010). This was designed to mimic practical 
circumstances where 25% of market housing sites would be provided for affordable 
housing. This continues under Scottish Planning Policy (2014) paragraph 129. 
 

162. Firstly the TAYplan-wide Joint HNDA (2013) considered that that market housing 
output from the CHMAs HNDA Tool would represent the 75% part of the ratio. A share of 
the affordable housing output from the CHMA Tool would then make up the 25% part of 

http://www.tayplan-sdpa.gov.uk/project/157
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the ratio. Figure 21 shows this for Scenarios 3 and 4. Here the market housing is 
represented by the blue and the affordable housing by the yellow bar. 

 
163. The central observation from this part of Figure 21 is that not all of the affordable 

housing could be delivered through the market sector. Although the scale varies at 
TAYplan level around two thirds of the identified need for affordable housing would need 
to be achieved through other means. Given austerity measures and tighter borrowing it 
was considered that many of these homes would not be built. 

 
164. A second approach was then examined based on considerations of welfare reform 

(discussed in more detail below). This second approach, also examined in Figure 21, 
applies the same 75:25 ratio of market to affordable homes. However, this time it is 
applied to the total output of new homes. This effectively changes the tenure mix.  

 
165. There is only one bar for each area here because the total house building figures for 

scenarios 3 and 4 were identical. The central observations here are that it would be 
possible to deliver more market housing and more affordable housing under this 
approach. This would mean that more affordable homes could be provided. It would also 
suggest that more market homes (including private rent) would be available to meet 
need and demand for new homes. 

 
Figure 21: 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% 

 
Source: TAYplan-wide Joint HNDA (2013) 
 
Note:  
-Elsewhere outputs expressed as figures rounded to nearest 5 homes. Here they are not rounded. 
-Scenario 2 is the planned build rates (rounded to the nearest 5 homes) for each council are within TAYplan in the approved 
TAYplan (2012) Policy 5. 
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Factors driving these considerations 
166. The two approaches shown in Figure 21 (above) represent different ways of applying 

national policy. Applying the 75% market homes to 25% affordable homes ratio to the 
total (Figure 20) represents a pragmatic approach. It is one way of delivering more 
homes and also of using the market to ensure that more of them are affordable. 
However, applying this 75:25 ratio to the total new homes figure offers a pragmatic way 
of considering the implications of welfare reform and other market factors which cannot 
easily be quantified. 
 

167. The key drivers behind this relate to the way in which the CHMAs HNDA Tool 
considers factors such as welfare reform. The TAYplan-wide Joint HNDA (2013) needed 
to consider many aspects of the future market, including welfare reform, outside the 
HNDA Tool. This is because it was not possible to quantify and reasonably justify any 
alteration to the HNDA tool variables that affect this. The reasons for this include that 
impacts of welfare reform will vary from person to person and from place to place over 
the 20 year time span that the HNDA examined. However, these considerations were 
built into the 75:25 market to affordable housing ratio analysis described above in Figure 
21.  
 
Welfare reform and the social rented sector 

168. Although it was not possible to quantify and reasonably justify the implications of 
welfare reform and market changes the direction of these changes was clear: 

 Welfare reform will limit the state benefits entitlement of many individuals. This will 
reduce spending power and will mean that the affected households are likely to 
spend a greater proportion of their incomes on housing than at present. 

 This means that the social rented sector will continue to meet the needs of some 
households but not others. 

 Ultimately this means that the profile of those using social rented housing is likely in 
future to be made up of people who spend in excess of 35% of their income on 
housing. Therefore 35% will no longer be the lowest proportion of income that people 
in the social rented sector spend on housing, it will be higher. However, it is not 
possible to conclude whether this will shift to e.g. 37%+, 40%+, 50%+ or even higher 
proportions of their income on housing. Inevitably this will also vary across and within 
housing market areas. 

 
Private rent and home ownership 

169. Market recovery and the emergence of policies aimed to enable home purchase, 
such as ‘help to buy Scotland’ may assist some to shift from private rent to the purchase 
sector. However, this is also tempered by more stringent lending requirements, 
particularly the newer requirements to assess affordability of mortgages in more depth. 
These may not prevent borrowing but they may limit the available capital which could, 
ultimately have an identical effect. 
 

170. The ability to shift tenure out of private rent is most likely to be experienced by those 
whose incomes have enabled them to save deposits and/or can obtain a mortgage high 
enough to cover the value of the home. Affordability analysis in the TAYplan-wide Joint 
HNDA (2013) concluded that those in lowest quartile income groups would be least able 
to purchase lowest quartile homes, even with ‘help to buy’. This is likely to mean that the 
majority of those in the private rental sector who can change tenure will be the more 
affluent groups shifting to home purchase. 
 

171. Furthermore an overall improvement in the economy may open up the possibility of 
direct entry into the purchase sector but is unlikely, on its own, to lead to a revolution in 
home ownership without broader fiscal alterations to money lending and financial risk, as 

http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157


Page 53 of 67 

 

well as house prices. This suggests a stronger role for the private rented sector in the 
future market. 

 
Impact on the private rental sector and the intermediate sector 

172. As a result of the changes above it is likely that both the private rented and 
intermediate rented sectors will become more significant. It is likely that the private 
rented sector will serve a mixture of would be home purchasers and those for whom 
social rent or home purchase is not an option.  
 

173. This is likely to mean that the average proportions of household income spent on 
housing in the private rented sector will increase. Although this may be tempered by any 
increase in supply. It is also likely that the intermediate rented sector will play a 
prominent role in meeting the housing needs of those who would otherwise have used 
the social rented sector.  

 
Overall implications of welfare reform and a changing market 

174. Together these factors mean that the private rented sector will play an increasingly 
important and more prominent role in the housing market. Although the tenure mix ratios 
in Figure 21 (above) do not fully reflect welfare reform, they do at least illustrate the 
continued need for new affordable homes to be provided. The greater importance of the 
private rented sector also means that the market sector as a whole will have a stronger 
role in providing for the needs of more people. However, the market sector will also 
continue to need to deliver affordable housing. 

 
What ratio should the next TAYplan plan for? 
175. The section above has outlined a series of factors which vary from person to person 

and from place to place. However, it is clear that the ratios set out in Figure 20 do not 
properly consider welfare reform and other market changes, but they do show the 
significant need for affordable housing. It is clear from subsequent work into welfare 
reform that the private rented sector will play a stronger role in the market. It is also 
apparent that applying a 75% market to 25% affordable housing ratio to the total number 
of new homes would deliver more market and more affordable homes. 
 

176. From both a qualitative and a statistical perspective this suggests that applying the 
75% market to 25% affordable ratio to the total level of house building is a more 
reasonable reflection of the impacts of market change and welfare reform. It also 
appears to be a more pragmatic approach because, at least in theory, it suggests that all 
of the need and demand for new homes could be delivered through the market. This 
would provide more market housing, to meet the increased demand for private rented 
homes that is anticipated. In so doing it could also provide the capability for a greater 
quantity of affordable housing to be delivered from market sites. This again reflects the 
austerity measures which continue in government limiting funding availability to meet any 
residual affordable housing requirement. 
 

177. There is therefore an affinity between deploying a 75%:25% ratio and achieving the 
scale of new homes needed with a deliverable and achievable level of affordable 
housing. This also appears to respond to the conclusions of welfare reform and other 
market factors which suggest a more prominent role for the private rented sector.  

 
178. It is also clear from this work that the scale of need for affordable homes is greater 

than 25%. It is reasonable therefore to plan at TAYplan level for housing land 
requirements to be made up of approximately 75% market housing and 25% affordable 
housing. 
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179. However, this is approximate because Local Development Plans and Local Housing 
Strategies will work jointly to tackle specific issues with individual market areas, 
settlements, neighbourhoods and sites. As such it would be possible for them to justify 
variations to this based on local circumstances.  

 
Implications for house building 

180. As noted above the private rented sector will play a more prominent role in the 
housing market. In reality this means that an increasing share of market housing will be 
purchased for the purpose of renting. This fundamentally changes the nature of housing 
demand in the market because those who demand private rented homes are supplied 
with their homes by virtue of another person or business choosing to buy it and rent it 
out.  

 
181. This requires a wholescale evolution in how private rented homes are provided and 

will be reliant on more individuals (including one-time and multiple property developers) 
obtaining buy-to-let mortgages. The recent impacts of the downturn on the lending 
market present on-going challenges to this. Similarly there will be a need for larger 
business organisations to get involved in the private rental market. At present these only 
have a limited presence. Thirdly there will also need to be a variety of different types and 
sizes of homes in the private rented sector. This could be limited by the practicalities for 
large businesses of managing multiple properties and by the popular culture of property 
development in the last housing boom to subdivide larger buildings into flats to maximise 
profits. 

 
182. This will have an impact on the pace of transition from presently low to higher rates of 

house-building and the types of product provided. This is because the nature of meeting 
increased demand in the private rented sector from lower income groups is complex and 
relies on broader decisions of investors rather than those who demand the product 
themselves. 

 

Conclusion  
183. Overall it is not possible to predict statistically with any justifiable accuracy what any 

alternative ratio of market to affordable housing should be. However, it is clear from 
Figure 20 (above) and the work in the TAYplan-wide Joint HNDA (2013) that the 
proportion of affordable housing sought from market sites should be no less than 25%. 
Similarly the practical advantages of applying the 75:25 ratio to the total housing land 
requirement are clear and compelling. Therefore 25% of the housing land requirement at 
the TAYplan level should be affordable for the first 12 years of the Plan (2016-28). 

 

  

http://www.tayplan-sdpa.gov.uk/project/157


Page 55 of 67 

 

Sustainable Growth Strategy  
 

Introduction 
184. The vision in the approved TAYplan (2012) focuses on improving quality of life 

through sustainable economic growth, better quality places and effective resource 
management. This will be achieved by ensuring that the location, design and layout of 
development do not place an unacceptable burden on planet Earth. This approach is not 
proposed to change.  
 

185. A sustainable growth strategy involves a sustainable pattern of development which 
focuses the majority of growth in principal settlements as per approved TAYplan (2012) 
Policies 1 and 5. It also seeks to avoid major housing development outside of them, in 
particular approved TAYplan (2012) Policy 5 ensures that housing development is limited 
in areas surrounding Dundee and Perth Core Areas including in the Carse of Gowrie. 
However, there are three issues affecting the delivery of a sustainable growth strategy 
that were considered in the TAYplan Main Issues Report (2014) and were presented in 
Topic Paper 2: Growth (2014) as set out below: 

 

Issue 1: Perth & Kinross Part of the Greater Dundee Housing Marker Area 
The identified need and demand for new homes in the Perth & Kinross part of the 
Greater Dundee Housing Market Area could not be met within Invergowrie (the only 
principal settlement). In response TAYplan could either: 
a) accept this meaning that Perth & Kinross Council would need to allocate housing 

land in small villages and the countryside within its part of the Greater Dundee 
Housing Market Area and accept the risks originally concluded in the TAYplan 
Strategic Environmental Assessment (2010); or, 

b) follow the strategy and current policy framework in approved TAYplan (2012) 
Polices 1, 5B and 5C – to which no change is proposed – and accommodate much 
of this need and demand for new homes in other parts of the Dundee Core Area; 
namely the Dundee City part. 

 

Issue 2: Effectiveness of housing sites in the Greater Dundee Housing Market 
Area  
When sites outwith the Dundee City part of the Greater Dundee Housing Market Area 
become non-effective and no appropriate alternative site(s) can be found then TAYplan 
could either: 
a) accept this meaning that the respective councils would need to approve 

replacement site(s) in locations which conflict with the strategy resulting in sub-
optimal outcomes; or, 

b) follow the strategy and current policy framework in Polices 1, 5B and 5C of the 
approved TAYplan (2012) – to which no change is proposed – and accommodate 
this need and demand for new homes in the Dundee City part of the Dundee Core 
Area. 

 

Issue 3: Responding to serious environmental and infrastructure constraint 
When serious cases of environmental or infrastructure constraint arise and limit the 
ability of a Local Development Plan to focus development in the principal settlement(s) 
of one housing market area, 10% of the housing land requirement can be shared 
between one or more neighbouring housing market area in the same authority. This 
must be backed up by appropriate justification. TAYplan could either: 
a) continue with this approach using 10%; or, 
b) continue the principal of this approach but increase the scale of housing land 

requirement that could be shared from 10% possibly up to 25%. 
 

http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Topic_Paper2_GrowthStrategy.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/TAYplan_SEA_Environmental_Report_April_2010.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/TAYplan_SEA_Environmental_Report_April_2010.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
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186. Issues 1 and 2 are solely related to the Greater Dundee Housing Market Area and 
nowhere else in the TAYplan area. Issue 3 relates to all 11 housing market areas. 
 
Issues 1 and 2 - Greater Dundee Housing Market Area 

187. The Greater Dundee Housing Market Area is the only housing market area in 
TAYplan that covers parts of more than one council. Dundee Core Area, constituted of 
several principal settlements making up the largest urban area in TAYplan, is wholly 
within the Greater Dundee Housing Market Area and also covers parts of all four council 
areas. For these reasons planning for new homes and delivering Policy 1 are cross-
boundary issues for the Greater Dundee Housing Market Area. 

 
188. In both Issues 1 and 2 (above) TAYplan did not consider Points ‘A’ (see preceding 

page) to be either practical or reasonable as options. TAYplan therefore proposed Points 
‘B’ as the appropriate and preferred solutions to the stated problems. Those who 
responded to these issues during the TAYplan Main Issues Report (2014) consultation 
were broadly supportive of this approach and the reasons for it. Those who opposed it 
principally did so on the basis of the following reasons: 

 
Nature of opposition to proposal TAYplan response 

Support smaller settlements 
The argument centres around Dundee 
already being the focus for growth and 
the need to provide for sustainable 
small settlements. 

Policy 1 already includes the ability to provide new 
development outside of principal settlements to meet local 
needs and this is not proposed to change. However, 
planning for equivalent to 800 homes in the Perth & Kinross 
part of the Greater Dundee Housing Market Area would 
present significant implications for delivering a sustainable 
growth pattern and would be contrary to the approach 
already set out in approved TAYplan (2012).  

Meet need and demand where it 
arises 
The argument centres around the 
proposal failing to meet need and 
demand in the place where it arises. 

The approach to all housing market areas based on the 
strategy is about ensuring that need and demand originating 
in one housing market area is met within the most 
sustainable locations within that same housing market area. 
The proposed approach delivers this given the cross 
boundary nature of the Greater Dundee Housing Market 
Area, the alternatives do not. 

Limitations of land availability, 
particularly brownfield land in 
Dundee City 
The arguments centre on claims that 
Dundee is not somewhere developers 
wish to build, that many sites are not 
effective and are constrained and that 
greenfield land will be needed to 
accommodate the additional growth. 

There continues to be strong developer interest in Dundee 
City including at Dundee Western Gateway Strategic 
Development Area. The Dundee Housing Land Audit 
confirms that there are numerous effective sites. Many of the 
brownfield sites are in council ownership with few access or 
service constraints. The stipulations of the proposed 
approach do not require all of the additional homes to be on 
brownfield land but instead recognise the greater likelihood 
of this, if they are accommodated in Dundee City as 
opposed to elsewhere.  

It would restrict growth 
This argument centres on claims that 
the proposal would restrict growth.  

TAYplan does not agree that this restricts growth because it 
does not prevent it taking place. Instead the proposal 
ensures it takes place in the most sustainable locations 
within the same housing market area from which it 
originated. The alternative does not. This also reflects the 
vision and broader outcomes sought by the Plan. 

Proposed alternative locations 
Several respondents promote sites in 
which they have a commercial 
interest. Some of these are within 
Dundee City and others surround it.  

It will be for Dundee City Council to determine the most 
appropriate land to allocate in its future Local Development 
Plans in accordance with TAYplan and other appropriate 
considerations. However, large sites outside of Dundee 
Core Area are likely to conflict with approved TAYplan 
(2012) Policies 1 and 5. As such they are unlikely to be 
appropriate locations for future development.  

 

http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
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189. In essence the opposing arguments stem from those with commercial or land 
interests in the areas affected and would mean these interests may not be realised. 
Alternatively they are based on recent delivery rates in Dundee City (recorded in housing 
land audits) arguing that this demonstrates the proposed approach to be unworkable or 
inappropriate. TAYplan considers the arguments in favour of a sustainable growth 
strategy to be far more persuasive. This is particularly because the proposed approach is 
to meet the identified need and demand within principal settlements. This is the same 
approach that is being applied to all other housing market areas the only difference being 
that the Greater Dundee Housing Market Area requires a strategic response because it 
transcends council boundaries. 

 
190. The purpose of the strategic development plan is to deliver a vision. The vision for 

the Proposed TAYplan (2015) will not alter from the approved TAYplan (2012) and, as 
such, much of the requisite strategy and policy framework required to deliver this 
remains unchanged too. Therefore failing to take the proposed approaches would limit 
the capacity to deliver the strategy required to achieve the vision. 

 
191. The strategy itself was born out of the vision and was tested using a Strategic 

Environmental Assessment in 2010. This concluded specifically that major development 
along the Carse of Gowrie between Dundee and Perth was the least favourable 
environmental option. Planning for the alternatives to the preferred options would 
therefore represent the least favourable environmental position and deliver sub-optimal 
outcomes that are least capable of supporting the vision. 

 
192. From a broader perspective accommodating new homes in other small villages and 

countryside locations on the periphery of the Dundee Core Area continues to contradict a 
strategy designed to promote growth and regeneration of the Dundee Core Area 
(particularly the Dundee City part) and to protect the countryside. Such an approach 
would contribute to the sub-urbanisation of the countryside in a pressurised area which is 
also contrary to the policy intentions set out in Scottish Planning Policy (2014). 

 
193. The existing policy framework in approved TAYplan (2012) Policy 5B already enables 

Dundee City to accommodate more homes than currently planned, provided other 
components of the plan are met.  

 
194. It has also become clear that any framework for transferring house building into 

Dundee City where land in other parts of the Greater Dundee Housing Market Area 
becomes non-effective could bring procedural complexities that are difficult to operate. 
These include the circumstances in which the policy is triggered, how it would operate 
and how long it would need to operate for.  

 
195. The effectiveness of land on a geographical basis is currently judged at housing 

market area level and therefore the Greater Dundee Housing Market Area should be no 
different. At present each of the four councils prepares annual housing land audits which 
cover locations that are within the Greater Dundee Housing Market Area. However, there 
is no specific publication for drawing together this information at present. An annual 
exercise to bring together this information by combining the relevant part of the 
respective housing land audits would need to be prepared. This would then present a 
picture of the scale of effectiveness within the whole of the Greater Dundee Housing 
Market Area. Updating this annually, following the publication of the respective council 
housing land audits, would enable a continued understanding of effectiveness of housing 
land, including an indication of where any land has become non-effective. This will 
reveal, for example where there is any excess of effective housing land within the 
Dundee City part of the Greater Dundee Housing Market Area. 

 

http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/TAYplan_SEA_Environmental_Report_April_2010.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/TAYplan_SEA_Environmental_Report_April_2010.pdf?download=1
http://www.scotland.gov.uk/Resource/0045/00453827.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
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196. Overall for issues 1 and 2, the central objective is to have a sustainable growth 
strategy which delivers a sustainable pattern of development. This is about achieving the 
vision which is about planning for growth but not at any cost.  

 
197. Transferring 35 homes per year to Dundee City from the Perth & Kinross part of the 

Greater Dundee Housing Market Area is a far better way of delivering this than simply 
accepting peripheral and countryside development, however preferable the later may be 
to those who stand to gain from it. The arguments put forward to oppose the preferred 
approach are less persuasive than those which support it and therefore TAYplan 
proposes to put its preferred options into effect in the Proposed TAYplan (2015). 

 
198. Although Dundee City will continue to be able to accommodate more homes than 

planned for there also needs to be a mechanism in place to measure and understand the 
scale of effective housing land within the Greater Dundee Housing Market Area. This 
must be in place to inform any subsequent policy choice about the location of new 
development and to avoid potentially un-necessary operational complexities and 
uncertainties. Achieving this will also provide an appropriate evidence base of several 
years to inform the third Strategic Development Plan and any approaches its Main 
Issues Report will need to consider regarding the future growth of Dundee. The 
Proposed TAYplan (2015) should therefore focus on these two aspects of Policy to 
ensure a sustainable pattern of development results. 

 
Issues 3 – environmental and infrastructure constraints 

199. The current system involves planning authorities identifying issues of environmental 
or infrastructure constraint and presenting appropriate justification to support a shift of 
housing land requirement to one or more neighbouring housing market areas. This is 
currently limited to 10%. The Perth & Kinross Local Development Plan (2014) put this 
into effect by accommodating some of the housing for the Kinross Housing Market Area 
in the neighbouring Perth Housing Market Area. This centred on the capacity of Loch 
Leven to accommodate additional growth in Kinross, the only principal settlement within 
that area. 
 

200. The proposal put forward at TAYplan Main Issues Report (2014) stage asked 
whether it would be appropriate to increase the scale of housing land requirement that 
could be transferred. Although no specific level was proposed this was limited to a 
maximum of 25%. This limit recognised that there remains an underlying housing need in 
any area. Transferring too much of the housing land requirement could have adverse 
consequences for this. 
 

201. TAYplan’s preferred option in the TAYplan Main Issues Report (2014) was to 
increase the proportion that could be transferred. This could have been applied 
universally or on a limited basis but the question was left open to enable respondents to 
give their views. 

 
202. Although some respondents supported the idea of an increase in flexibility many 

more considered there to be limited evidence upon which to justify an increase. Others 
considered that meeting need and demand where it arose to be fundamental. Although 
they accepted this could not always be done they argued that the current 10% was 
appropriate to cope with this. 

 
203. TAYplan considers that in many instances development can be accommodated by 

mitigating environmental and infrastructure constraints or by locating in other parts of the 
same housing market area with more limited risks. However, the approach remains 
relevant and important. TAYplan considers that there are limited circumstances in which 
the approach would be applied and only a small share of these may require an increase 

http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.pkc.gov.uk/Local-Development-Plan
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
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in the scale of flexibility from 10%. It would therefore be most appropriate to enable an 
increase in this flexibility for areas where this can be justified rather than applying a 
blanket increase in areas where it is not needed. 

 
204. Recent experience in Highland Perthshire has shown that there are significant 

constraints affecting the delivery of new homes in principal settlements. These are driven 
by a mixture of factors. Highland Perthshire is an area which contains a significant 
number of landscape and habitat designations that are geographically large. It is also a 
mountainous area whose topography and terrain has a limiting effect on site capability. 
There are also flood risk areas on flatter ground. These conspire to limit either the 
effectiveness or the ability to deliver some sites for new homes. Evidence for land 
allocations for the Perth & Kinross Local Development Plan (2014) considered the 
impacts of sensitivities (primarily protected habitats and landscapes) and also flooding. 
Flood risk is likely to have increased when considering the updated SEPA flood risk 
maps.  

 
205. Of the 151 sites submitted to Perth & Kinross Council (112 for residential and 39 for 

non-residential) only 17 were taken into the Local Development Plan (wholly or partly) 
either as an allocation or within the respective settlement boundary. 23 sites were 
outside of the settlement boundaries and therefore failed to meet the spatial strategy, 14 
were not included due to removal of settlement boundaries and 22 were considered as 
small sites (capable of delivering 5 or fewer homes). 30 sites were affected by specific 
constraints including: access, flooding, ancient woodland, pipelines, designed gardens 
and landscapes, drainage, topography, noise (A9), visual impact on nature designations 
(Tay Special Area of Conservation, Sites of Special Scientific Interest etc.), loss of 
amenity historic and archaeological interest and loss of woodland. These are all 
considerations required under Scottish Planning Policy (2014) (and 2010), approved 
TAYplan (2012) Policy 3, as well as other policies in the Local Development Plan. 2 
small settlement extensions of around 10-15 homes were also not taken forward. 
Considering these sites in relation to the principal settlements the work concluded that: 

 In Aberfeldy 67% of sites experienced 1 or 2 sensitivities and 12% experienced 3 or 
more sensitivities leaving 21% which experienced none.  

 In Pitlochry 58% of sites experienced 1 or 2 sensitivities and 25% experienced 3 or 
more. This left 17% of sites with no sensitivities. 

 In Dunkeld 33% of sites experienced 1 or 2 sensitivities and 63% experienced 3 or 
more sensitivities leaving 4% which experienced none. 

 Similar proportions were observed in smaller settlements, for example 69% of sites in 
Kenmore experienced 3 or more sensitivities. 

 
206. This provides persuasive evidence that there are considerable environmental and 

infrastructure constraints in Highland Perthshire Housing Market Area. These are driven 
by the need to protect a series of valuable assets, the avoidance of risk and the sparsely 
distributed population and infrastructure. Highland Perthshire is also one of the least 
‘self-contained’ housing market areas in the TAYplan region. This is because almost as 
many house purchases are made by people from within the housing market area itself or 
areas which share a land boundary as there are from other areas. It is also heavily 
influenced by the second home market.  

 
207. Other housing market areas do not experience the same concentration of 

environmental designations, topography, infrastructure constraint and flood risk. This 
confirms that Highland Perthshire Housing Market Area experiences significant 
environmental and infrastructure constraints that have a strong likelihood of requiring a 
policy response that shifts some of the housing land requirement to a neighbouring 
housing market area(s). The scale and impact that these constraints have had in 

http://www.pkc.gov.uk/Local-Development-Plan
http://www.scotland.gov.uk/Resource/0045/00453827.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Approved_TAYplanSDP_June2012_0.pdf
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preparing the Perth & Kinross Local Development Plan (2014) is significant and an 
increase from 10% to a higher proportion would assist in responding to these unique 
pressures. 

 
208. Between 2008 and 2010 44% of house purchases in Highland Perthshire originated 

within Highland Perthshire and 9% in neighbouring market areas. The remainder 
originated elsewhere. This means that Highland Perthshire experiences considerable 
mobile demand and one of the lowest levels of self-containment of any housing market 
area in TAYplan. It also experiences amongst the highest proportions of second home 
ownership in the TAYplan area. This suggests that sharing some of the housing land 
requirement amongst neighbouring housing market areas would pose a lower risk of 
adverse consequences for meeting identified need than would be the case in a housing 
market area with higher levels of self-containment. This also provides some justification 
to support an increase in the level of flexibility in Highland Perthshire. 

 
209. Overall this collection of circumstances suggests that Highland Perthshire is distinctly 

different to other housing market areas in terms of the multitude of likely, potential 
constraints and the impacts that any increase would have on its housing market. As such 
this justifies a higher level of flexibility to share housing land requirement with one or 
more neighbouring housing market areas in Perth & Kinross. However, determining the 
specific scale of increase is not a straightforward scientific calculation. It is very difficult 
to argue that an increase to e.g. 13% is better or worse than an increase to 14% or 12%. 
Therefore it is more reasonable to consider this in blocks of 5%. Such an approach also 
readily helps to understand whether the flexibility has been doubled for example. 

 
210. There are three neighbouring housing market areas, Strathearn to the south, Greater 

Perth to the south east and Strathmore & Glens to the east. Applying the current 
flexibility of 10% would be equivalent to transferring a housing supply target of 180 
homes (or 9 homes per year 2016-36) for TAYplan Main Issues Report (2014) Option 1. 
This means that 180 homes (2016-36) plus a generosity margin of 10%, would be 
transferred to one of these housing market areas or shared between them in some way. 
There is a limit to the additional homes that could be accommodated by neighbouring 
housing market areas whilst themselves delivering development in principal settlements. 

 
211. Although the circumstances described above justify an increase they do not 

necessarily justify doubling (20%) or more than doubling (25%) the proportion of housing 
land requirement that can be shared with one or more neighbouring housing market 
areas. Doing so would result in sharing in the order of 360 homes plus generosity (2016-
36) for 20% or 450 homes plus generosity (2016-36) for 25%.  

 
212. This represents between a fifth and a quarter of Highland Perthshire’s housing supply 

target/land requirement. To put this in context the recipient housing market areas, if one 
was to accommodate all of this it would represent a maximum of: 

 15% of Strathearn’s housing supply target/land requirement as extra.  

 14% of Strathmore & Glens’ housing supply target/land requirement as extra. 

 4% of Greater Perth’s housing supply target/land requirement as extra. 
These maximums would only apply if the respective housing market area was to 
accommodate all the shared housing land requirement based on a flexibility of 20% or 
25%. 

 
213. Even if these proportions were to be lowered by sharing the additional homes 

between more than one of the market areas this is still considered to be too high. This is 
because the risks may well result in significant additional pressures to the respective 
housing market areas. This could result in knock-on constraints and may affect the ability 

http://www.pkc.gov.uk/Local-Development-Plan
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
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to focus the majority of development in principal settlements in these neighbouring 
housing market areas. It is therefore considered more reasonable to increase from 10% 
to 15%. This constitutes a 50% increase, and balances the need for more flexibility in 
recognition of specific constraints with the associated practicalities of transferring a large 
share of housing into these neighbouring areas. 

 
214. The proposed TAYplan 2015 should therefore retain the current approach allowing 

up to 10% of the housing land requirement for one housing market area to be shared 
with one or more neighbouring housing market areas in response to serious cases of 
environmental or infrastructure constraint. However, for Highland Perthshire housing 
market area this will be increased to 15%. 

 

Conclusion 
 
Greater Dundee Housing Market Area 

215. There is no better alternative policy approach than to plan for 35 homes per year to 
be transferred to Dundee City from the Perth & Kinross part of the Greater Dundee 
Housing Market Area. The Proposed TAYplan (2015) should therefore accommodate 35 
homes per year from the Perth & Kinross part of the Greater Dundee Housing Market 
Area in neighbouring Dundee City. The proposed approach meets the needs and 
ambitions of the vision by planning for growth but it also recognises that this cannot be at 
any cost and proposes a clear and logical framework to enable this to happen. 
 

216. Dundee City only should continue to be able to plan for higher levels of growth than 
set out in the Plan. However, it is now clear that a method of properly understanding the 
scale of effective housing land within the Greater Dundee Housing Market Area is 
needed. Policy must therefore concentrate on both of these factors to provide both the 
evidence and the mechanism to ensure a sustainable pattern of development.  

 
Increasing flexibility to respond to environmental or infrastructure constraints  

217. The Proposed TAYplan (2015) should continue to enable councils to plan for some of 
the need and demand of one housing market area in neighbouring ones where there are 
cases of serious environmental or infrastructure constraint. There is no evidence to 
support an increase in the proportion of housing land requirement that can be shared for 
all housing market areas in TAYplan. This should therefore remain as 10% of housing 
land requirement from the origin housing market area. However, it should increase to 
15% for Highland Perthshire only in recognition of the unique scale of environmental and 
infrastructure constraint and the nature and operation of that housing market area. 

  

http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/ProposedPlanMay2015.pdf?download=1
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Conclusions and Recommendations 
 

This section 
This section summarises the key findings and conclusions from this paper. It then makes 
recommendations based on these for the next TAYplan. 
 

Housing Supply Targets 
 

A. Transition to 
higher build 
rates 

Home building rates in both TAYplan Main Issues Report (2014) Options 
remain considerably higher than current build rates. Therefore a 
significant transition to higher build rates must take place but does not 
yet appear to have commenced in earnest.  
 
The complex and inter-related factors necessary to bring about 
increased build rates will also take time to transition. Whilst the 
economic outlook is improved and general confidence is growing the 
transition itself still needs to gather pace and occur. This remains a 
significant undertaking and will mean that build rates are lower than 
planned for in the early years of the Plan. 
 
The original observations made in Topic Paper 2: Growth Strategy 
(2014) and summarised in the TAYplan Main Issues Report (2014) 
regarding this transition remain relevant and current. The transition to 
higher build rates will be a significant driver of future delivery and remain 
an important consideration in planning for housing supply targets and 
housing land requirements. 
 
It is still anticipated that build rates early on will be lower than those in 
later years. It is considered possible for the TAYplan Main Issues Report 
(2014) build rates to be reached or almost reached for Angus, Dundee 
City and North Fife during the first 12 years of the Plan. For Perth & 
Kinross, however, delivering either TAYplan Main Issues Report (2014) 
Options 1 or 2 present significant challenges and may well not be 
delivered in full. 
 

B. The economy 
and housing 
market 
 

There continue to be grounds for optimism about the UK and Scottish 
economies. Although the recovery is underway and gathering pace it 
remains fragile, does not yet cover every sector and is being 
experienced differently in different areas. 
 
The housing market is beginning to become more active with more sales 
and, although there has been some growth in house prices, these have 
broadly fluctuated and have changed little since their slight fall after 
2007 until a rise at the start of 2014.  
 
This provides persuasive evidence that the economic and broader 
housing market assumptions in the TAYplan-wide Joint HNDA (2013) 
remain appropriate and that the scale of transition required from 
presently low house building rates remains an important challenge for 
the future. This challenge requires broader changes beyond land 
allocations and relies on wider confidence in the construction and land 
sectors. It will take time and the original recognition and appraisal of 
these factors remain relevant and current. These are strongly connected 
to the conclusions on build rates above and are a major influence on 
housing supply targets and housing land requirements.  
 

http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Topic_Paper2_GrowthStrategy.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/Topic_Paper2_GrowthStrategy.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/project/157
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C. Demographic 
and household 
changes 

The 2012-based population and household projections show that Perth 
& Kinross is anticipated to see significant and continued growth in 
population and the number of households. However, the growth 
trajectory and associated scale of change is less significant than 
projected in the preceding 2010-based projections. For Angus and North 
Fife the trajectory under the 2012-based projections also falls slightly. 
For Dundee City the trajectory increases compared with the 2010-based 
projections.  
 
The reasons for this are that the 2012-based projections are almost 
wholly based on post-recession trends. Previous projections continued 
to reflect many of the trends observed during the housing boom. The 
2012-based projections also take account of more accurate statistical 
data taken from the 2011 Census which more accurately inform 
household formation and other important factors. The previous 2010-
based projections were informed by estimates using the 1991 and 2001 
Census. 
 
This means that the total number of newly arising households over the 
first 12 years of the next TAYplan (2016-28) is expected to be slightly 
lower than the equivalent figures which informed the TAYplan-wide Joint 
HNDA (2013). 
 
This suggests that planning for housing supply targets similar to 
TAYplan Main Issues Report (2014) Option 1 for Angus and North Fife 
remain reasonable.  
 
For Dundee City the house building rates in TAYplan Main Issues 
Report (2014) Option 1 are now likely to result from a lower migration 
trajectory under the 2012-based projections than had previously been 
thought. 
 
This suggests that planning for housing supply targets similar to 
TAYplan Main Issues Report (2014) Option 1 for Perth & Kinross are 
more closely aligned with the 2012-based household projections than 
Option 2. The circumstances required to deliver Option 2 now exceed 
even the high migration variant of the 2012-household projections. This 
suggests that option 2 would be driven by levels of migration which were 
ruled out by the TAYplan-wide Joint HNDA (2013) on economic 
grounds. There is no evidence to suggest that these economic and 
market considerations have changed in ways that would justify higher 
migration assumptions. 
 
This provides persuasive evidence that TAYplan Main Issues Report 
(2014) Option 2 is based on circumstances that are unlikely to take 
place within the first twelve years of the next TAYplan. 
 
Overall Main Issues Report (2014) Option 1 provides the most 
reasonable and well evidenced position to plan for housing supply 
targets. However, these suggest significant implicit generosity for Perth 
& Kinross. 
 

D. Proportion of 
generosity for 
housing land 

Generosity in the housing land requirement is about ensuring there is 
enough choice and flexibility in land supply to support the delivery of 
housing supply targets. There is no wrong answer but Scottish Planning 
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requirement Policy (2014) requires this generosity to be between 10% and 20% of 
housing supply targets. 
 
There is no evidence to suggest that any other housing market area or 
council area within TAYplan should plan for more than 10% generosity. 
However, there are strong indications that the anticipated build rates 
mean there is considerable implicit generosity with the Perth & Kinross 
housing supply target based on TAYplan Main Issues Report (2014) 
Option 1. 
 
All housing market areas and council areas currently plan for land 
supplies which would be generous compared with TAYplan Main Issues 
Report (2014) Option 1. However, for Perth & Kinross the housing 
supply targets and housing land requirement should be identical to 
overcome the implicit generosity. There is also no evidence to suggest 
providing 10% generosity would bring any greater likelihood of achieving 
the housing supply targets in TAYplan Main Issues Report (2014) Option 
1. 
 
Dundee City is the only area likely to experience issues that justify a 
higher level of generosity for its housing land requirement. However, 
limiting this to 20% may be counter-productive. Therefore it should be at 
least 10% and Dundee City can continue to plan for levels of house 
building that exceed the housing supply targets. 
 

Overall for 
housing supply 
targets and 
housing land 
requirement. 

These factors suggest that the assumptions which constructed the 
scenarios and the subsequent conclusions of the TAYplan-wide Joint 
HNDA (2013) remain appropriate. They also suggest that the 
subsequent policy assumptions also remain relevant. The main 
questions are about the scale of new house building that should be 
planned for in Perth & Kinross and how much of the housing land 
requirement for TAYplan should be affordable housing. 
 
The evidence persuades us that it is more reasonable and realistic to 
plan for TAYplan Main Issues Report (2014) Option 1. This reflects the 
original assumptions of the HNDA scenarios but reflects the 2012-based 
household projections. Option 2 would now require far higher levels of 
migration that are not consistent with the original scenario assumptions 
in the HNDA. 
 
The housing supply target under Option 1 for Perth & Kinross and the 
other three council areas within TAYplan is capable of accommodating 
all of the identified demand for market homes either with or without the 
assumptions made for welfare reform.  
 
All of the factors considered here are consistent with Scottish Planning 
Policy (2014). 
 

 

Market and Affordable Housing 
 

Split for market 
and affordable 
housing 

Scottish Planning Policy (2014) was published in the final weeks of the 
TAYplan Main Issues Report (2014) consultation. Paragraph 127 now 
asks Strategic Development Plans to set out how much of the total 

http://www.scotland.gov.uk/Resource/0045/00453827.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/project/157
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1
http://www.scotland.gov.uk/Resource/0045/00453827.pdf
http://www.scotland.gov.uk/Resource/0045/00453827.pdf
http://www.scotland.gov.uk/Resource/0045/00453827.pdf
http://www.tayplan-sdpa.gov.uk/system/files_force/publications/MainIssuesReport2014.pdf?download=1


Page 65 of 67 

 

housing land requirement should be affordable housing. This is a new 
requirement and therefore no reference was made to this at Main Issues 
Report stage. 
 
The TAYplan-wide Joint HNDA (2013) used the CHMA Tool to identify 
the scale of need and demand for affordable and market housing. 
However, the implications of welfare reform and other market changes 
needed to be considered outside of the tool. This is because there was 
no statistical basis for varying factors in the CHMA Tool to take account 
of welfare reform. Welfare reform and market changes are considered 
likely to result in a more prominent role for the private rented sector and 
for those in the social rented sector to spend an even higher proportion 
of their incomes on housing. 
 
The CHMA Tool output for market to affordable homes split provided 
levels of affordable housing that were considered to be undeliverable. 
The TAYplan-wide Joint HNDA (2013) examined applying a 75% market 
homes to 25% affordable homes approach.  
 
This provided for more market and more affordable homes. It also 
reflected some of the conclusions of analysing welfare reform and 
market changes. 
 
Planning for approximately 25% of the housing land requirement at 
TAYplan level to be affordable homes and 75% to be market homes 
represents a pragmatic approach. However, Local Development Plan 
and Local Housing Strategies will also need a degree of flexibility to 
respond to specific local circumstances and seek appropriate affordable 
homes. 
 

 

Sustainable Growth Strategy 
 

Perth & Kinross 
part of the 
Greater Dundee 
Housing Market 
Area 
 

There is no persuasive evidence that suggests a better alternative to the 
proposal to accommodate 35 homes per year from the Perth & Kinross 
part of the Greater Dundee Housing Market Area in neighbouring 
Dundee City. Doing so fulfils the policy requirements that will be retained 
in the plan and therefore deliver the vision and outcomes of the Plan. 
These will be unchanged in the next TAYplan.  
 
The consequences of ignoring this approach would result in major house 
building taking place within small villages and the countryside along the 
eastern Carse of Gowrie. Although there may be some commercial 
interest in this the outcomes of suburbanising the countryside in a 
pressurised area would result in an unacceptable and unsustainable 
pattern of development. This would be the least environmentally 
preferable option. 
 

Effectiveness of 
land in the 
Greater Dundee 
Housing Market 
Area 
 

Detailed consideration reveals that there may be some operational 
complexities that need to be overcome. In particular bringing together 
the work in housing land audits to achieve a consistent picture of 
effectiveness in the Greater Dundee Housing Market Area should form a 
focus for Policy. It is this that will provide evidence to determine any 
appropriate policy response. 
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Dundee City only should continue to be able to plan for more homes 
than set out in the Plan. This provides two opportunities; 1 to respond to 
issues of generosity described above, and 2, where necessary, to 
demonstrate that there is enough effective housing land within the main 
part of the Dundee Core Area to support a sustainable pattern of 
development. 
 
This provides a workable framework to consider effectiveness of land 
within the TAYplan region’s most populous and only cross-boundary 
housing market area. There is little persuasive evidence from other 
sources to suggest that this approach, or the original premise set out in 
the TAYplan Main Issues Report (2014) is inappropriate for supporting 
the delivery of a sustainable pattern of development. 
 

Responding to 
serious cases of 
environmental 
or infrastructure 
constraint 
 

There is no evidence to support increasing above 10% the proportion of 
housing land requirement that can be shared between one or more 
neighbouring housing market areas in serious cases of environmental or 
infrastructure constraint. Therefore this should remain at 10%. 
 
However, the concentration of constraints in Highland Perthshire and the 
nature and operation of this housing market area justify an increase. 
This increase should be limited to 15% to ensure that no knock-on 
adverse pressures would be passed to neighbouring housing market 
areas. 
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Recommendations for Policy in the next TAYplan 
 

Recommendations in response to issues raised in the Main Issues Report (2014) 
 
Recommendation 1: Plan for TAYplan Main Issues Report (2014) Option 1 which plans for 
100% of identified need and demand for new homes in Angus, Dundee City and North Fife 
and 90% of identified Need and Demand in Perth & Kinross. 
 
Recommendation 2: Plan for 35 of the 40 homes per year identified for the Perth & Kinross 
part of the Greater Dundee Housing Market Area to be accommodated in Dundee City. 
 
Recommendation 3: Continue to plan for Dundee City only, to have the flexibility to plan for 
more homes than set out in TAYplan. Also bring together published housing land audit 
information for the Greater Dundee Housing Market Area to provide a full picture of 
effectiveness of housing land for that market area. 
 
Recommendation 4: Continue to plan to allow up to 10% of the housing land requirement to 
be shifted from one housing market area to a neighbouring housing market area(s) within the 
same council area in serious cases of environmental or infrastructure constraint. Increase 
this to 15% for Highland Perthshire Housing Market Area only. 
 
Recommendations in response to new policy requirement set out in Scottish Planning 
Policy (2014) 
 
Recommendation 5: In response to requirements of Scottish Planning Policy (2014) state 
the market and affordable housing split as being 75% market and 25% affordable at 
TAYplan level. It will be for Local Development Plans and Local Housing Strategies to apply 
this locally and any appropriate thresholds. This may mean that in some instances they seek 
more or less than 25% affordable homes. The method for achieving this is entirely a matter 
for the respective local authority. 
 
Recommendation 6: Set out a housing land requirement (housing supply target + 
generosity) with a generosity margin of 10% for all areas except for housing market areas in 
Perth & Kinross and except for Dundee City Council: 

 For Perth & Kinross the housing supply targets and housing land requirement should be 
identical on account of the implicit generosity within the housing supply targets.  

 For Dundee City only there will be an additional margin of generosity on top of the 10% 
which allows it to plan for house building rates in excess of those stated in TAYplan (see 
recommendation 3 above). The next TAYplan should provide the capability for this but it 
should be for the next Dundee City Local Development Plan to determine the exact scale 
of additional generosity.  
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