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This document
Part of a series of work
This paper is one of several detailed technical
information papers prepared by TAYplan
Strategic Development Planning Authority.

Plans and proposals documents
Approved Strategic Development Plans
Proposed Strategic Development Plans
Main Issues Reports
Action Programmes

This paper considers issues arising from
variations in the housing offer across the
TAYplan area.
Our work focuses on local authority areas and
housing market areas covered by the TAYplan
Strategic Development Planning Authority.

Telling the story documents
Topic Papers
Monitoring Statements
Equalities Impact Assessments

This paper is one of several which consider
different aspects social, economic and
environmental matters in the TAYplan area.
This work informs...
This work has been helpful in informing our
understanding of the recent changes in the
housing stock, the housing market, and, its
impact on human health and life experience.

The Housing Offer

Published XXXX 2017

Detailed technical documents
This document
Specific research papers
Statutory Assessments

It will also inform our Monitoring Statement,
Strategic Environmental Assessment,
Housing Need and Demand Assessment and
subsequently the Main Issues Report and
following Proposed Strategic Development
Plan.
It will also feed into wider work on
demography, environmental quality, economic
competitiveness, and, equality and wellbeing.
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Geographies we look at

The TAYplan Area

The 4 council areas that are covered by TAYplan

4 councils covered by TAYplan
1. Angus
2. Dundee City
3. North part of Fife
4. Perth & Kinross

1.
4.

2.
3.

Principal Settlements

The 11 housing market areas that are covered by TAYplan

Council Boundaries

11 housing market areas
covered by TAYplan
1. North Angus
2. East Angus
3. West Angus
4. Greater Dundee
5. St Andrews & North East Fife
6. Cupar & North West Fife
7. Kinross
8. Strathearn
9. Highland Perthshire
10. Strathmore & Glens
11. Greater Perth

3.

1.

10.

9.

2.
4.
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11.

8.

6.

5.

7.
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Summary
Most homes in principal settlements
Most of the housing in the TAYplan area
is concentrated in the largest settlements
(principal settlements). These are the largest
concentrations of people, jobs, services and
facilities.

area were in Perth & Kinross and North Fife
with the lowest in Dundee City. In specific
neighbourhoods and areas on the periphery
of principal settlements accounted for the
highest house prices. Many of these areas
also exhibited comparatively higher turnover.

Not simply Dundee issues
Whilst these differences are stark this also
masks other issues. Dundee City Council’s
administrative area does not cover all of
Dundee. The other council areas also include
many settlements and countryside.

Similar build rate impacts to UK
House building rates fell during the post
2007/08 economic downturn and remained
consistently low for several years. More
recently there are some signs of recovery with
increasing output. These build rates remain
below planned levels in the approved TAYplan
(2017). Build rates are anticipated to increase
in the next 7 years although this will depend
on macro-economic trends.

Despite price falls in many areas post
2008 the overall picture remains one of
considerable house price inflation over the last
two decades for all housing market areas.

On balance the highest proportions of the
housing stock that is made up of flats, smaller
proprties, social rent and council tax bands A
to C are concentrated in principal settlements.
The most notable concentrations are in
Dundee, Perth and Arbroath.

Prices and rents trends similar to UK
House prices and sales rose consistently
through the late 1990s and during the housing
boom of the ealry 2000s. This was arguably
the consequence of liberal lending and low
interest rates.
Post 2007/08 house price growth and sales
largely ceased and fell slightly to 2007 levels.
Median, lower and upper quartile prices have
fluctuated around this level since. Importantly
the economic downturn did not lead to a
collapse in prices, rather it halted the rate of
increase.
The highest house prices in the TAYplan

Private rents and local housing allowance
have also increased steadily. In some cases
for larger properties (3 and 4 bedroomed)
these are equivalent to the indicative monthly
mortgage repayments for homes costing
between £100,000 and £150,000 for all three
broad housing rental markets.
Distinct housing stock variations
The housing stock varies from place to place.
There are several distinct trends. These
are evident for Dundee City versus other
council areas. In Dundee City the ratio of
owner-occupation to rent is 1:1 versus 2:1
for the other three council areas. Over half
of the homes in Dundee City are flats versus
one quarter elsewhere and around 40%
are smaller homes (1 to 3 rooms) versus
25% elsewhere. Three quarters of homes
in Dundee City are council tax bands A to
C versus between one half and two thirds
elsewhere.

The largest concentrations of owner
occupation, larger homes, houses (as
opposed to flats) and higher council tax
band properties are located in datazones
covering specific neighbourhoods of principal
settlements and countryside areas. For
Dundee some of these are located within
Dundee City and others are located within
neighbouring council areas but still form part
of Dundee.
On balance the principal settlements provide
a more varied mix of housing options, most
specifically for social rent and for flats.
Varied vacancy and second homes
Vacancy is highest in the most remote
countryside areas and some neighbourhoods
in principal settlements. Vacancy fell most
substantially in parts of Dundee and Perth
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where demolition of high and medium rise
flats took place ove recent years. Vacancy has
generally fallen as a proportion of all homes in
Angus and Dundee City but risen in North Fife
and Perth & Kinross.
Second homes form the highest proportions of
the housing stock in areas recognised for their
natural beauty e.g. coastal and highland areas
including; Highland Perthshire, the Angus
Glens and the East Neuk of Fife.
For North Fife and Perth & Kinross increased
vacancy has more than offset the fall in the
number and proportion of second homes.
Overall
These factors collectively influence the
housing offer. They illustrate the collective
influence that macro-economic factors e.g.
the lending climate and job secuirty etc;
and, place quality perception e.g. property
aspirations and neighbourhood perceptions,
have on choices about what and where to buy
or rent homes.
The analysis of house prices and build rates
shows the significance that macro-economic
factors have had. Build rates and house
prices in the TAYplan area have reflected
the trends experienced in other parts of the
UK during and after the housing boom of the
early 2000s. This illustrates the fundamental
influence of fiscal policy, risk aversion in the

lending markets and interest rates. These
affect what people can buy or rent and how
easily they can do this.
The analysis of the dwelling stock profile
helps us to understand the local distribution
and concentration of type, size and tenure of
property amongst other things. These matters
influence where people choose to live.
The analysis demonstrates the variety of
choice but also the concentration of social rent
and flats within the larger principal settlements
compared with other parts of principal
settlements and the countryside.
It is plausible to suggest that one of the driving
factors of market exclusion due to house
prices in countryside and the outer suburban
parts of principal settlements is the housing
profile of type, size and tenure within principal
settlements.
This theory suggests that concentrations
of flats and smaller properties, mostly for
rent, within inner urban areas means that
purchasers must look to outer suburbs,
specific neighbourhoods or the countryside
to buy homes. They must then make choices
based on their perceptions of place quality.
This theory suggests that this has the
effect of inflating house prices in specific
neighbourhoods and the countryside in close
proximity to principal settlements.

Similarly for renters (social and private) these
similar circumstances may present challenges
to finding properties anywhere outside of inner
neighbourhoods of principal settlements. The
inflated house prices may also prevent some
from becoming home owners and/or limit their
rental choices.
Overall this theory suggests that this
represents a market failiure to provide good
quality, low cost homes for purchase and rent
in all locations.
The issue for policy makers remains how to
best overcome the problems associated with
housing market failiure when the same policy
makers do not control all of the solutions.
Some of the solutions will involve improving
socio-economic circumstances; including local
job creation and improvements that reduce
the disparities between the most and the least
deprived in the TAYplan area.
Some of the solutions will require a stronger
macro-economic situation to create an
environment with more financial security.
Some of the solitions will require wider
improvements to (perceptions of) place quality
so as to provide confidence to the market
(builders, landlords, buyers and renters) in
locations where this may not have been strong
in the past.
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Introduction
Housing Offer
The housing offer is a broad term used to describe
our understanding of the nature and distribution
of homes across the TAYplan area and how this
influences that housing market here.

Data sources we have used:
•Angus Housing Land Audit (2016)
•Dundee Housing Land Audit (2016)
•Fife Housing Land Audit (2016)
•Perth & Kinross Housing Land Audit (2016)

We are interested in the key physical, social and
economic issues.

•National Records of Scotland Household
Estimates at Council and Datazone Level
•Census 2011 data for tenure mix
•Data from Scottish Government for median
private rent and the local housing allowance
We have measured:
•Build rates and changes in the housing stock
•House prices and sales
•Rental prices and changes
•Housing type, size and tenure
•Vacancy and second/holiday homes

Definitions we use:
HMA- Housing Market Areas:
These are geographies within which most house
moves both start and end. there are 11 housing
market areas covered by TAYplan (see page 5).
GDHMA- Greater Dundee Housing Market Area:
This is one of the 11 housing market areas
described above. It is the only one in the TAYplan
area to cover parts of more than one council area
(see page 5).
Principal Settlements:
These are the largest settlements in the TAYplan
area where most people, jobs, services and
facilities are located. The Approved TAYplan
(2017) sets out a strategy to ensure that most
new development, including housing, is located in
these principal settlements (see Map 1 page 10).
Dundee Core Area:
This is the functional area of Dundee City and
is made up of the following principal settlements
- Dundee City (including Dundee Western
Gatesway), Tayport, Newport, Wormit, Monifieth,
Muirhead/Birkhill and Invergowrie.
Perth Core Area:
This is the functional area of Perth City and is
made up of the following principal settlements Perth, Scone, Almondbank, Methven, Bridge of
Earn, Oudenarde, Stanley, Luncarty, Balbeggie
and Perth Airport.
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Section 1: Providing homes

Where new homes have been built .............10
How many new homes have been built .......12
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Where new homes have been built
The Approved TAYplan (2017) Policy 1 sets
out location priorities for all new development,
including housing.

Map 1: Principal settlements in the TAYplan area

This uses a settlement hierarchy and a sequential
approach to focus the majority of new homes in
principal settlements. In otherwords ‘most homes
in the largest places’ - see Map 1 (right).
The principal settlements are the largest
concentrations of jobs, population, services and
facilities. The strategy therefore aims to promote
access to these and to improve the choice of
active and passenger transport modes in doing
so. This is designed to promote access for all
to jobs, services and facilities and to reduce
exclusion, carbon emissions and pollution. It is
also designed to protect the countryside and
reduce the likelihood of an unsustainable pattern
of development.
This does not mean that all new homes will
be located in the principal settlements since
there will be local needs in smaller settlements
and localities. However, it does mean that the
vast majority of new development will be in the
principal settlements, and particularly the largest
of these - Dundee and Perth Core Areas.
Dundee Core Area is - Dundee City (including
Dundee Western Gateway), Newport, Tayport,
Wormit, Monifieth, Muirhead/Birkhill and
Invergowrie.

Source: Approved TAYplan (2017)
© Crown copyright and database rights. Ordnance Survey license number 100053960 (2016)
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Perth Core Area is - Perth City, Scone,
Almondbank, Luncarty, Stanley, Balbeggie, Perth
Airport, Methven, Bridge of Earn and Oudenarde.

Graph 1: Recent completions compared with approved plan
housing supply targets for council areas (2002/3 to 2015/16)
Comparator

Recent completions

Perth & Kinross

941
939

923

691

787

North Fife

689

Dundee City

244

525

140

414

626

155

277

634

584

700
621

520

464

437

372

125
147
148

168
300

156

197
323

322

190

194

206

210

480

310

3. Anticipated build rates are expected to recover
in all locations although to varying extents.
However, this is expected to see a continuation of
the majority of new homes being provided on sites
within principal settlements.
This suggests that the general thrust of the
strategy has been taking place.

Approved
Plan 2017

144

291
184

2013/14

2009/10

2008/09

2007/08

2006/07

2005/06

2004/05

2003/04

2002/03

217

2012/13

110

299

2011/12

344

174

376

295

424

Ave 08/09
to 15/16

414
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70
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345

91

339

359

2015/16

439

352

448

2014/15

443

437

1. The majority of house building during the
‘housing boom’ from 2001/02 to 2007/08 was in
the region’s principal settlements.
2. Following the 2008/09 credit crunch and the
economic downturn build rates fell in all locations both within and outwith principal settlements.

165
118

636

846

Angus

661

Graph 1 shows recent and anticipated build
rates based on council housing land audits. The
information is grouped into build rates for each of
the four council areas covered by TAYplan. There
are three central observations:

Source: Housing Land Audits as at 31 March 2016 for Angus, Dundee City, Fife and Perth & Kinross
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How many homes have been built
Graph 2 shows the average yearly build rate for
three time periods
•Time period 1: 2002/03 to 2007/08 - Actual
•Time period 2: 2008/09 to 2015/16 - Actual
•Time period 3: 2016/17 to 2022/23 - Anticipated
Time period 1 covers the housing boom, Time
period 2 covers the economic downturn/recovery
and Time period 3 is the anticipated future. This
is shown for each of the council areas covered by
TAYplan. The graph compares these time periods
with the average yearly build rates planned in the
approved TAYplans for 2012 and more recently
2017.
The time period 1 build rates broadly reflect those
of the approved TAYplan 2017 albeit slightly higher
or lower on average for some council areas.
For time period 2 the economic downturn and
all of its related factors see a reduction in house
building in all areas except for North Fife. This
results in average yearly build rates well below
those planned for in the approved TAYplan 2012
and more recently approved TAYplan 2017.
For time period 3 it is anticipated that there will be
some recovery in build rates as the economy also
recovers. However, the financial markets have
changed since 2007 and the industry and supply
change must recover.
This requires time and so the trajectory of
transition from currently low to planned, higher

build rates will take time. This information
suggests that it will take longer than the seven
years following 2016. This illustrates the
importance of a wide range of factors beyond just

land supply, which will collectively affect future
build rates.

Graph 2: Recent and anticipated future completions compared
with approved plan housing supply targets
Perth & Kinross
828

North Fife

680

910

Dundee City
846

Angus

357

233

330

448
295
599

302

602
480

610

239
431

Time period 1: Average
2001/02 to 2007/08

264
Time period 2: Average
2008/09 to 2015/16

433

Time Period 3: Average
2016/17 to 2022/23

310

330

Approved Plan (2017)

Approved Plan (2012)

Source: Housing Land Audits as at 31 March 2016 for Angus, Dundee City, Fife and Perth & Kinross
Note: Time periods 1 and 2 include small sites of fewer than 5 homes. Time period 3 excludes sites of fewer than 5 homes
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Section 2: prices, rents and sales
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Median House Prices

Median house prices show the typical house
prices based on recent sales. They are prefered
to mean house prices because they exclude some
of the anomolies caused by small numbers of very
expensive properties. This is particulalry important
in locations (and economic climates) where the
number of sales is low or comparaitvely low.
Graph 3 shows local authority level median house
prices.
All four council areas covered by TAYplan have
experienced similar growth trends in median
house price. These reflect the national picture of
steady growth through the late 1990s, followed by
more rapid growth in the early 2000s to 2007/08.
Thereafter a fall and fluctuating levels that remain
comparatively high but beneath 2008 levels.
Although all four council areas experienced the
same trends they did so to different levels. North
Fife and Perth & Kinross continue to experience
the highest median house prices followed by
Angus and Dundee City.

Graph 3: Median house prices for council areas covered by
TAYplan (1993-2013)
Median House Prices in TAYplan (1993-2013)

£200,000

£180,000

£160,000

£140,000

£120,000
House Prices

House prices are driven by many factors but a
home will cost as much as somebody is willing
to pay for it. Some of these factors are macroeconomic such as interest rates, the willingness of
lenders to lend money, job security and incomes.
Other factors are driven by the local housing stock,
perceptions of place quality including of homes,
local services and environments. It is often these
local factors that can mean similar properties sell
for different prices in different areas.

Angus
Dundee City
North Fife
Perth & Kinross

£100,000

£80,000

£60,000

£40,000

£20,000

£-

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013

Source: Registers of Scotland

The variations between the authorities remain
throughout the period although these have
accentuated more recently.
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Graph 4: Median House Prices for housing market areas covered
by TAYplan (1993-2013)
Median House Prices in TAYplan (1993-2013)

£250,000

North Angus

Graph 4 shows median house price changes at
housing markert area level. All 11 housing market
areas covering the TAYplan area exhibit similar
trends to the local authorities in general. Namely,
steady growth through the 1990s, significant
growth through the early 2000s until 2008 followed
by a flater but fluctuating median price.

East Angus
£200,000

West Angus
Greater Dundee
St Andrews and North East
Fife

House Prices

£150,000

Cupar and North West Fife
Kinross

£100,000

Strathearn
Highland Perthshire
£50,000
Strathmore and Glens

Source: Registers of Scotland
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1995

1994

£-

1993

Greater Perth

This suggests that all 11 housing market areas
expereinced similar national trends in the same
order of time.
In the mid to late 1990s all 11 housing market
areas experienced generally similar median
prices. Although these were not identical they
were similar around approximately £50,000.
Following the housing boom of the late 1990s
and early 2000s the variations in median prices
became more accentuated. This has given rise
to three specific groups of housing market areas
which share similar median prices.
At the upper end are Strathearn, Kinross, Highland
Perthshire and St Andrews and North East Fife
Housing Market Areas.
In the middle group are Cupar & North West Fife,
Strathmore & Glens, Greater Perth and West
Angus Housing Market Areas.
In the lower group are Greater Dundee, North
Angus and East Angus.
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Maps 2: Percentage change in Median House Prices in 2002-13

Median 2002-13
% change
<-50% to -100%
<0 to -50%
>0% up to 50%
>50% up to 75%
>75% up to 100%
>100% up to 200%
>200% up to 350%
>350% up to 680%

© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)

Source: Registers of Scotland
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Greater Perth Housing Market Area

Greater Dundee Housing Market Area

Median 2002-13
% change
<-50% to -100%

Median 2002-13

<0 to -50%

% change
<-50% to -100%

>0% up to 50%

<0 to -50%

>50% up to 75%

>0% up to 50%

>75% up to 100%

>50% up to 75%

>100% up to 200%

>75% up to 100%

>200% up to 350%

>100% up to 200%

>350% up to 680%

>200% up to 350%
>350% up to 680%

© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)
Source: Registers of Scotland

The period 2002 to 2013 covers the ‘housing
boom’ of the early 2000s, which saw rapid
house price increases, and also the subsequent
downturn from 2007/08 onwards.

prices in excess of 75% higher in 2013 compared
with 2002. In other instances there are median
price falls, perhaps a consequence of the more
recent economic down turn.

The Maps 2 above show that, for the most part,
there were increases in median prices in most
areas over this period. Although these vary from
place to place it is not unusual to see median

The zoom-in maps (above) show the same
information for the Greater Dundee and Greater
Perth Housing Market Areas.

Here too there are variations in median price
growth across different neighbourhoods within the
same urban area.

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
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Maps 3: Percentage change in Median House Prices in 2008-13

Median 2008-13
% change
<-100% to -165%
<-75% to -100%
<-50% to -75%
<-25% to -50%
<0% to -25%
>0% up to 100
>100% up to 241%

© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)
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Greater Perth Housing Market Area

Greater Dundee Housing Market Area

Median 2008-13
% change
<-100% to -165%

Median 2008-13

<-75% to -100%

% change

<-50% to -75%

<-100% to -165%

<-25% to -50%

<-75% to -100%

<0% to -25%

<-50% to -75%

>0% up to 100

<-25% to -50%

>100% up to 241%

<0% to -25%
>0% up to 100
>100% up to 241%

© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)
Source: Registers of Scotland

Maps 3 show more recent changes in median
house prices between 2008 and 2013, when the
‘housing boom’ ended. Although the Maps 2 on
the previous page show price increases almost
everywhere over the medium term, these maps
show significant falls in median prices between
2008 and 2013 (albeit from the higher level of
2008 vs 2002).

Only a small number of localities expeirenced
increases in median house prices over this period,
perhaps the result of a small number of individual
sales in the upper end of the market. One driver
may be fewer properties sold and fewer fetching
the asking price.
The zoom-in maps show the same information for
the Greater Dundee and Greater Perth Housing

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)

Market Areas. A similar varied picture can be seen
which mainly shows a fall in median house prices
to varying extents depedent on neighbourhoods.
Overall this shows that from a comparatively low
base in the 1990s median prices rose significantly
almost everywhere. Although most localities
experienced falls in median prices 2008 to 2014
this did not offset the earlier growth.

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
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Lowest Quartile House Prices
Lowest quartile house prices tell us about changes
in the typical prices of the cheapest 25% of homes
sold.

Graph 5: Lower quartile house prices for council areas covered by
TAYplan (1993-2013)
Lower Quartile House Prices in TAYplan (1993-2013)

The lowest quartile is often used to track the
relative affordability of housing for those on the
lowest incomes.

£160,000

£140,000

Graph 5 (right) and 6 (overleaf on page 21) show
that lowest quartile house prices for all 4 councils
and all 11 housing market areas covered by
TAYplan were around £40,000 in 1993.

Post 2008 there was some fall in lowest quartile
prices although these remained comparatively
high at around 2007 levels. This varied more
between housing market areas. However, the
distinction between lowest quartile prices for each
housing market area is less pronounced than it
was for median prices (Graph 3).

£100,000
House Prices

As with median house prices (graphs 3 and 4)
the more significant growth in lowest quartile
prices began around 2002 running consistently
until around 2008. This also reflects the economic
boom of the early 2000s and subsequent
economic downturn.

£120,000

£80,000

£60,000

£40,000
Angus

Dundee City

£20,000

North Fife
Perth & Kinross

£-

1993 1994 1995 1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013

Source: Scottish Government
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Graph 6: Lower quartile house prices for housing market areas
covered by TAYplan (1993-2013)
Lower Quartile House Prices in TAYplan (1993-2013)
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St Andrews and North East
Fife
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£100,000
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Highland Perthshire
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As indicated (previous page 20) the trends for
lowest quarter house price growth in each housing
market area mimic that of the local authorities and
the national picture over this time period.
Although there are variations for the lowest
quartile in each housing market area these are
less distinct than those observed for the median
prices on page 15.
Nevertheless there remain distinct variations e.g.
lowest quartile house prices in St Andrews and
North East Fife Housing Market Area were around
£160,000 in 2013 compared with under £100,000
in North Angus in 2013.
In all cases, despite the economic downturn
lowest quartile house prices have not returned to
pre-housing boom levels. If anything they have
remained relatively stable (albeit fluctuating).

Strathmore and Glens
£40,000
Greater Perth

2013

2012

2011

2010

2009

2008

2007

2006

2005

2004

2003

2002

2001

2000

1999

1998

1997

1996

1995

1994

£-

1993

£20,000

Source: Scottish Government
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Maps 4: Percentage change in Lowest Quartile House Prices 2002-13

Lower Quartile 2002-13
% change
<-50% to -100%
<0% to -50%
>0% up to 50%
>50% up to 100%
>100% up to 200%
>200% up to 300%
>300% up to 500%
>500% up to 771%

© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)

Source: Scottish Government

22

Greater Perth Housing Market Area

Greater Dundee Housing Market Area

Lower Quartile 2002-13
% change

Lower Quartile 2002-13

<-50% to -100%

% change
<-50% to -100%

<0% to -50%

<0% to -50%

>0% up to 50%

>0% up to 50%

>50% up to 100%

>50% up to 100%

>100% up to 200%

>100% up to 200%

>200% up to 300%

>200% up to 300%
>300% up to 500%

>300% up to 500%

>500% up to 771%

>500% up to 771%

© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)
Source: Scottish Government

Maps 4 show lowest quartile price changes from
2002 to 2013 to illustrate the economic boom and
subsequent economic downturn. Maps 5 (next
page) focus on the changes 2008 to 2013.
From 2002 to 2013 the vast majority of datazones
saw an increase in lowest quartile house prices.

The most significant increases in lowest quartile
prices (between 500% and 771%) were seen
around Kirriemuir in Angus.
A small number of datazones also saw a fall in
lowest quartile house prices, including some
neighbourhoods in Perth, Arbroath and Dundee,

areas north of Leuchars, east of Crieff, southwest
of Cupar and east of Blairgowrie.
The two zoom in maps show the distinct variations
between urban neighbourhoods in the Greater
Dundee and Greater Perth Housing Market Areas.

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
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Maps 5: Percentage change in Lowest Quartile House Prices 2008-13

Lower Quartile 2008-13
% change
<-50% to -100%
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)

Source: Scottish Government
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Greater Perth Housing Market Area

Greater Dundee Housing Market Area
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Source: Scottish Government

Maps 5 show a comparatively varied picture for
changes in lowest quartile prices between 2008
and 2013.
There is no distinct geographic trend with
both settlement and countryside datazones
experiencing growth and falls in lowest quartile
house prices between 2008 and 2013.

Nevertheless during this period some datazones
experienced a 200% to 240% increase in lowest
quartile prices, whereas others saw a 50% to
100% fall in lowest quartile house prices.

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
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Upper Quartile House Prices
Upper quartile house prices tell us about the
typical prices of the most expensive 25% of
homes.

Graph 7: Upper quartile house prices for council areas covered by
TAYplan (1993-2013)
Upper Quartile House Prices in TAYplan (1993-2013)

Graphs 7 and 8 show that upper quartile house
prices for all 4 council areas and 11 housing
market areas covered by TAYplan rose between
1993 and 2013.

Upper quartile prices appear to have also seen
a post 2008 slowdown. In all instances there
was an initial drop followed by fluctuations.
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The variation in upper quartile prices is
significant. In 2013 upper quartile prices for
North Fife were around £230,000 where as for
Dundee City they were around £140,000. This is
a variation of nearly £100,000. However, in 2002
the variation was in the order of £25,000.
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Graph 8: Upper quartile house prices for housing market areas
covered by TAYplan (1993-2013)
Upper Quartile House Prices in TAYplan (1993-2013)
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Graph 8 shows that very similar growth trends
have been experienced in each of the housing
market areas, albeit to varying levels.
Much like the median prices there are three
distinct groupings with:
Strathearn, Kinross, Highland Perthshire and
St Andrews & North East Fife Housing Market
Areas having the highest upper quartile prices. In
each case these fluctuated between 250,000 and
£300,000 post 2008.
Strathmore & Glens, Cupar & North West Fife,
West Angus and Greater Perth each reflected
a middle level of upper quartile prices. Upper
quartile prices in these areas have fluctuated
around £200,000 since 2008.
It is unclear what has driven the very distinct spike
in Strathmore and Glens Housing Market Area in
2012. This has also been reflected in the Perth &
Kinross graph on the previous page (page 26). It
is plausible that this is the result of an individual
or small group of very expensive properties being
sold at a time of little other market activity.
North Angus, East Angus and Greater Dundee
Housing Market Areas experienced the lowest
upper quartile prices fluctuating around £150,000
post 2008.
Overall this shows variations of as much as
£150,000 between the upper quartiles of different
housing market areas.
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Maps 6: Percentage change in Upper Quartile House Prices 2002-13
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)

28

Greater Perth Housing Market Area
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)

Maps 6 show that almost all datazones
experienced an increase in upper quartile house
prices between 2002 and 2013. The most
substantial increases (400 to 552%) were seen
in Highland Perthshire, around Pitlochry, parts
of Dundee, Perth, Arbroath, Crieff, Blairgowrie,
Leuchars, East Neuk of Fife and south of Brechin.

Some datazones also experienced a fall in upper
quartile prices over this period typically between
0 and 50%. These areas included Angus Glens
and parts of Montrose, Dundee, Perth, St Andrews
as well as parts of Angus, North Fife and Perth &
Kinross.

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
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Maps 7: Percentage change in Upper Quartile House Prices 2008-13
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)

Source: Scottish Government
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Greater Perth Housing Market Area

Greater Dundee Housing Market Area
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)

Post 2008 Maps 7 show a mixed picture with some
datazones seeing growth in upper quartile house
prices and others seeing a fall. The most significant
growth is around Kirriemuir, East Neuk of Fife and
Auchterarder. There is no specific pattern with
increases and decreases seen within settlement
and countryside datazones alike.

This growth took place consistently during the
economic boom of the early 2000s. Following 2008
all areas saw a stabilization and fall in house prices
which coincided with the economic downturn.

This experience tells us that the major drivers of
price changes were macro-economic trends that
influenced all areas and all types of housing.
Overall there has been a significant growth in
Although the economic downturn had a
lowest quartile, median and upper quartile house
suppressing effect on house price growth it did
prices
during
the period
1993Survey
to 2013
all areas.
not significantly reduce prices and therefore, in
© Crown
copyright
and database
rights. Ordnance
Licencein
Number
100053960 (2015)

spite of some price falls since 2008 they remain
comparatively high compared with late 1990s.
There are some geographic variations which
appear to be based on specific local issues
experienced within individual datazones. Whilst
these are driven by the same macro-economic
trends they are also likely to be affected by
variations in housing stock offer, place quality
perceptions and the consequent choices of people
making decisions in the market.
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Changes in rents & housing allowance 2010 to 2017
This information tells us about the average private
rents for different types of property over time and
how the Local Housing Allowance keeps pace with
this. There are two measures used for this:

This allows comparisons to be made between
monthly private rents and local housing allowance
for the same and different number of bedrooms
over time within a broad rental market area.

•Median private rent based on the Scottish
Government’s private rent statistics for Broad
Rental Market Areas.

In addition to this information TAYplan has
also considered the inidicative cost of monthly
mortgage repayments.

•The Scottish Government Local Housing
Allowance from Broad Rental Market Areas.

These mortgage repayment assumptions have
been derived using the internet-based mortgage
calculator from Money Saving Expert.

There are three broad rental market areas that
cover the TAYplan area:
-Dundee and Angus;
-Fife; and,
-Perth & Kinross.
The Fife broad rental market area covers the
whole of Fife.
The following graphs 9, 10 and 11 on pages 33, 34
and 35 consider this information on private rents
and Local Housing Allowance which is the way
that housing benefit is paid to tennants of private
landlords for the respective broad rental market
areas for the financial years ending 2010 to 2017.
The rental data is divided between property types
based on the number of bedrooms.

The assumptions for the indicative monthly
mortgage repayments are identical for each of the
three broad rental market areas as follows:
•A repayment type mortgage
•A 3% interest rate
•A 25 year repayment period
These assumptions have been applied to four
general levels of capital loan:
£100,000
£150,000
£200,000
£250,000
These ranges represent different levels of
indicative monthly mortgage repayments based on
the assumptions outlined above.
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Graph 9: Comparing monthly median private rents and
local housing allowance with indicative monthly mortgage
repayments for the Dundee & Angus broad rental market area
(Financial years ending 2010 to 2017)
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The variation between local housing allowance
and median private rent is also strongest form
3 and 4 bedroom properties in the Dundee and
Angus broad rental market area.
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Median private rents tend to be higher than
local housing allowance for homes of all
numbers of bedrooms. Median private rents
have also increased for homes with all numbers
of bedrooms. This increase has been most
substantial in the financial year ending 2014 for 4
bedroom homes.
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Median private rent for a 2 bedroom home has
consistently been similar, and more recently a
little higher, than the indicative monthly mortgage
payments for a £100,000 mortgage. For a 4
bedroom property these have consistently
exceeded the indicative monthly repayments for a
£150,000 mortgage and by 2014 had reach similar
levels to the indicative monthly repayments for a
£200,000 mortgage.
Similarly the local housing allowance for a 3
bedroom home has consistently been in excess
of the indicative monthly repayments for a
£100,000 mortgage. For a 4 bedroom home it
has consistently exceeded the indicative monthly
mortgage repayments for a £150,000 mortgage.

4 Bed

Source: Scottish Government and Money Saving Expert Mortgage Calculator

33

Median private rents tend to be higher than local
housing allowance for homes of all numbers
of bedrooms. Median private rents have also
increased for homes with all numbers of
bedrooms.
The variation between local housing allowance
and median private rent is also strongest from 3
and 4 bedroom properties in the Fife broad rental
market area.
Median private rent for a 2 bedroom home has
consistently been similar, and more recently a
little higher, than the indicative monthly mortgage
payments for a £100,000 mortgage. For a 4
bedroom property these have consistently
exceeded the indicative monthly repayments for a
£150,000 mortgage.
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Similarly the local housing allowance for a 3
bedroom home has consistently been in excess
of the indicative monthly repayments for a
£100,000 mortgage. For a 4 bedroom home it
has consistently exceeded the indicative monthly
mortgage repayments for a £150,000 mortgage.

Graph 10: Comparing monthly median private rents and
local housing allowance with indicative monthly mortgage
repayments for the Fife broad rental market area (Financial years
ending 2010 to 2017)
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Graph 11: Comparing monthly median private rents and
local housing allowance with indicative monthly mortgage
repayments for the Perth & Kinross broad rental market area
(Financial years ending 2010 to 2017)
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The variation between local housing allowance
and median private rent is also strongest from 3
and 4 bedroom properties in the Perth & Kinross
broad rental market area.
Median private rent for a 2 bedroom home has
consistently been similar, and more recently a
little higher, than the indicative monthly mortgage
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bedroom property these have consistently
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Volume of sales 1993 to 2013

Unlike house prices which fell to 2007 levels
sales volumes fell below 1993 levels and had not
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Following 2008 sales volumes fell dramatically to
levels lower than at any time prior to 2008 (except
for in North Fife during 1996 and 1997). Both 2004
and post 2008 show the significance of macroeconomic factors in choices and the ability to buy
property.

Volume of House Sales in TAYplan (1993-2013)

4,000

1993

Graph 12 shows sales volumes since 1993. This
shows a steady increase in the number of sales
in all four council areas covered by TAYplan from
1993 to 2004. In 2004 there was a temporary dip
in sales in all council areas. This coincides with
a time when the Bank of England briefly raised
interest rates. These rates later fell and sales
volumes again increased.

Graph 12: Volume of sales for council areas vcoered by TAYplan
(1993-2013)

House prices

The volume of sales is important because it tells
us about how many homes are being sold in any
given area. This tells us about the relative scale of
home buying at any one time and is one indicator
of the health of the market. It can also affect
house prices. For example a small number of
expensive properties selling in an otherwise ‘quiet
market’ could give the impression of a vibrant local
market but may actually represent a ‘one off’. A
comparatively high volume of sales may tell us
that there is lots of buying and selling going on.
Turnover is therefore also an important measure
of whether some geographies are becoming ‘hot
spots’.

Source: Scottish Government

recovered to these levels by 2013. This gives a
clear indication of the significance of change in
the market post 2008 that is not fully revealed by
examining house prices alone.
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Graph 13: Volume of sales for housing market areas covered by
TAYplan (1993-2013)
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Graph 13 shows the sales volumes for the 11
housing market areas covered by TAYplan. These
figures are affected by the scale of population
and homes in each of the respective housing
market areas. Both Greater Perth and Greater
Dundee Housing Market Areas contain by far the
largest number of properties and so it is perhaps
unsurprising to see that they each experienced the
most sales between 1993 and 2013.
The trend however is important. The 2004 dip
is apparent for Greater Dundee and the Angus
Housing Market Areas but less pronounced for
Greater Perth and the other Perth & Kinross and
for the North Fife Housing Market Areas.
Post 2008 all housing markets have experienced
a fall in sales volumes. For Greater Dundee and
Greater Perth Housing Market Areas this has
clearly fell below 1993 levels and had not returned
by 2013.
Overall this suggests that whilst the macroeconomic trend was the same, the localised
impact of this has varied from place to place.
Percentage turnover in 2013 is calculated by
dividing the total sales in 2013 for each datazone
with the total number of homes in the respective
datazone. This helps us to understand whether
there are areas that have a higher share of their
housing stock being sold (higher turnover) than
others.
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Maps 8: Stock Turnover 2013
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)

Source: Scottish Government
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Maps 8 show that the highest turnover rates in
apparent in Dundee and Perth. These areas also
2013 were between 4% and 8% of the housing
coincide with areas known to have comparatively
stock. Those areas with the highest rates
high concentrations of rented housing (see Pages
of turnover were in or surrounding principal
65 to 71).
settlements. Areas with the lowest turnover include
the sparsely populated north, some countryside
The highest turnover rates in the Greater Dundee
locations but also specific neighbourhoods of
HMA are in the Carse of Gowrie to the west, parts
principal
settlements.
These
areSurvey
particularly
of(2015)
Dundee west end, central Dundee, Broughty
© Crown
copyright
and database rights.
Ordnance
Licence Number 100053960

Ferry and Eastern Dundee and the fringes of the
urban area to the north east and north west.
The highest turnover rates in the Greater Perth
HMA are in the Carse of Gowrie, south of
Perth and to the west of Perth as well as some
neighbourhoods in the southwestern suburbs.

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
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Council Tax Bands
Graph 14 shows changes in the number and
percentage of properties in council tax bands for
each of the four council areas covered by TAYplan
between 2008 and 2014. These changes help us
to understand how the housing stock has changed
over time. This gives an indication of the types of

markets that are being served by changes in the
housing stock.
Council tax band A to C properties were valued
lowest in 1991 and bands F to H the highest.

Graph 14: Housing mix by Council Tax Bands 2008 and 2014
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Dundee City consistently has the highest number
and proportion of properties in council tax bands
A to C. The highest numbers and proportions of
properties in council tax bands F to H are in North
Fife and Perth & Kinross. This indicates some
variation in the housing stock across the TAYplan
area.
All areas saw an increase in the number of
properties in each council tax band grouping. The
exception was bands A to C in Dundee City where
there was a slight fall. It is possible that this could
be the consequence of significant regeneration
programmes which saw the demolition of multistorey flat complexes which included large
numbers of band A properties.
By 2014 the proportion of properties in bands A
to C had fallen in all four council areas compared
with 2008. Similarly Bands D & E and Bands
F to H had each increased as a share of the
housing stock in all four council areas compared
with 2008. This suggests that changes in the
housing stock through new build etc. have had a
disproportionately more significant impact on the
middle to upper council tax bands.
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Source: NRS Dwelling Estimates and Characteristics of dwellings 2008-14
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Maps 9: Percentage of Council Tax Bands A-C in 2014
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Source: NRS Dwelling Estimates and Characteristics of dwellings 2008-14
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Greater Perth Housing Market Area
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Source: NRS Dwelling Estimates and Characteristics of dwellings 2008-14

Maps 9 consider the percentage of the housing
stock in 2014 that is made up of council tax bands
A to C. This shows considerable variations in the
Council
Tax Bands A-C 2014of bands A to C.
concentrations
up to 20%

>20% up to 40%

The
most significant concentrations of bands
>40% up to 60%
A
to
are in the principal settlements as well
>60% upC
to 80%
>80%
up
to
100%
as a small number of countryside datazones.
In many instances the proportions are between

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)

80 and 100%. This may reflect that the principal
settlements tend also to be the concentrations
of social rented properties (Graph 15) and flats
(Graph 16) each of which tend to be amongst the
lower council tax bands.
The lowest concentrations of bands A to C are
in countryside datazones and/or those on the
periphery or outer suburbs of principal settlements.
© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
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Maps 10: Percentage of Council Tax Bands D-E in 2014
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)
Source: NRS Dwelling Estimates and Characteristics of dwellings 2008-14

Maps 10 consider the percentage of the housing
Blairgowrie and Forfar show comparatively
stock in 2014 that is made up of Council tax bands lower concentrations in central areas and higher
D & E. There is a distinct distribution. For the most concentrations in peripheral areas. The bulk of
part those datazones with both the lowest and
the TAYplan area which covers mainly countryside
highest proportions of bands D & E are within or
datazones between principal settlements is made
surrounding the principal settlements. A number
up of between 25% and 50% of properties in
of
principal
settlements
including
Dundee,
Perth,
bands D & E.
© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
Arbroath, St Andrews, Brechin, Kirriemuir, Cupar,

There is also a comparatively low proportion of
band D & E in east Highland Perthshire, around
Crieff and Auchterarder, in the East Neuk of Fife,
south of the Tay Bridgehead and in coastal Angus
and south of Brechin.

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
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Maps 11: Percentage of Council Tax Bands F-H in 2014
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)

Source: NRS Dwelling Estimates and Characteristics of dwellings 2008-14
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)
Source: NRS Dwelling Estimates and Characteristics of dwellings 2008-14

Maps 11 consider the percentage of the housing
stock that is made up of properties in council tax
bands F to H in 2014. There are a series of distinct
patterns of concentration.
Central North Fife and much of southern and
western Perth & Kinross countryside datazones
contain between 25% and 50% band F to H
properties. The majority of the Angus, East

Neuk of Fife and west North Fife and mid north
and southwest Perth & Kinross is made up of
countryside datazones with 5% to 25% band F to
H properties.

of principal settlements, on their edges and in
specific countryside datazones south west of
Auchterarder and Kinross.

Council Tax Bands F-H

Overall principal settlements have the most
up to 5%
diverse mix of housing by council tax band. They
The >5%
lowest
proportions
(up
to
5%)
are,
for
up to 15%
are also the greatest concentrations of properties
the most
part, in the central areas of principal
>15% up to 25%
in the lowest council tax bands, largely driven by
settlements.
The
highest
concentrations
(50%
>25% up to 50%
© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
concentrations of stock type and tenure.
to 96%)
are
located
in
specific
neighbourhoods
>50% up to 96%

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)

47

Housing Type

48

Housing Type
Housing type tells us whether homes are flats,
detached, semi-detached or terraced. The mix
of housing type is therefore representative of
commercial and public policy choices made in the
past as well as recently. This is particularly helpful
in showing the mix of flats versus houses, which

can be important in market preferences for internal
and external space.
Graph 15 shows distinct variations for Dundee
City where over half of the housing stock is flats.
It is less than 30% in the other three council

Graph 15: Dwelling Type 2008 and 2014
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2008
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areas. This means the expression of choice in
the market between flats and houses differs for
Dundee City compared with the other council
areas.
Perth & Kinross has the highest number and
proportion of properties that are detached or
semi-detached. The proportion of semi-detached
properties is similar for all four councils. Dundee
City also has more terraced houses than each of
the other council areas, although these represent
a lower proportion of its stock.
Between 2008 and 2014 the number of each
type of home increased in all four council
areas. The exception was Dundee City where
the number of flats fell. This is the likely result
of regeneration programmes where high
and medium rise flats were demolished. The
proportion of flats for Dundee City fell.
For Perth & Kinross there has also been a slight
fall in the proportion of the housing stock that
is made up of flats, although this was driven by
comparatively higher increases in the number of
other property types. For North Fife and Angus
the proportions have barely altered.
Overall this suggests that between 2008 and
2014 the most significant changes in the housing
stock have been the net addition of houses
rather than flats for all four council areas covered
by TAYplan, and, the programmed demolition of
flats in Dundee City.
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Maps 12: Percentage of homes that are flats in 2014

% Flats 2014
up to 10%
>10% up to 25%
>25% up to 50%
>50% up to 75%
>75% up to 100%

© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)

Source: NRS Dwelling Estimates and Characteristics of dwellings 2008-14
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Greater Perth Housing Market Area

Greater Dundee Housing Market Area
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)
Source: NRS Dwelling Estimates and Characteristics of dwellings 2008-14

Maps 12 show the concentration of flats versus
houses (terraced, semi-detached and detached)
for all datazones covering the TAYplan areas in
2014.

central Perth are covered by datazones that
contain between 75% and 100% flats. This is
also apparent in central Arbroath, Montrose and
St Andrews. The immediate surroundings of
some principal settlements are covered by some
datazones with 10% to 25% flats.

There is a distinct geographic pattern in the
concentration of flats. Datazones covering the
© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
countryside typically contain up to 10% flats.
Overall this suggests that those who wish to or
The principal settlements represent the largest
need to buy or rent flats have the most choice
concentrations of flats. Central Dundee and
in the largest settlements and the least choice

outside of these areas. It also suggests that the
areas outside of principal settlements are the least
diverse in property type. However, it is also clear
that those seeking a house (rather than a flat)
to buy or rent will see their choice most limited
in the central parts of principal settlements and
increase in suburban, peripheral and countryside
areas. This should however be tempered with a
recognition that the largest number of properties
are located within the principal settlements.

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
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Maps 13: % point change in proportion of homes that are flats 2008-14

% point change
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)

Source: NRS Dwelling Estimates and Characteristics of dwellings 2008-14
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Greater Perth Housing Market Area

Greater Dundee Housing Market Area

% point change

% point change

<5% tp 42%

<5% tp 42%

<1% to <5%

<1% to <5%
<0% to 1%

<0% to 1%

>0% up to 1%

>0% up to 1%

>1% up to 5%

>1% up to 5%

>5% up to 9%

>5% up to 9%
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Source: NRS Dwelling Estimates and Characteristics of dwellings 2008-14

Maps 13 show the percentage point change in the
proportion of homes that are flats between 2008
and 2014.

The highest comparative increase in the proportion
of flats was in some neighbourhoods of Perth
and Dundee and also their surroundings (1 to 9
percentage points). This is also the case around
The proportion of the housing stock made up of
Carnoustie, central St Andrews, east of Newburgh
flats fell in some areas (purples) and grew in others
in Fife, Kinross and parts of Highland Perthshire
(oranges). The falls could be the result of flat
including west of Pitlochry. The largest individual
demolition or conversion to houses but it could also
increases (5 to 9 percentage points) were seen
be
the
result
of
a
larger
increase
in
the
number
of
west of Pitlochry and suburban north Dundee,
© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
houses built in the same area.
Monifieth, western Forfar and Newport.

Most datazones covering the countryside and
parts of principal settlements saw a fall in the
proportion of flats (2008-14). The most signficant
falls include suburbs of Perth and Dundee that
have also seen demolition of multi-story and
medium –rise flats (5 to 42 percentage points).
Similar levels of change were seen in parts of
Kirriemuir, Arbroath and south of Auchterarder.
This shows the significance of new house
building versus new flats in these areas.

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
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Housing Size
The number of rooms serves as a reasonable proxy
for the size of homes. Homes with a larger number
of rooms are generally the larger homes. This is not
a perfect proxy since one home could have a small
number of large rooms and cover more square
meters than another home with a larger number of
smaller rooms.

Graph 16 examines the proportional split of
number of rooms for each of the four council areas
covered by TAYplan (2008 to 2014). 1 to 3 rooms is
considered to represent the smallest properties and
7+ rooms are considered to represent the largest
properties. All four council areas have a mix of
housing size.

Graph 16: Housing size by number of rooms 2008 and 2014
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Properties with 7+ rooms represent the
smallest share of known property sizes in
all four council areas. Dundee City has the
lowest proportion of 7+ room properties,
although not the lowest number.
Around half of the housing stock in Angus,
North Fife and Perth & Kinross is made up of
4 to 6 roomed properties. In Dundee City this
is closer to 40%.

80%
28,385

Over half of the properties in Dundee City
are in the 1 to 3 room category. For the other
three council areas these represent around
40% of the housing stock. This may be
consistent with observations for flats versus
houses (Graph 15).

All four council areas have seen an increase
in the number of properties in each room size
category (2008 to 2014. The exception is 1 to
3 room properties in Dundee City which fell.
This is consistent with a fall in the number
and share of the stock that is flats (graph 15).
This could also be the result of regeneration
programmes that involved the demolition of
high and medium rise flats.
Between 2008 and 2014 all four council
areas saw an increase in the proportion of
the housing stock that is 4 to 6 or 7+ room
properties. This suggests that the bulk
of new build over this period has been in
these categories and that this has offset any
increase in the number of smaller properties
of 1 to 3 rooms.
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Maps 14: Percentage of homes with 1-3 rooms in 2014

% with 1-3 Rooms
>1% up to 20%
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>40% up to 60%
>60% up to 80%
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)

Source: NRS Dwelling Estimates and Characteristics of dwellings 2008-14
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)

Maps 14 show the concentration of properties with
1 to 3 rooms in each datazone in 2014. This tells
us about variations in smaller homes across the
TAYplan area.

settlements. For Dundee and Perth these are
typically suburban areas.

The highest concentrations of homes with 1 to 3
rooms (in excess of 60%) are almost exclusively
Typically datazones with the lowest concentrations
in datazones that are within principal settlements,
of properties with 1 to 3 rooms (under 40%) are
particularly central areas and inner suburbs.
located in datazones in the countryside as well
These often coincide with the distribution of flats
© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
as some specific neighbourhoods in principal
(Graph 15) and rented homes (Graph 17).

The largest urban areas tend to have the
most diverse housing stock but this diversity
is the result of clusters of datazones with high
concentrations of specific size categories
located in close proximity. Outside of principal
settlements the housing stock is less diverse.
These factors will influence the purchase and
rental choices that can be made dependent on
needs and preferences.

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
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Maps 15: % point change in homes with 1-3 rooms 2008-14
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)

Source: NRS Dwelling Estimates and Characteristics of dwellings 2008-14
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Source: NRS Dwelling Estimates and Characteristics of dwellings 2008-14

Maps 15 show the percentage point change in
proportion of homes with 1 to 3 rooms at datazone
level between 2008 and 2014.

17 percentage points, seen in parts of Dundee
and Perth where regeneration programmes
involving the demolition of flats has taken place.
Similar falls were also seen in parts of Kirriemuir,
Arbroath, Carnoustie and the Carse of Gowrie.

The proportion of the stock that was made up of
properties with 1 to 3 rooms increased in some
areas (orange) and fell in other areas (purple).
Datazones that saw an increase in the proportion
In most datazones the proportion of properties
of the homes with 1 to 3 rooms included some
with copyright
1 to 3and
rooms
by
up toSurvey
2 percentage
points. (2015)parts of principal settlements and several areas
© Crown
databasefell
rights.
Ordnance
Licence Number 100053960
The most significant fall was between 2 and
of countryside. The most significant increases

(2 to 18 percentage points) were in central
and peripheral Dundee, Monifieth, north and
east Perth, south west of Auchterarder, around
Carnoustie and north Forfar. These could be due
to individual developments that increased the
number of small properties e.g. flats.
This suggests that the bulk of net additions to the
housing stock have been of property sizes larger
than 1 to 3 rooms between 2008 and 2014.

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
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Maps 16: Percentage of homes with 7 rooms or more in 2014
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)

Source: NRS Dwelling Estimates and Characteristics of dwellings 2008-14
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Greater Perth Housing Market Area
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Source: NRS Dwelling Estimates and Characteristics of dwellings 2008-14

Maps 16 show the percentage of the housing
stock in each datazone that is made up of homes
with 7+ rooms. Almost all datazones contain at
least some homes with 7+ rooms.

observations about the concentrations of flats
(Graph 15) and rented accommodation (Graph
17).

Conversely those areas with the highest
Those datazones with the lowest proportions
proportions of homes with 7+ rooms are located in
of homes with 7+ rooms are almost entirely
countryside datazones and/or those covering the
© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
within principal settlements. In most cases
outer suburbs and surroundings of the principal
these are typically up to 5%. This coincides with
settlements.

Overall this suggests that the largest properties
are abundant in the highest concentations in
the countryside or specific neighbourhoods of
principal settlements and their surroundings. This
will have an influence on the locational availability
of choice for those seeking these types of home
and the consequent patterns of travel.

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
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Maps 17: % point change in homes with 7 or more rooms 2008-14
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Source: NRS Dwelling Estimates and Characteristics of dwellings 2008-14
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Greater Perth Housing Market Area
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)
Source: NRS Dwelling Estimates and Characteristics of dwellings 2008-14

Those areas experiencing a fall in the proportion
of homes with 7+ rooms are either in countryside
locations as well as some neighbourhoods
within principal settlements. The fall is up to 6
percentage points and suggests that build rates
Some datazones have seen an increase in the
were higher for smaller properties and/or some
proportion of homes that have 7+ rooms (orange)
whereas
have
aSurvey
fall (greyish
purple).
© Crown
copyrightothers
and database
rights.seen
Ordnance
Licence Number
100053960 (2015)larger proprties were subdivided e.g. into flats.
Maps 17 examine the percentage point change
in the proportion of homes with 7+ rooms at
datazone level between 2008 and 2014.

Most datazones have seen an increase in the
proportion of homes with 7+ rooms. The largest
increases (4 to 9 percentage points) have also
been seen in countryside datazones and those
on the edge of Dundee. This suggests that the
number of larger homes built in these areas have
had the impact of changing the housing stock
profile to increase the proportion of larger homes.

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
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Household Tenure

Graph 17: Household Tenure Mix 2011
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Graph 17 shows that shared ownership represents
the smallest share of the tenure mix for all four
council areas in 2011.

Shared ownership

70%
179

Tenure information tells us about whether people
have bought or rent their home. The most recent
tenure information was published following the 2011
Census.

Owned

There is a distinct variation in the ratio. In Dundee
City approximately half of homes are rented and
half are owner-occupied. This compares with
around two thirds owner-occupation to one third
rent in the other three council areas.
One explanation for this may be that Dundee City
Council covered part of one urban area, including
two universities and the associated rental markets
for these. Similarly Dundee City Council does not
include all of the urban area of Dundee (Dundee
Core Area – see approved TAYplan (2017)).
Within the rented sector social rent tends to
dominate except in North Fife where private renting
is higher. The rental market for the University of St
Andrews may play some role in this.

10%

0%
Angus

Source: NOMIS Tenure Housholds

Dundee City

North Fife

Perth & Kinross

Overall renters have the most choice in Dundee
City but purchasers have the most choice
elsewhere.
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Maps 18: Percentage of households in owner occupied homes in 2011
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)

Source: NOMIS Tenure Housholds
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Source: NOMIS Tenure Housholds

Maps 18 show the proportion of homes in each
datazone that are owner occupied at the time of
the 2011 Census.

settlements including Dundee, Perth, St Andrews,
Blairgowrie, Coupar Angus, Kirriemuir, Carnoustie,
Crieff, Arbroath, Montrose, Brechin and Kinross.

There are some owner occupied homes in every
The lowest levels of owner occupation (3% to
datazone. Those with the highest levels of owner
20%) are in specific neighbourhoods of Perth,
occupation (80% to 97%) are located in the
central Dundee and some of its suburbs, and,
© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
outer suburbs and periphery of most principal
the area covered by Leuchars military camp. The

latter of these contains many properties owned by
the Ministry of Defence and used to accommodate
military personnel who are not owner-occupiers in
the area.

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
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Maps 19: Percentage of households in private rented homes in 2011

% Private Rent
>0.7% up to 5%
>5% up to 10%
>10% up to 20%
>20% up to 40%
>40% up to 78%

© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)

Source: NOMIS Tenure Housholds
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Source: NOMIS Tenure Housholds

Maps 19 show the concentration of private rented
homes for each datazone in the TAYplan area on
Census day 2011.

of Leuchars. It is likely that the university rental
markets play a major role in Dundee and St
Andrews and the Ministry of Defence as a landlord
for armed forces personnel in Leuchars.

All datazones include some private rented homes.
The largest concentrations of private rented
Private rent is also significant (20% to 40% in
homes (40% to 78%) are for datazones that
many countryside datazones and in some inner
© Crown
copyright
and database
rights. Ordnance
Survey
100053960 (2015)suburban areas of Dundee, Perth and some other
cover
central
Dundee
around
theLicence
two Number
universities
and some inner suburbs, central Perth and
principal settlements including Montrose and St
some inner suburbs, central St Andrews close
Andrews. This may reflect the concentrations of
to the university, surrounding Crieff and north
flats in these central areas (Graph 15), but there

may also be other plausible explanations for this.
One may be the result of any increase in the
number of people who are ineligable for social
housing, but who cannot afford to buy.
The datazones with the lowest levels of private
rent (10% or less) are apparent in the outer
suburbs of Dundee and Perth, and within most
principal settlements. These areas are distinct
from datazones covering most countryside areas.

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
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Maps 20: Percentage of households in social rented homes in 2011
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Source: NOMIS Tenure Housholds
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)
Source: NOMIS Tenure Housholds

Maps 20 show the concentration of social rented
homes for each datazone in the TAYplan area
on Census day 2011. This shows a very distinct
tenure distribution for social rented homes.
The largest concentrations of social rented
housing (above 40%) are in datazones that cover

principal settlements. The lowest concentrations
are in datazones covering the countryside and
some suburban areas of principal settlements.
The very highest concentrations of social
rented housing (60% to 96%) are in specific
neighbourhoods of Dundee, Arbroath, Perth,
Cupar and Brechin.

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)

This suggests that those seeking social rented
accommodation have the most choice within
principal settlements, although this does not
guarantee availability. This also suggests that the
larger urban areas contain the greatest levels of
diversity in tenure mix.

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)

71

Section 4: Occupation
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suggests that 3% vacancy is the optimal level to
enable the housing market to function.

Vacant homes and second/holiday homes are
important because they tell us about how much
of the housing stock is not in use as a primary
residence.
Some level of vacancy is always needed to
ensure that there is slack in the system to enable
people to move house. A crude rule of thumb

Second/holiday homes can be an important asset
to support the visitor economy. However, large
concentrations of second/holiday homes can
blight areas and inflate house prices. This can limit
housing availability to local people for all tenures

Graph 20: Proportion of vacant or second/holiday homes 2009-14
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or limit their tenure choices to the rental market.
The figures in the following maps cover the period
2009 to 2014. This is because there was no data
available for Fife in 2008.
Graph 20 shows that the highest proportions of
second/holiday homes are in North Fife and Perth
& Kinross respectively, with comparatively lower
levels in Angus and Dundee City.
Between 2009 and 2014 the proportion of vacant
dwellings fell for Angus and Dundee City but grew
for Perth & Kinross and North Fife. The opposite
was true for the proportion of second/holiday
homes.
Considering vacant and second/holiday homes
together combines all homes that are not
participating as main residences in the housing
stock. Despite the changes described above total
combined levels remained relatively static for
Angus.
For Dundee City this fell, driven largely by a
significant reduction in vacancy. This is likely to
be the result of regeneration programmes which
saw the demolition of high and medium rise flats in
Dundee that were vacant prior to demolition.
For North Fife the combined total fell due to a
reduction in second/holiday homes which offset an
increase in vacancy.

86%

84%
2009

2014
Angus

2009

2014
Dundee City

2009

Source: National Records of Scotland Household Estimates 2009 to 2014

2014
North Fife

2009

2014

Perth & Kinross

For Perth & Kinross the combined total increased
slightly due to an increase in vacancy that offset a
reduction in second homes.
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Maps 21: Percentage of vacant dwellings in 2014
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)

Source: NRS Small Area Household Estimates Data 2008-14
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)
Source: NRS Small Area Household Estimates Data 2008-14

Maps 21 show the proportion of homes in each
datazone covering the TAYplan area that were
vacant in 2014.
On balance vacancy is lowest (under 3%) in
the most populated parts of the TAYplan area
and in many datazones that cover the principal
settlements. The very lowest levels (below 1%)

are located within Perth, Dundee, Carnoustie and
Arbroath.
Vacancy rates are typically highest (above 5%)
in the sparsely populated north and west of
the region as well as the East Neuk of Fife and
some neighbourhoods of Dundee, Perth and
other principal settlements and the peripheries

of Arbroath, Montrose, Kinross and Forfar.
An interesting exception is St Andrews which
contains amongst the highest levels of vacancy
in several datazones. This is likely to be the
result of improvemeents to Fife Park student
accommodation. In normal circumstances there
are not high vacancy rates in St Andrews.

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
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Maps 22: % point change in vacant dwellings 2008-14
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Source: NRS Small Area Household Estimates Data 2008-14
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)
Source: NRS Small Area Household Estimates Data 2008-14

Maps 22 show the percentage point changes in
the proportion of homes that were vacant between
2008 and 2014 at datazone level.

For the most part these changes represent
variations of plus or minus 5% between 2008
and 2014. It is unclear why this almost east/west
geographical distinction should be so apparent.

This shows a very distinct pattern of change
over this period. Vacancy fell in most datazones
The most significant falls in vacancy (25 to
covering Angus, Dundee, around Kinross and
58 percentage points) took place in specific
some neighbourhoods of Perth. Vacancy rose in
neighbourhoods of Dundee and Perth. These
most
datazones
covering
Perth
&
Kinross
and
areas saw demolition of vacated high and medium
© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
North Fife.
rise flats between 2008 and 2014. The result was

a significant and localised fall in vacancy.
The most significant increases in vacancy (5 to 22
percentage points) were in countryside datazones
and some on the edges of principal settlements
e.g. Crieff, Newburgh, Anstruther and Kinross.
The most significant shift of all is central St
Andrews – a 10 to 22 percentage point increase.
The reasons for this are unclear but could involve
refurbishment of university residences.

© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
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Maps 23: Percentage 2nd/holiday homes in 2014
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© Crown copyright and database rights. Ordnance Survey license number 100053960 (2017)

Source: NRS Small Area Household Estimates Data 2008-14
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Source: NRS Small Area Household Estimates Data 2008-14

Maps 23 show the percentage of the housing
stock at datazone level that was made up of
second/holiday homes in 2014.

both coastal and highland areas well known for
their natural beauty and attractiveness to visitors.
It is perhaps unsurprising that these are areas
where second/holiday homes would be. There
This shows a very distinct pattern of concentration. are also similar concentrations in St Andrews,
Between 10% and 20% of all homes in the north,
the northern suburbs of Dundee and around
the west and the East Neuk of Fife were second/
Auchterarder. Some of these may be holiday lets
holiday
homes
in
2014.
In
the
Elie
area
of
the
East
relating to golf venues but there may also be other
© Crown copyright and database rights. Ordnance Survey Licence Number 100053960 (2015)
Neuk this was between 25% and 53%. These are
plausible explanations.

The datazones furthest from the highland
and coastal areas, including most parts of
principal settlements, appear to see the lowest
concentrations of second homes/holiday homes
(less than 2%).
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Maps 24: % point change in 2nd/holiday homes 2008-14

Second Homes 2008-14
% point change
<-5% to -21%
<-2% to -5%
<0% to -2%
>0% up to 2%
>2% up to 5%
>5% up tp 9%
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Source: NRS Small Area Household Estimates Data 2008-14
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Source: NRS Small Area Household Estimates Data 2008-14

Maps 24 examine the percentage point change in
For the most parts the increases and the
the proportion of second/holiday homes between
decreases tend to vary by plus or minus 2
2008 and 2014 at datazone level. This shows a
percentage points, although the reasons for the
distinct almost east/west split. Datazones that
east/west split are unclear.
saw an increase in the proportion of homes that
were second/holiday homes tend to be in Angus,
The most significant increases (2 to 9 percentage
Dundee City and eastern parts of North Fife.
points) in the share of second/holiday homes
Those which experienced a fall tend to be in Perth
between 2008 and 2014 were in datazones
& Kinross and the southern and western parts of
covering the Angus Glens and specific
North
Fife.and database rights. Ordnance Survey Licence Number 100053960 (2015)neighbourhoods of Dundee.
© Crown
copyright

The most significant decreases in the share of
second/holiday homes (-2 to -21 percentage
points) took place in western Perthshire, and the
East Neuk of Fife. It is unclear whether this is the
result of second/holiday homes being sold off to
owner-occupiers or because more owner-occupier
and rented homes have been built thus diluting
the proportion of the stock that is second/holiday
homes.
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Conclusions
The factors considered in this document
collectively influence the housing offer. They
illustrate the collective influence that macroeconomic factors e.g. the lending climate and
job secuirty etc; and, place quality perception
e.g. property aspirations and neighbourhood
perceptions, have on choices about what and
where to buy or rent homes.
The analysis of house prices and build rates
shows the significance that macro-economic
factors have had. Build rates and house
prices in the TAYplan area have reflected the
trends experienced in other parts of the UK
during the and after the housing boom of the
early 2000s. This illustrates the fundamental
influence of fiscal policy, risk aversion in the
lending markets and interest rates. These
affect what people can buy or rent and how
easily they can do this.
The analysis of the dwelling stock profile
helps us to understand the local distribution
and concentration of type, size and tenure of
property amongst other things. These matters
influence where people choose to live.
The analysis demonstrates the variety of
choice but also the concentration of social rent
and flats within the larger principal settlements
compared with other parts of principal
settlements and the countryside.

It is plausible to suggest that one of the
driving factors of market exclusion from house
prices in countryside and the outer suburban
parts of principal settlements is the housing
profile of type, size and tenure within principal
settlements.
This theory suggests that concentrations
of flats and smaller properties, mostly for
rent, within inner urban areas means that
purchasers must look to outer suburbs,
specific neighbourhoods or the countryside
to buy homes. They must then make choices
based on their perceptions of place quality.
This theory suggests that this has the
effect of inflating house prices in specific
neighbourhoods and the countryside in close
proximity to principal settlements.
Similarly for renters (social and private) these
similar circumstances may present challenges
to finding properties anywhere outside of inner
neighbourhoods of principal settlements. The
inflated house prices may also prevent some
from becoming home owners and/or limit their
rental choices.

The issue for policy makers remains how to
best overcome the problems associated with
housing market failiure when the same policy
makers do not control all of the solutions.
Some of the solutions will involve improving
socio-economic circumstances including local
job creation and improvements that reduce
the disparities between the most and the least
deprived in the TAYplan area.
Some of the solutions will a stronger macroeconomic situation to create an environment
in which there is more financial security.
Some of the solutions will require wider
improvements to (perceptions of) place quality
so as to provide confidence to the market
(builders, landlords, buyers and renters)
in locations where this may not have been
strong.

Overall this theory suggests that this
represents a market failiure to provide good
quality, low cost homes for purchase and rent
in all locations.
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