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1  Introduction 
 

1.1 Context 
 
Local strategic planning for housing is driven by the assessment of housing need. The 
Housing (Scotland) Act 2001 places a duty on local authorities to develop Local Housing 
Strategies (LHS), informed by an assessment of housing need in their area. In October 
2008, Perth & Kinross Council in consultation with its partners, commissioned Arneil 
Johnston consultants to deliver a comprehensive analysis of housing need and demand in 
order to determine the range of housing need, demand and affordability issues within the 
area; and to provide robust and reliable evidence to support the authority’s Local Housing 
Strategy (LHS).  
 
In enabling an accurate understanding of current and future patterns of housing need, this 
study underpins and guides future strategic investment decisions by the Council by 
informing the development of specific and prioritised strategic objectives for Perth and 
Kinross and for each of the identified sub-markets within this administrative area. The 
housing need and demand assessment provides the evidence base upon which housing 
supply targets are defined in local housing strategies and suitable available land is 
allocated through development plans to meet these targets.  
 
For clarity housing need refers to households lacking their own housing or living in housing 
which is inadequate or unsuitable, who are unlikely to be able to meet their needs in the 
housing market without some assistance. Housing demand is the quantity and type/quality 
of housing which households wish to buy or rent and are able to afford. Housing market 
areas are geographical areas which are relatively self-contained in terms of housing 
demand, (i.e. a large percentage of people moving house or settling in the area will have 
sought a dwelling only in that area). 
 

1.2 Steering Group/Housing Market Partnership 
 
A multi-disciplinary Steering Group, comprising representatives from Perth & Kinross 
Council and key partner agencies directed the commissioning, market research, technical 
analysis and stakeholder consultation processes associated with this study. The group 
contained representatives from Perth & Kinross Council’s Housing & Community Care 
division (representatives from Planning and Policy, Quality and Performance, and 
Allocations and Homelessness, and Service Managers for particular needs care groups) 
and The Environment Service (Planning). It also included representatives from the private 
house builder industry, Homes for Scotland, Arneil Johnston, Research Resource, and 
finally Perthshire Housing Association to contribute on behalf of the registered social 
landlords’ (RSLs) interests. For clarity the Steering Group could be viewed as a local 
Housing Market Partnership. 
 
To supplement the Steering Group input a Stakeholder Consultation Event was held in 
Perth on the 24 February 2009. It was attended by a cross section of delegates from all 
sectors that come into contact with housing need and development; these included: 
 

• Representatives from Tenants and Residents Societies; 



• Council Staff and Elected Members – Housing Committee, Social Work, Affordable 
Housing Working Group and Local Housing Strategy Steering Group including 
planning officers from The Environment Service and Housing & Community Care 
officers; 

• Representatives from the Development Industry – Private Developers, Homes for 
Scotland, Landowners; 

• Registered Social Landlords; 
• Representatives from Landlord Forums; 
• Scottish Government; 
• Care Providers; 
• Housing, Health and Regeneration Partners; and 
• Local Community, Business and Interest Groups. 

 
The event provided an opportunity to present the key results from the HNDA and to use 
focus groups to review topics including: the results; Housing Supply Interventions; what 
further study was needed; and the validation of the study and outcomes. It also provided 
an early opportunity to discuss the need for affordable housing in the area and on the 
actions and interventions that should be programmed into the Local Housing Strategy 
(LHS) to address this need. Staff from Arneil Johnston facilitated the event with assistance 
from Council staff. Output feedback from the stakeholder event was written up in March 
2009 and taken into account in the final HNDA report (pp 140 - 151). 
 
Further separate consultation has been carried out on the Perth & Kinross draft Interim 
LHS 2009 – 2012, information on this is available on request from the Council. As 
mentioned the HNDA principally informs the Interim LHS 2009 – 2012, information on this 
is available on request from the Council. A separate comprehensive consultation exercise 
was performed in taking this document forward, this involved specific groups including 
Equalities Representatives from the Council and other equalities groups. 
 

1.3 Timeline for HNDA 
 
The timeline below describes the process of developing the HNDA and the key stages at 
which the Steering Group came together to review progress and validate and approve the 
process, method, assumptions and the figures derived from each stage of the assessment. 
All members of the Steering Group had the opportunity to participate in this process at 
each stage. 
 
Date Process 
 
May 2008  Arneil Johnston Interviewed by Council  
 
June 2008  Initial Commissioning meeting 
 
July 2008  Housing Market Analysis 
 
August 2008  Secondary Analysis 
 

Steering Group meeting; HMA Analysis, HNDA Core Outputs, Risk 
Assessment, Primary Research priorities 

 



October 2008 Primary Research 
 

PKC HNDA Progress Meeting 
  
Steering Group Meeting; Survey, Primary Research & Secondary 
data, LHNDA Model 

 
December 2008 Housing Need Calculation 
 
January 2009  Disaggregated Assessment 
 

Steering Group Meeting; Housing Needs Aggregated Calculation 
validation, Disaggregated Modelling; Objectives for Stakeholder 
Event; Survey Fieldwork Outcomes 

 
February 2009 Stakeholder Consultation 
 
March 2009  Stakeholder Consultation Feedback 
 

Steering Group Meeting; Private Sector Analysis Meeting 
 
April 2009  Draft Final Report  
 
August 2009  Final Report produced for Perth & Kinross Council 
 
March 2010 Confirmation of the HNDA ‘robust and credible’ status by the Scottish 

Government 
 
Copies of the minutes from the Steering Group meetings are available on request 
from Perth & Kinross Council.  
 

1.4 Monitoring and Updating 
 
There will be a regular five-yearly review of the HNDA linked to the review of the local 
housing strategy and the strategic development plan; this is in line with the requirements 
made clear in Scottish Planning Policy 1 (SPP1, Scottish Government, 2010). The 
development plan provides an opportunity to ensure the maintenance of an appropriate 
long term approach which takes account of changes in circumstances and will incorporate 
any necessary changes and revisions to need and demand estimates. 
 
SPP1 sets out the requirement for planning authorities to have regard to housing market 
areas and market information when developing policies in development plans. To this end, 
the Council will regularly monitor trends and activities in the five housing market areas; this 
reflects the ‘plan, monitor, manage’ approach to planning for housing. Monitoring will be 
undertaken on a continuous, pro-active basis as set out in local housing strategy guidance. 
 
 



2 Key Features 
 
This section highlights the key features of the Perth and Kinross housing market presented 
in the HNDA: 
 

• Perth and Kinross currently has a population of approximately 142,000. The 
population is projected to rise by 22% in the next 25 years (GROS 2007 mid-year 
estimate); this is at a higher rate than for the rest of Scotland. 

 
• The largest population increases to 2013 and 2018 are expected in the Kinross, 

Greater Perth and Strathearn Local Housing Market Areas (LHMAs). 
 

• The total number of residential dwellings in the Perth & Kinross Council area is 
67,741 (as counted at July 2008, Perth & Kinross Council Tax Register). 

 
• There is a strong influence of inward migration of purchasers from outside of the 

Perth and Kinross area. This can be seen as a contributing factor to house price 
inflation in the area. 

 
• Perth and Kinross has a proportionally higher section of older person households 

than is the case nationally; this is projected to increase notably over the next 10 
years with General Registers Office for Scotland (GROS) projections estimating an 
increase of 20% over the period 2008 to 2018. 

 
• The younger working population (16-34 age group) is set to grow by 19% over the 

next 10 years (GROS Projections 2006-2031). This provides implications for the 
local housing market as there will be an increase in the population of households 
with lower incomes who may struggle financially to meet their needs in the market, 
especially in the context of the current financial climate. 

 
• As above the increase in the younger working population suggests an increase in 

first time buyers who may struggle to access the market without significant capital 
deposits; this plus the increase in older person households indicates that the 
development of appropriate housing and care options is an increasing influence on 
housing planning and provision for the future. 

 
• The rise in single person and single parent households has increased in recent 

years, this trend is set to continue with growth of 14% projected over the next 10 
years; the corresponding increase in Scotland nationally is 9%. The projected 
decline in household size will impact on future development and housing investment 
strategies; as such it has been recognised that there are large shortfalls in smaller 
housing units and the development of two bedroom units as a minimum is deemed 
a practical solution given modern aspirations and potential changes in household 
circumstances (increase in smaller household sizes). 

 
• The level of second homes in Perth and Kinross is 3%; this is higher than the 

Scottish national average of 1%. Across the whole Perth & Kinross Council area 2% 
of the total number of residential dwellings are vacant (Council Tax Register 2008). 

 



• As at July 2008 (Perth & Kinross Council Tax Register) there were 67,741 
residential dwellings in Perth and Kinross. Of those dwellings 3% were second 
homes and 2% were vacant. Highland and Greater Perth contain the highest levels 
of second and vacant dwellings. 

 
• The highest incidence of privately owned housing is to be found in the Kinross 

LHMA at 85%, whilst the private rented sector is greatest in the Highland LHMA at 
17%. Social housing (both Council and RSL) is more heavily concentrated in the 
Greater Perth LHMA (at 19%) than elsewhere across Perth and Kinross. 

 
• Properties containing 2 bedrooms are most common in Perth and Kinross (35%), 

followed by 3 bedrooms at 24%. Larger family sized accommodation (containing 4 
or 5 bedrooms) accounts for approximately 29% of all housing stock.  

 
• The majority of RSL dwellings are small with 83% of properties containing either 

bedsit, 1 or 2 bedrooms. RSLs have very limited numbers of family sized stock in 
Perth and Kinross. Within the private rented sector, two thirds of dwellings were 
either bedsit or contained 1 or 2 bedrooms and again a very small proportion is 
family sized accommodation. Council housing stock has a larger size profile than 
other social providers in the areas as over three quarters of its stock contains 2 or 3 
bedrooms. However, the owner occupied sector appears to contain the largest 
proportion of family sized accommodation with 36% containing 4 or more 
bedrooms. 

 
• The Private Rented market has increased in size from 9% of all households in 2001 

to 13% of all households; this is higher than the Scottish national average. In the 
current financial climate it is expected that the housing market will continue to slow 
with mortgage finance being difficult to access so pressure on the Private Rented 
sector may grow. 

 
• At 2007 (Register of Sasines, Average House Prices 2003-2007) the average 

house price in Perth and Kinross was £153,335. When this is analysed at housing 
market area level the average property prices in the Highland and Kinross LHMAs 
are significantly higher than the average (£190,692 and £191,676 respectively). 
Property prices in the Strathearn LHMA are also higher at £170,216. 

 
• Average earnings in Perth and Kinross are lower than the Scottish national 

average; this coupled with high property prices makes affordability a key issue. 
 

3 Results and Analysis 

3.1 Total number of future households 
 
Projections have been sourced from the General Register Office for Scotland (GROS); it is 
predicted that in the period 2008 to 2013 there will be a 7% increase in the number of 
households in the Perth and Kinross Area, this is higher than the general Scotland 
prediction of 5% in the same period.  Taking the general Scotland figure of 5% increase as 
the lowest scenario and the GROS prediction of 7% increase as the highest, the range of 
future number of households is between 67,294 and 68,610 over this time period. 
 



3.2 Housing requirements for specific household groups 
 
Perth & Kinross Council has gathered data and evidence about the needs of the different 
communities it serves in order to improve planning and housing policy and delivery.  This 
contains figures for families, the elderly, minority ethnic groups, disabled and long term ill 
people, young people, and gypsies/travellers.  This is necessary for both the Development 
Plans and the LHS as Scottish Planning Policy 1 (SPP1) recognises the importance of 
providing a range of house types in the context of creating mixed communities.  Further 
analysis of the information collected on identified unmet need for additional support or 
specialist housing to meet the needs of specific groups is being undertaken by Perth & 
Kinross Council and additional information on this should be available by June 2010.  This 
information will be available on request being made to the Housing & Community Care 
Service of the Council (contact details at the conclusion of this summary).  
 
Below are the main research findings, with regard to population and household trends 
presented in the HNDA report: 
 

• GROS household projections suggest that demand for family sized accommodation 
is set to marginally diminish in Perth and Kinross over time. Although the existing 
house type and size profile predominately caters for a family demographic; it may 
be the case that housing requirements focus on the affordability and not sufficiency 
of units available. 

 
• GROS projections estimate an increase in older person households of 

approximately 6,000 over the period 2008-2018 (20%). A third of older people have 
a life limiting illness or disability. The extent and nature of this future aging 
population will necessitate strategic investment in the development and delivery of 
housing based care, support and aids and adaptations. Again, housing 
requirements may not be focused on net increases in provision but in ensuring that 
the substantial numbers of older households in privately owned accommodation can 
sustain independent living. 

 
• The HNDA survey identified that approximately 16% of households have a long 

term illness or disability in Perth and Kinross and predominately they possess 
physical disabilities. Although the majority of households do not want to move from 
their current homes, there are unmet requirements for specialist accommodation in 
the region of 500 households. The prevalence of illness and disability in Perth and 
Kinross is clearly correlated to age, with two thirds of households over the age of 
65. Given the projected increases in the population of older people, it is likely that 
this level of need will be consistent and potentially increase. 

 
• Current data suggests that the recent increase in the numbers of migrant workers is 

likely to have already created housing needs locally, although it’s unclear whether 
this might be offset by the changing economic climate. 

 
• Recent modelling work on the impact of changes to homelessness legislation is 

reported to result in significant shortfalls in the number of Scottish Secure 
Tenancies (-195 in Year 1) given significant and increased demand for assistance 
by homeless households. In particular, households most vulnerable to 
homelessness appear to be young households (16-24 years) who have been asked 
to leave current accommodation; and middle aged (35-44 years) households who 
lose their housing status as a result of relationship breakdown. 



 

3.3 Estimate of current households in housing need 2008-2013 
 
Detailed area analysis identifies the number of households in current need who require 
affordable housing in Perth and Kinross is a range between 2,120 and 2,651.   
 
It should be noted that the analysis of current need is predicated on the principle that those 
who have need which can be resolved in-situ have been eliminated from the requirement 
for alternative housing.   Current need is most heavily concentrated in the Greater Perth 
LHMA, which accounts for 43% of the backlog.  The Highland LHMA accounts for 19% or 
the total requirement, followed by Strathearn (13%), Eastern (12%) and Kinross (12%).  
The extent of current housing need should not be considered a static or definitive measure 
though as households will more in and out of housing need in regular cycles. 
 
It is estimated that a total of 986 households will develop a new housing need each year.   
Of this total 453 are newly forming households who cannot afford to purchase on the open 
market and will require affordable housing; and 533 are households who have a priority for 
assistance under the homeless legislation.  Newly arising need is heavily concentrated in 
the Greater Perth area (60%) with the remaining 40% spread evenly across the remaining 
LHMAs.  It is projected that there will be a significant and enduring year on year increase 
in newly arising need.  The level of newly arising need outstrips available supply in the 
base year and in every subsequent year. 
 
The figure for Housing in Poor Condition in the HNDA is taken from a Council Private 
Sector Stock Condition survey; the Council’s recent Local House Condition Survey (Perth 
& Kinross Council, 2009) quantifies the number of BTS houses in RSL possession as 
negligible at 0.2%. 
 
Note: In the HNDA report, specifically concerning the Current Households in Need 
calculation (p.93) Arneil Johnson refer to a triangulated estimate having being carried out.  
For clarification the figures in the report were averaged to reach the figure of 2,330 
‘overcrowded households’ and not triangulated.  Tables 4 and 5 show the tables and 
figures from the HNDA report that contain the underlying assumptions to the report. 
 
 

3.4      Future households requiring affordable housing 2008-2013 
 
The annual affordable housing need (shortfall) identified from the HNDA is a figure in the 
range of 557 to 702.   The aggregated figure of 557 is a conservative estimate of the need, 
its proposed the current need will be higher in practice; this is therefore reflected in the 
range between the disaggregated figure of 702 which was produced during a more 
detailed study performed by HMA and also by house type, rather than the more 
generalised aggregated analysis. 
 



Table 1: Aggregated Affordable Housing Need, 2008 – 2013 
 
Housing 
Market 
Area 

A. 
Current 
Need 
Backlog 

Aa. 
20% of 
Current 
Need 
Backlog 

B. 
Newly 
Arising 
Need 

C. 
Affordable 
Housing 
Supply  

(A+B)-C 
Total 
Affordable 
Housing 
Need 

(Aa+B)-C 
Total 
annual 
Affordable 
Housing 
Need  

Eastern 
 

270 54 157 125 302 86 

Highland 
 

481 96 75 56 500 115 

Kinross 
 

204 41 65 53 216 52 

Greater 
Perth 

995 199 592 534 1053 258 

Strathearn 
 

309 62 93 92 310 62 

Total 
 

2120 424 994 861 2,253 
(2,102) 

557 (574)* 

Source: Arneil Johnston Consulting/Perth & Kinross Council (June 2009)  
*Differences due to rounding of figures 
 
The high levels of affordable housing need in Perth and Kinross are also demonstrated in 
the 2006 Scottish Government commissioned report ‘Local Housing Need and Affordability 
model for Scotland – Update’ by Professor Glen Bramley of Heriot Watt University. This 
report provided robust estimates and forward projections of housing need linked to 
affordability. Bramley estimates that Perth and Kinross has a need for an additional 540 
affordable houses per year, among the highest levels of any local authority area in 
Scotland.  This is in line with the range produce by the HNDA. 
 

3.5 Future households requiring market housing 
 
Table 3: Range showing net shortfall (inc. backlog and annual demand) for Market 
Entry Housing in Perth and Kinross over time 2008-2018 
 
 2008/2009 2013/2014 2018/19 

Net Shortfall 
Scenario 1 2,083 3,352 4,749 

Net Shortfall 
Scenario 2 2,617 5,222 6,436 

Source: Arneil Johnston Consulting/Perth & Kinross Council (June 2009)   
 
Scenario 1 is an optimistic projection based on a buoyant property market; this may no 
longer be representative of the current economic climate in Perth and Kinross.  
 
Scenario 2 is a more realistic market scenario taking into account the global banking crisis 
and therefore the lending restrictions which have affected the mortgage and property 
markets and therefore the ability of households to purchase property.  This scenario takes 



into account falling demand and therefore a drop in sales turnover, and also potentially 
price, in the short term.  The adjustments in the scenario are: 
 

• a 25% drop in turnover in Years 1-3 of the projection period, followed by 
incremental increases in the number of sales Year 4-10; until recovery to 2007 
levels are achieved; and 

• a 10% reduction in price in Years 1-3 of the projection period followed by 
incremental increases in sale values Year 4-10; until recovery to 2007 levels are 
achieved. 

 
In both scenarios the net backlog of current need is not addressed over the 10 year 
projection period; it is projected to more than double over this time frame.  The shortfall in 
market entry housing is therefore in the range of 4,749 and 6,436 households over the 10 
year period. 
 
The estimated total future requirement for market housing over the next 10 years is 
approximately 15,408 households. 
 

3.6 Future households requiring either affordable housing or market 
housing 
 
The HNDA report gives an average future demand for affordable housing of 1,243 per 
annum, amounting to 13,672 households over the next 10 years.  It then estimates the 
total requirement for market housing over the next 10 years is around 15,408 households, 
so over the next 10 years the future requirement for both affordable and market housing is 
in the region of 29,080 households in total, or 2,908 households per annum.  Taking 
current economic conditions into account and using a sensitivity analysis of +/-10% this 
figure is in the range of 26,172 and 31,988. 
 
The HNDA gives an estimated predicted backlog of need for all housing (both market and 
affordable) of around 9,263 by 2018/19.  There is then predicted to be a backlog of need 
for affordable housing of 7,068 by 2018/19.  This range of projected unmet requirement is 
given only that there is no other intervention within the housing market.  But it should be 
noted this unmet need does not translate into a requirement to build over 7,000 to 9,000 
new properties as a significant proportion of this need can be met through a range of other 
interventions within the market, these are further detailed in the Council’s Interim LHS 
2009 – 2012 document. 
 

3.7 Housing needs calculation: matching households to homes 
(Extract pp101-103, Final Report (Arneil Johnston, June 2009) 
 
The Housing Needs calculation provides outputs reflecting the net number of households 
demonstrating an element of need (both current and newly arising). This need is then 
benchmarked against the supply of available affordable units in the area to assess the 
sufficiency of the housing stock. The level of any residual housing need therefore reflects 
the number of households that require some form of intervention or assistance to meet this 
need in the Perth and Kinross housing system. 



Overall the aggregated Housing Needs assessment calculates an annual shortfall of 557 
units of affordable supply in the Perth and Kinross area. This is derived as follows in Table 
4. 
 
Table 4: Annual Shortfall of Affordable Housing 2008-2013 
 
Total Number of Households in Unsuitable Housing 
20% of the overall current need of 2,120 units 424 
Plus Newly Arising Need 994 
Minus Supply of Affordable Housing 861 
Equals Total Number of Households in Unsuitable Housing -557 

 
Therefore, the baseline aggregated calculation demonstrates that there is an outstanding 
annual need of 557 households across Perth and Kinross. Table 5 provides a detailed 
affordable housing calculation for each HMA.    
 
*It should be noted that the figure “1.3 Overcrowding” has been averaged and not 
triangulated as recorded in the HNDA report. 
 
Table 5: Affordable Housing Calculation by HMA 2008-2013 
 
  PKC Easter

n 
Greate
r Perth 

Highla
nd 

Kinros
s 

Strathea
rn 

1.1 Homeless 
households in 
temporary 
accommodation  

458 28 368 8 33 22 

1.2 Concealed 
households 360 11 148 20 120 61 

1.3 Overcrowding* 2,330 277 1,190 381 108 372 
1.4 Support Needs 2,941 480 684 687 555 534 
1.5 Poor Quality 1,173 187 473 209 94 208 
1.6 Harassment 137 43 53 41 0 0 

G
ro

ss
 B

ac
kl

og
 o

f N
ee

d 

1.7 Total current 7,399 1,025 2,916 1,346 910 1197 
 *Averaged figure  

      

  PKC Easter
n 

Greate
r Perth 

Highla
nd 

Kinros
s 

Strathea
rn 

Households in need  
= x 7,399 1,025 2,916 1,346 910 1,197 

No. resolved in situ  
= y 2,098 332 363 594 425 383 

No. resolved in the 
market = z 40% 39% 39% 64% 42% 38% 

N
et

 B
ac

kl
og

 

Current Housing 
Need (cn) = x – (y + 
z) 

2120 270 995 481 204 309 

 



 
  PKC Easter

n 
Greate
r Perth

Highlan
d 

Kinros
s 

Strathear
n 

2.1 New household 
formation (net 
change) 

853 107 492 65 66 123 

2.2 Proportion of 
new households 
unable to buy or 
rent in the market 

54% 57% 48% 84% 79% 37% 

2.3 Existing 
households falling 
into need 

533 96 356 21 13 47 

N
ew

ly
 A

ris
in

g 
N

ee
d 

2.4 Total newly 
arising housing 
need 

994 157 592 75 65 93 

 
 

 

 PKC Easter
n 

Greate
r Perth

Highlan
d 

Kinros
s 

Strathear
n 

3.1 Affordable 
dwellings occupied 
by households in 
need 

684 107 429 39 28 81 

3.2 Additional 
supply associated 
with reducing void 
levels 

0 0 0 0 0 0 

3.3 Planned supply 
of new affordable 
housing 

150 15 90 15 21 9 

3.7 Annual supply 
of intermediate 
affordable housing 
available for re-let 
or resale at sub 
market levels 

30 3 18 3 4 2 

3.4 Units to be 
taken out of 
management 

3 0 3 0 0 0 

Su
pp

ly
 o

f A
ffo

rd
ab

le
 H

ou
si

ng
 to

 M
ee

t N
ee

d 

3.5 Total affordable 
housing stock 
available to meet 
housing need 

861 125 534 56 53 92 

 



 
  PKC Easter

n 
Greate
r Perth

Highlan
d 

Kinros
s 

Strathear
n 

Net current need 2120 270 995 481 204 309 
Annual current 
need 424 54 199 96 41 62 

Annual newly 
arising need 994 157 592 75 65 93 

Total annual supply 861 125 534 56 53 92 

N
et

 A
nn

ua
l 

Net annual housing 
need 557 86 258 115 52 62 

 

4. Technical Annex 
 
The HNDA includes a Technical Annex which deals with the primary research that was 
undertaken, however, certain specific data sets have been utilised in the compilation of the 
HNDA particularly where no other appropriate information was available.  Further 
information on these data sets, such as the Private Sector Stock Condition Survey, the 
Local House Condition Survey and Sasines data can be accessed on request from the 
Council. 
 
 
 
Any queries regarding this document should be directed to: 
 
Norma Robson 
Team Leader Planning and Policy 
Housing & Community Care 
Perth & Kinross Council 
5 Whitefriars Crescent 
PERTH 
PH2 0PA 
  
Tel: 01738 476090 
 
Email: nerobson@pkc.gov.uk  
 

mailto:nerobson@pkc.gov.uk
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